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PART I

GENERAL PLAN SUMMARY

INTRODUCTION

PURPOSE AND
NATURE OF THE
GENERAL PLAN

This General Plan formalizes a long-term vision for the physical evolution
of Ceres and outlines policies, standards, and programs to guide day-to-
day decisions concerning Ceres’ development through the year 2015,
Designed to meet state general plan requirements, the General Plan
consists of two documents: this General Plan Policy Document and a General
Plan Background Report. This Policy Document is divided into two main
parts. Partlis this General Plan Summary, which provides background
about the General Plan and reviews the plan’s guiding principles and
major themes and proposals. The lengthier and more detailed Part II of
the Policy Document presents the City of Ceres’ formal statements of
General Plan policy in the form of goals, policies, standards, and
implementation programs expressed in both text and diagrams.

Every city and county in California must adopt a general plan. A general
plan is a legal document that serves as a community’s “constitution” for
land use and development. The plan must be comprehensive and long-term,
outlining proposals for the physical development of the county or city,
and any land outside its boundaries which in the planning agency’s
judgment bears relation to its planning (Government Code Section 65300 et
seq.) The plan must be comprehensive in covering all territory within the
adopting jurisdiction and it must be comprehensive in addressing all
physical aspects of the community’s development. While state law does
not define “long-term,” most general plans look 15 to 25 years into the
future. Ceres’ General Plan sets a time frame of 2015.

State law specifically requires that the general plan address seven topics or
“elements.” These are land use, circulation, housing, conservation, open
space, noise, and safety. The general plan may also address other topics
the community feels are relevant to its development. For each topic
addressed, the plan must analyze the significance of the issue in the
community, set forth policy in text and diagrams, and outline specific
programs for implementing these policies. The format and structure of the
general plan is left to local discretion, but regardless of the format or issues
addressed, all substantive parts of the plan must be consistent with one
another.

Preparing, adopting and maintaining a general plan serves several
important purposes:

*  Provides citizens with information about their community and with

opportunities to participate in setting goals and determining policies
and standards for the community’s development;

1 Ceres General Plan Policy Document
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IMPLEMENTIN G THE
GENERAL PLAN

REVISING AND

AMENDING THE
GENERAL PLAN

Ceres General Plan Policy Document

¢  Provides local decision makers and the community with a forum for
resolving conflicts among competing interests and values;

* Expands the capacity of local government to analyze local and
regional conditions and needs in order to respond effectively to the
problems and opportunities facing the community;

*  Defines the community’s environmental, social, and economic goals;

*  Records the local government’s policies and standards for the
maintenance and improvement of existing development and the
location and characteristics of future development; and

*  Fosters coordination of community development and environmental
protection activities among local, regional, state, and federal agencies;

*  Guides and coordinates the many actions and day-to-day decisions of
local government that are necessary to developing and protecting the
community.

Carrying out the plan following its adoption requires a multitude of
individual actions and ongoing programs involving virtually every City
department and many other public agencies and private organizations.
The legal authority for these various actions and programs rest on two
essential powers of local government: corporate and police powers. Using
their “corporate power,” local governments collect money through bonds,
fees, assessments, and taxes, and spend it to provide services and facilities
such as police and fire protection, streets, water systems, sewage disposal
facilities, drainage facilities, and parks. Using their “police power,” local
governments create and regulate citizens’ use of their property through
zoning, subdivision, and building regulations in order “to promote the
health, safety, and welfare of the public.” The general plan provides the
formal and legal framework for the exercise of these powers by local
officials.

To ensure that the policies and proposals of the general plan are
systematically implemented, state law since the early 1970s has
increasingly insisted that the actions and decisions of each local
government concerning both its own projects and the private projects it
approves are consistent with its adopted general plan. The courts have
supported and furthered this trend through their interpretations of state
law. Zoning, local government approval of subdivisions, and local public
works projects must be consistent with the general plan. The same is true
for development agreements, redevelopment plans, specific plans, and
many other plans and actions of cities and counties.

A general plan is a long-term document with a planning horizon of 15 to
25 years. To achieve its purposes, the plan must be sufficiently flexible to
adjust to changing conditions and at the same time specific in guiding
day-to-day land use and development decisions. Over the years,
conditions and community needs change and new opportunities arise; the
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plan needs to keep up with these changes. Every year the Planning
Commission should review the plan’s implementation programs to assess
the City’s progress in carrying out the plan. Every five to seven years, the
plan should be thoroughly reviewed and updated as necessary. From time
to time, the City will entertain proposals for specific amendments to the
plan. The City will initiate some of these proposals itself, but most will be
initiated by property owners and developers.

State law limits genleral plan amendments to four times per year, but each
amendment can include multiple changes. Like the adoption of the
general plan itself, general plan amendments are subject to environmental
review, public notice, and hearing requirements and must not create
inconsistencies with the rest of the plan.

Ceres is located in central Stanislaus County, adjacent to and south of
Modesto, the county seat. Ceres lies approximately 75 miles south of
Sacramento on State Route 99 and 100 miles east of Oakland via the 5, 205,
and 580 freeways. The Tuolumne River runs along the northern edge of
Ceres. Figure 1 depicts Ceres general location within Stanislaus County
and California.

The City of Ceres encompasses approximately 6.3 square miles, or 4,060
acres, of incorporated territory, as of 1996. According to a parcel-based
land use inventory assembled by the City in 1993, approximately 3,000
acres of this area is subdivided land (i.e., excluding streets, canals,
easements, and other rights-of-way). Within the boundaries of its city
limits, the city includes some unincorporated islands which are under the
jurisdiction of Stanislaus County.

This General Plan designates land uses for and applies its policies and
standards to defined as the City’s Planning Area. As shown in Figure 2,
the Planning Area is bounded by the Tuolumne River on the north,
Carpenter Road on the east, Grayson Road on the south, and Washington
Road on the west, encompassing approximately 14,700 acres. The
Planning Area includes the City of Ceres’ Urban Growth Area (described
below), areas designated as reserve for future urban development beyond
the time frame of the General Plan (2015), some territory within the city of
Modesto and its sphere of influence, and the northernmost part of the
unincorporated community of Keyes. The remaining area is designated
for agricultural and open space uses.

Within the Planning Area, the General Plan includes an Urban Growth
Area (see Figure 2). The Urban Growth Area encompasses all land
envisioned for development as part of Ceres through the year 2015. This
area is further divided into two phases of development to ensure orderly
development and prevent premature conversion of agricultural lands.

The Planning Area also includes areas designated for Residential and

Industrial Reserve. These areas are intended for future planning and
development after 2015.

3 Ceres General Plan Policy Document
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The founder of Ceres, Daniel Whitmore, arrived in California in 1854 and
in the Ceres area in 1867. Whitmore and his family eventually acquired
9,000 acres, which included what was later to become the town site of
Ceres. By 1875, R.K. Whitmore, Daniel’s brother, had surveyed the area
and filed a map for the layout of the town.

The first home in Ceres, built in 1870, belonged to Daniel Whitmore and
his family. This home still stands at 2928 Fifth Street and is on the
National Register of Historic Places. After the town was laid out,
Whitmore gave away lots, with the stipulation that the owner build on it
and occupy it, and uphold a temperance clause which was inserted into
the deed.

In 1872, the railroad crossed the Tuolumne River into Ceres, and the town
became a flag stop. A depot was built a few years later, and Mr.
Whitmore petitioned for a post office. The first store was built in 1873,
followed by a schoolhouse in 1874, a public meeting hall in 1880, a
"flouring mill" in 1881, and a Baptist church in 1882. Throughout the 1870s
and 1880s, the area’s population grew along with the local economic
infrastructure required to support the increasing population.

By the late 1800s, the end of the "grain era” and the necessity of irrigation
was becoming evident. With the knowledge that “irrigation would make
the plains a garden spot,” Whitmore proceeded to sell off 3,000 acres at $30
to $40 per acre. While the early economy was based on non-irrigated
wheat farming, the founding of the Modesto and Turlock Irrigation
Districts and the construction of irrigation canals diversified the
agricultural base and economy. Farming included irrigated crops and
dairies, and the population grew dramatically. Ceres became more urban
with more services. The first library opened in 1901; the Ceres Courier
began publishing in 1910; and the high school was built in 1915. In 1918,
Ceres incorporated as a city of 1,000 residents.

Ceres remained a small city with an agricultural base throughout its early
years. By 1950, the population was about 3,500. Memorial Hospital was
built in 1951.

Construction of modern State Route 99 commenced in 1968, taking about
five years to complete. Construction of the freeway with the Pine Street
overpass resulted in the destruction of much of the city’s central business
district. The new freeway also ushered in an era of more rapid growth in
Ceres.

By 1970, Ceres’ population had reached approximately 6,000. Over the
next decade, the population doubled, reaching over 13,000 in 1980. As this
growth occurred, major City facilities were constructed in the 1970s,
including the current City Hall and Smyrna Park in 1976, and the
wastewater treatment plant in 1979. Growth continued during the 1980s,
with the population doubling again over the decade, reaching 25,000 in
1990. A new Public Safety Building was constructed Downtown in 1988.
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PLAN WAS PREPARED

GENERAL PLAN SUMMARY

General planning in Ceres started as a joint project with Stanislaus County
and its incorporated cities in 1957 with financing from the U. 5. Housing
and Home Finance Agency. The program was assigned to the Cities-
County Planning Advisory Committee, made up of representatives of the
participating agencies. The committee was also responsible for the
standardization of subdivision and zoning ordinances, a thoroughfare
plan, and a housing survey. By 1961, the Committee had completed plans
for all areas of the county, including Ceres, which was covered by a

general plan for the Modesto-Ceres-Empire area that was adopted in 1960.

A comprehensive revision of the 1960 plan was completed in the early
1970s. Preparation of the plan was financed in part by a grant from the
U.S. Department of Housing and Urban Development (HUD). As part of
the plan, several countywide Environmental Resource Management
Elements (ERME) prepared by the Stanislaus Area Association of
Governments (SAAG) were adopted. ERME sections included: soils,
water, geology and seismic safety, agriculture, recreation/open space, and
wildlife and vegetation.

In the 1970s and 1980s, a number of state laws concerning general plans
and zoning were passed, including requirements for nine mandatory
"elements" (since collapsed into seven elements). In response to these new
requirements, the City began to amend and update the plan on an
individual element basis. This trend continued through the early 1990s,
resulting in a fragmented plan consisting of several elements adopted at
various times over a 20-year period. To address this fragmentation and to
comprehensively address growth issues in Ceres, in late 1993 the City
initiated a comprehensive update of all its general plan elements, except
the Housing Element. This General Plan is the result of that effort.

In the late 1980s and early 1990s, the City also undertook some specialized
planning efforts focused on specific areas of the city. In 1989, the City
adopted the Mitchell Road Corridor Specific Plan to address development in
the area around Mitchell Road, a primary link to Modesto Airport, the
Beard industrial area, and southern Modesto. This General Plan
incorporates the policy content of that plan.

In 1990, the City and County jointly formed the Stanislaus-Ceres
Redevelopment Commission (SCRC), which established a redevelopment
project area consisting of two discontiguous subareas, one immediately
north of Ceres' city limits and one immediately south, both within Ceres'
sphere of influence. In 1991, the City created a City redevelopment
agency, established a redevelopment project area, and prepared a

redevelopment plan for the project area.

The City of Ceres initiated its general plan update program in the Fall of
1993 when it retained a multi-disciplinary consulting team headed by J.
Laurence Mintier & Associates to assist the City in its comprehensive
update effort. In early 1994, the City conducted a community concerns
survey, the consultants interviewed City officials, and the General Plan
Review Committee held a townhall meeting. The results of these efforts
were summarized in the Community Concerns Summary Report, published

5 Ceres General Plan Policy Document



GENERAL PLAN SUMMARY

Ceres General Plan Policy Document

in June 1994. The consulting team also prepared a detailed background
report describing existing conditions and trends in Ceres. The Draft
General Plan Background Report, also published in June 1994, includes
chapters addressing ten subject areas: land use; urban form and design;
population; economic conditions and fiscal considerations; transportation;
public facilities and services; recreation and cultural resources; natural and
agricultural resources; safety; and noise. The Background Report provides
the factual foundation for this Policy Document and also serves as the
environmental setting, description for the General Plan Environmental Impact
Report.

After publication of the Draft Background Report in June 1994, the next
major step in the Update process was to identify key constraints,
opportunities, and options for the General Plan and to summarize them
for public review. The result was the Opportunities, Constraints, and
Options Report, which presented the most critical policy issues to be
addressed in the new General Plan. These issues were identified based on
the Draft General Plan Background Report, Community Concerns Summary
Report, and extensive discussion with local officials and other community
and business leaders.

Following publication of the Opportunities, Constraints, and Options Report
in September 1994, the General Plan Review Committee hosted two
townhall meetings (one in September and one in October) to present the
report to the public and receive public input. The GPRC then held three
meetings during November and December 1994 to consider the report and
provide recommendations to the Planning Commission and City Council
concerning the issues addressed in the Opportunities, Constraints, and
Options Report. In addition, the Parks and Recreation Commission held a
meeting in November 1994 to consider the report and develop
recommendations for the Commission and Council.

In January 1995, the City Council and Planning Commission held a joint
public hearing to receive public input on the report. In January and
February, the Planning Commission deliberated on the report and
developed its recommendations to the City Council. In February and
March 1995, the City Council in turn deliberated and provided staff and
the Consultants with policy direction for preparing the Draft General Plan.

Based on the Council’s direction, City staff and Consultants worked with
the General Plan Review Committee in preparing the Draft General Plan
Policy Document and Draft Land Use Diagram. The Draft Policy Document
and the Draft Environmental Impact Report (DEIR) assessing the potential
environmental implications of the draft plan were released for public
review in April 1996. In June 1996, the General Plan Review Committee,
the Planning Commission, and the City Council held a joint hearing on the
draft plan and DEIR. The General Plan Review Committee made its
recommendations on the draft plan to the Planning Commission in
September 1996. The Planning Commission in turn made its
recommendations to the City Council in October 1996. The City Council
considered the recommendations, took further public input, and directed



ORGANIZATION OF
THE GENERAL PLAN

GENERAL PLAN SUMMARY

City staff and Consultants to make a final set of revisions to the draft
documents before adopting the General Plan in February 1997.

The Ceres General Plan consists of two documents: the General Plan
Background Report and the General Plan Policy Document. The General Plan
Background Report, which inventories and analyzes existing conditions and
trends in Ceres, provides the formal supporting documentation for general
plan policy. It addresses the following ten subject areas:

Land Use

Urban Form and Design

Population

Economic Conditions and Fiscal Considerations
Transportation

Public Facilities and Services

Recreational and Cultural Resources

Natural and Agricultural Resources

Safety

Noise

This General Plan Policy Document is divided into two main parts. Part]is
a summary of the General Plan, describing the nature and purpose of the
plan, highlighting the guiding principles of the plan, and outlining the
plan’s main proposals. It does not constitute formal general plan policy,
but is rather a guide to understanding and interpreting Part II of the Policy
Document.

Part II contains explicit statements of goals, policies, standards,
implementation programs, and quantified objectives that constitute the
formal policy of the City of Ceres for land use, development, and
environmental quality. Part Il is divided into chapters that correspond
roughly with the organization of issues addressed in the General Plan
Background Report plus a final chapter on administration and
implementation. These are as follows:

Chapter 1: Land Use and Community Design
Chapter 2: Transportation and Circulation
Chapter 3: Housing

Chapter 4: Public Facilities and Services
Chapter 5: Recreational and Cultural Resources
Chapter 6: Agricultural and Natural Resources
Chapter 7: Health and Safety

Chapter 8: Administration and Implementation

Each section includes goal statements relating to different sub-issues or
different aspects of the issue addressed in the section. For each goal
statement, there are several policies which amplify the goal statement.
Implementation programs are listed at the end of each section and
describe briefly the proposed action, the City agencies or departments
with primary responsibility for carrying out the program, and the time
frame for accomplishing the program. Chapter 1 (Land Use and
Community Design) also describes the designations appearing on the

7 Ceres General Plan Policy Document
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Land Use Diagram and outlines the standards of population density and
building intensity for these land use designations. Chapter 2
(Transportation and Circulation) contains a diagram depicting the
proposed circulation system and a description of the street classification
system. The housing section also includes a statement of quantified
housing objectives required by state law as part of the housing element.

The following definitions describe the nature of the statements of goals,
policies, standards, implementation programs, and quantified objectives
as they are used in this document:

Goal: The ultimate purpose of an effort stated in a way that is general in
nature and immeasurable.

Policy: A specific statement in text or diagram guiding action and
implying clear commitment.

Standard: A specific, often quantified guideline, incorporated in a policy
or implementation program, defining the relationship between two or
more variables. Standards can often translate directly into regulatory
controls.

Implementation Program: An action, procedures, program, or technique
that carries out general plan policy. Implementation programs also
specify primary responsibility for carrying out the action and a time
frame for its accomplishment. These time frames are general
guidelines and may be adjusted based on City staffing and budgetary
issues.

Quantified Objective (Housing only): The number of housing units that
the City expects to be constructed and the number of households the
City expects will be assisted through Housing Element programs and
based on general market conditions during the time frame of the
Housing Element.

This Policy Document concludes with three appendices: the City’s
annexation policy, a summary of policies related to air quality, and a
glossary of key terms.

In addition to the General Plan Background Report and General Plan Policy
Document, an Environmental Impact Report analyzing the impacts and
implications of the General Plan was prepared. The EIR, which is not
formally part of the General Plan, was prepared to meet the requirements
of the California Environmental Quality Act.

The following discussions briefly describe growth projections, physical
constraints, and the issues that provide the context for General Plan.

The most significant issues addressed in this Policy Document concern
growth and development. Ceres has grown rapidly over the last 20 years
and projected conditions favor significant growth in Ceres over the next 20
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years. This section describes the major issues related to growth and
development in Ceres.

The Community Concerns Summary Report summarized local concerns
about future growth and development in Ceres. The most significant
survey response addressed the overall character and role of Ceres in the
future. The community survey questionnaire asked residents what they
liked most about living in Ceres and also asked residents why they chose
to live in Ceres. Over two-thirds of survey respondents said they liked
Ceres' small-town character.

One of the most common complaints about Ceres is the lack of economic
development, including insufficient employment opportunities and
commercial development, which is fairly typical of cities of Ceres' size.
This Policy Document includes policies and programs intended to reconcile
the potentially conflicting objectives of maintaining Ceres' small-town
qualities and providing for the kinds and levels of development that
provide greater convenience and economic opportunities for residents.

Ceres has substantial opportunity for growth and development, primarily
because of projected high rates of growth in the area and available land to
accommodate development. These opportunities are described in this
section.

As described in the Background Report, population and employment
growth in Stanislaus County and the entire San Joaquin Valley was rapid
throughout the 1980s and into the early 1990s. Stanislaus County's total
population grew at an annual rate of 3.3 percent between 1980 and 1993,
adding nearly 11,000 people per year. These gains created opportunities
for economic development and job formation throughout the county.
Ceres' population has doubled in each of the last two decades. Population
in Ceres, Stanislaus County, and throughout the San Joaquin Valley is
projected to grow at continued high rates over the next 20 years. In 1993,
the Stanislaus Area Association of Governments (SAAG) projected that
population in Ceres would grow from over 30,000 in 1994, to 51,200 in
2005, to 73,200 in 2015. Anticipated annexation of another 8,400 residents
of the unincorporated area already living within Ceres' sphere of influence
would also add to the city's population by 2015. Nonresidential growth is
also expected to continue.

Growth in the 1980s and early 1990s resulted from two sources: rapid
increases in the local employment base and rapid gains in commuters with
jobs in the San Francisco Bay Area and San Joaquin County. Local job
growth accounted for approximately two-thirds of the gains in population
in Stanislaus County and commuter growth accounted for the remainder.
Both of these job sources are expected to influence growth into the future.

The Central Valley fared better than the state as a whole during the
economic slowdown of the first half of the 1990s, and its recovery has been
more rapid. Employment in the Central Valley experienced neither the
rapid annual gains of the 1980s nor the job losses seen in other areas of the
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state. The outlook for continued and strong growth in the Central Valley
and Stanislaus County therefore appears to be very promising.

One of the most important considerations in the development of this
General Plan was the large supply of land surrounding Ceres to the west,
east, and south. The supply of land, combined with its relatively low cost
compared with the greater San Francisco Bay Area, make Stanislaus
County an attractive and affordable location for development.

Despite obvious opportunities for growth and development in Ceres, there
are also some constraints to growth. These can essentially be broken down
into three broad categories: economic, physical, and policy or political.
Economic conditions will ultimately determine how large Ceres is likely to
become and how fast the city is likely to develop, while physical
constraints will govern to a great extent the location of development.
Policy variables or constraints will have a bearing on both the rate and
character of growth.

Prior to 1978, cities in California relied heavily on property taxes as a
source of municipal revenues. With the passage of Proposition 13 in 1978,
however, property tax revenues declined in importance as sales tax
revenues have became increasingly important. One result of the
increasing reliance on sales tax for revenue has been the active pursuit by
local governments in California of commercial development and its
associated tax receipts to fill-in gaps left by reductions in property tax
revenue.

In the 1990s, the State of California has had increasing fiscal problems
because of decreased sales and income taxes resulting from the recession,
and it has diverted some of the property tax revenues that were typically
allocated to cities and counties, exacerbating local fiscal problems.

Future growth in Ceres will occur primarily by annexing areas outside the
current city limits. In early 1996, the City and County negotiated a new
property tax allocation agreement. After annexation, the County retains
the base property tax for each parcel, and the City receives the increment
of any increase resulting from increased valuation of the property. This
results in less property tax funding than previously allocated to the City
upon annexation.

Tax sharing has become a critical issue as a result of the demands by the
counties and the fiscal problems of the state during the 1990s. The State
reduced the amount of property taxes distributed to California schools by
20 percent, and in the process forced counties to redirect some of the
property taxes to the schools that had formerly been distributed to the
cities. Ceres lost approximately 20 percent of its total property tax income
during these years (the actual amounts lost varied from city to city), and
those funds are not likely to return to cities any time soon, if ever. In
addition, counties are increasingly asking cities to require new
development to help fund not only capital facilities but also operating

10
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costs for needed services provided by counties and mandated by the State
(e.g., courts, jails).

The reductions in property taxes raise some serious questions regarding
future growth for cities. While residential development typically does not
provide enough property tax revenue to pay for needed services, a strong
residential base is usually required to attract and retain commercial and
industrial development. Commercial development in particular provides
sales taxes and typically generates more revenue to cities than the costs of
associated services.

Competition From Modesto and As the largest city in Stanislaus County, Modesto dominates commercial
Stanislaus County activity in the county, making it difficult for Ceres to compete for new
retail and other commercial investment, especially given its location close
to Modesto. As of 1994, Modesto accounted for 57 percent of the total
retail sales in the county with only 44 percent of the countywide
population, while Ceres accounted for about 6 percent of total retail sales
with 7 percent of the county's population.

Ceres also competes with unincorporated areas of Stanislaus County for
commercial and industrial investment, particularly automobile and farm
machinery sales. In fact, most of the new industrial development in
Stanislaus County over the past decade has occurred in unincorporated
areas.

Agricultural Land Agriculture has historically been the engine of growth in Stanislaus
County. Most of the communities in the county emerged as service
centers for its agricultural base. While the larger communities have
diversified, agriculture still plays an important role in the industrial base
and employment of these cities and for the county.

The San Joaquin Valley contains much of the best remaining farmland in
the state; this General Plan recognizes the importance of preservation of
this farmland. The prime agricultural land surrounding Stanislaus
County's cities represents a potential constraint to continued urbanization
in Stanislaus County. As in the case of most San Joaquin Valley
communities, expansion of Ceres will result in: the conversion of
agricultural lands and displacement of farmers.

Air Quality Air quality is severely degraded in the San joaquin Valley. The Valley's
meteorology, combined with air pollutants transported into the air basin
from the San Francisco Bay Area and Sacramento area, and locally-
generated pollutants from automobiles, factories, and agricultural
operations, results in contaminant levels within the San Joaquin Valley Air
Basin surpassed only by the South Coast Air Basin of Los Angeles.

One of the major reasons that air quality continues to be a problem in the
San Joaquin Valley and throughout California is a relatively high rate of
population and economic growth. Increasing population and automobiles
use, and increasing congestion on roadways will hinder improvements in
the region’s air quality.
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The most efficient and cost-effective technological or "hardware" controls
currently available have already been implemented (e.g., emission controls
on industries, catalytic converters in automobiles) throughout California.
Recently, the State has required cleaner burning gasoline and has
promoted natural gas, methanol, and electric vehicles to reduce pollutant
emissions. In recent years, attention has focused on the relationship of
land use, community design, and modes of transportation as a means or
reducing air pollutant generation.

Federal air quality and transportation regulations may act to constrain or
affect future development patterns through two means: federal
transportation and air quality acts. Federal transportation planning and
funding changed its focus with the passage of the Intermodal Surface
Transportation Efficiency Act (ISTEA). ISTEA governs the allocation of
federal transportation funds to transportation projects in the states, and
the Act promotes funding of alternative transportation modes (transit, rail,
pedestrian, bicycling) rather than primarily emphasizing highway
development. Secondly, the Federal Clean Air Act mandates states, and
thus local air districts, to prepare plans to achieve attainment of federal air
quality standards. Failure to prepare a plan that satisfies federal

requirements could potentially result in the loss of federal transportation
funds.

While air quality is often regarded as a regional problem, local land use
and growth decisions by cities and counties will profoundly affect future
air quality. The San Joaquin Valley Unified Air Pollution Control District
(SIVUAPCD) has prepared Air Quality Element Guidelines for the
preparation of policies and programs relating to air quality in general
plans. Air quality issues may act as a general constraint on growth. Air
quality regulations may also require local governments to consider
alternative patterns and forms of land use and transportation development
as a means of reducing automobile use.

Geographic constraints or limits on growth and development include
physical features or jurisdictional boundaries that limit or direct where
growth can occur in and around Ceres. The most obvious physical
constraint is the Tuolumne River on the north that forms a clear natural
boundary between Ceres and Modesto east of Highway 99. West of State
Route 99, the City of Modesto extends south of the river to Whitmore
Avenue. Ceres' and Modesto's spheres are adjacent on the northwestern
part of Ceres. Ceres cannot grow into land occupied by another
jurisdiction, and where possible it is desirable to maintain separation to
foster community identity. The community of Keyes is located about one
mile to the south on SR 99.

Existing land use patterns and roadway structure also dictate where and
how future growth can occur. Ceres' major roadways create the structure
of the city, and future development must build on and expand this system.
These roadways, their locations, and capacities, will generally determine
the form of future circulation system and limit or determine the locations
of future development.
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The locations of existing developments also influence future choices. For
instance, the Modesto City-County Airport, located immediately north of
Ceres, limits the types and densities of development in northeast Ceres.
Similarly, existing industrial development can limit the types of adjacent
uses.

Major thoroughfares and intersections are desirable locations for future
commercial areas and therefore influence decisions of future commercial
development.

In two community surveys, Ceres residents were asked about growth rates
is Ceres. Ina 1989 survey, 57 percent responded that Ceres was growing
too fast, 40 percent said the growth rate was about right, and only 3
percent felt the city was growing too slowly. This survey was conducted
during the peak of Ceres' growth in the late 1980s. In 1994, the General
Plan Community Concerns Survey asked the same question. The
percentage responding that Ceres had grown too fast had fallen to 43
percent, while almost the same number answered that Ceres' growth rate
was just right. Nearly 7 percent felt the City had grown too slow. This
change in attitude probably reflects a decline in the city's growth rate in
the early 1990s from the high rates of the late 1980s.

Public attitudes towards growth can vary based on the economic climate.
During times of economic prosperity and rapid growth, public sentiment
tends to either oppose growth or favor limited growth. During
recessionary times, public opinion generally favors growth. Based on the
two community surveys, Ceres residents seem to reflect this tendency,
although Ceres residents’ still express a concern that growth not resultin a
decline in their quality of life.

The physical growth of a community necessarily requires expansion of
public facilities and services. Grants and tax revenues historically funded
these improvements. With the changes in local financing, new
development throughout California is being required to fund the facilities
needed to serve itself. To address this issue, the City adopted a Public
Facilities Plan in 1990 that examined the public facilities that would be
required to serve development within its sphere of influence and used
this as the framework for funding capital facilities to serve development of
the existing sphere of influence.

To expand beyond its present city limits, the City will need to extend its
public facilities and services and provide for additional facilities as part of
its Public Facilities Plan; it will also need to raise the necessary capital,
probably through bond issuance. The financing of public facilities is
therefore both an economic constraint and a policy or political constraint.

As indicated earlier, the formal policy content of the General Plan is
contained in Part I of this Policy Document. Part Il is divided into eight
chapters, each of which deals with a broad topic and several subissues
related to the main topic. The following is a chapter-by-chapter summary
of the major proposals set forth in the Ceres General Plan, including
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references to show how the goals, policies, implementation programs, and
diagrams in each chapter relate to the major themes described above.

This section is the most tangible of all of the policy sections in the General
Plan. It contains the Land Use Diagram that prescribes uses for all of the
Planning Area, describes standards for each of the land use designations
shown on the Land Use Diagram, and articulates a series of goals, policies,
and programs designed to guide decisions concerning land use,
development, and environmental protection in Ceres.

The Land Use Diagram includes 23 land use designations falling within
five major categories, as shown in the following chart:

LAND USE DESIGNATIONS

CATEGORY LABEL | DESIGNATION
Residential RA Residential Agriculture

VLDR | Very Low Density Residential

LDR Low Density Residential

MDR Medium Density Residential

HDR High Density Residential
Commercial 0] Office

NC Neighborhood Commercial

CC Community Commercial

HC Highway Commercial

sC Service Commercial

RC Regional Commercial

DCR Downtown Commercial Residential
Industrial BP Business Park

LI Light Industrial

GI General Industrial
Other CR Commercial Recreation

CF Community Facilities

S Schools

P Parks

AU Adjacent Urban

A Agriculture
Reserve RR Residential Reserve

IR Industrial Reserve

It is important that the users of this Policy Document understand that the
goals, policies, standards and programs articulated in Part II are as
important, if not more so, than the Land Use Diagram in representing the
City’s land use and development policy. Accordingly, any development
proposals or review must consider this Policy Document as a whole, rather
than focusing solely on the Land Use Diagram or on particular policies
and programs.

Following are summaries of the General Plan’s key land use proposals
according to each of the major designation categories that appear on the
Land Use Diagram.

The five residential designations that appear on the Land Use Diagram
combine with a set of residential development policies to create a strong
foundation for preservation and maintenance of Ceres’ existing healthy
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residential neighborhoods, improvement of other residential areas, and
establishment of new residential development that follows principles that
will create vital neighborhoods.

Existing and new residential areas are designated with a mix of
designations. Residential Agriculture allows for ranchettes to buffer
agricultural land on the east. Very-Low Density Residential allows for
larger lot housing. Low Density Residential is the primary residential
category reflecting typical single family housing. Medium Density
Residential and High Density Residential are found in various pockets
throughout the community, and include apartments and higher density
homes, for a combination of rental and ownership opportunities.

Major new residential development will occur through future areawide
plans that will precisely indicate the location and mix of housing types
and densities. New residential development is to occur in distinct,
identifiable neighborhoods that incorporate a range of support services
essential to day-to-day living, including parks, schools, and neighborhood
shopping opportunities, and that encourage walking, bicycling, and
transit use.

The plan calls for the phasing of residential development to avoid the
explosive growth of the late 1980s that overtaxed the City’s ability to
expand services. The plan identifies two geographic growth phases within
the Urban Growth area and specifies that residential development not be
allowed in the second phase until the first phase is largely built out.

To prevent sharp growth spikes, the plan sets a policy of 4.2 percent
average annual growth (translated into five-year residential growth
targets) to be implemented through areawide plans.

The plan also encourages the preservation and enhancement of the city’s
existing neighborhoods through maintenance and rehabilitation efforts
and promotes continued infill development that maintains the character of
existing neighborhoods.

The General Plan includes seven commercial designations which allow for
commercial and office uses. Most commercial development is
concentrated along the city’s major corridors.

The Downtown Commercial Residential designation applies to the
Downtown core area. This designation allows for a mix of retail,
government offices, and entertainment use, and permits residential uses
independently or as mixed uses with commercial businesses and offices,
and provides for maintenance of historic downtown residential
neighborhoods.

Commercial corridors are designated with Community Commercial uses,
allowing for larger retail and office uses. Office uses are located
throughout the community, providing for professional and administrative
offices. Highway Commercial designations are located near SR 99 and
along the Mitchell Road Corridor. Regional Commercial uses are
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designated in the area where SR 99, Mitchell Road, and Service Road meet.
This area is planned for development with larger regional commercial
uses, and possibly pedestrian-oriented specialty uses.

Other areas in the northern part of the Planning Area close to SR 99, and
along Roeding Roads are designated Service Commercial, allowing for
heavier commercial uses.

Neighborhood Commercial uses are intended for smaller, neighborhood-
oriented shopping centers, both existing and those to be developed in new
neighborhoods.

In addition, the Plan promotes continued infill development and reuse of
vacant and underutilized commercial centers.

The General Plan includes three industrial designations: General
Industrial, Light Industrial, and Business Park. The General Industrial
designation is applied primarily in the western part of the Planning Area,
allowing for a wide range of industrial uses. Light Industrial areas are
also located in the western and southwestern part of the Planning Area.
Reflecting the City’s desire to attract primary-wage-earner jobs, the area
west of SR 99 and south of Service Road is designated for Business Park
uses; another area on the northern part of Mitchell Road is also designated
on the northern part as Business Park.

The Plan also includes a policy section promoting economic development
in Ceres.

Public uses represent an important element in the overall fabric of a
community. Accordingly, this Policy Document provides a framework for
development of such public uses as government offices and facilities,
schools, and parks and recreation facilities. In addition, this Policy
Document includes land use policies and programs that recognize and
reinforce the essential role that public uses (i.e., parks and schools) play in
the development and maintenance of healthy neighborhoods.

Urban areas of adjacent communities (e.g., Modesto, Keyes) within the
Planning Area are designated as Adjacent Urban.

Lands on the periphery are designated for Agriculture, reflecting an
important open space and economic resource.

Areas within the Planning Area that are not required to accommodate
projected development through 2015 are designated as Residential
Reserve and Industrial Reserve. The reserve designations indicate an
overall intent that these areas would eventually develop with residential
or industrial uses. These areas are generally located in the southwest and
western parts of the Planning Area.

Substantial urban development and annexation cannot occur within the
Reserve areas without a General Plan amendment.
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The General Plan addresses several transportation issues that are critical to
the continued development of Ceres. The Circulation Diagram depicts the
proposed circulation system to support development under the Land Use
Diagram. This circulation system is represented on the diagram as a set of
roadway classifications that have been developed to guide Ceres’ long-
range planning and programming, This chapter provides for development
of an expressway system consisting of Faith Home Road with a new
bridge across the river, Hatch Road, and Service Road. The plan also
includes policies for the City’s major corridors to encourage continued
mobility along these corridors as new development occurs, The plan also
promotes the potential for expansion of transit systems, a bikeway system,
and maintenance of goods movement (via truck and rail) and air
transportation

The overall emphasis of the policies and programs under these headings is
the establishment and maintenance of a well-rounded transportation
network that includes fully-connected and intersecting streets, pedestrian
paths, and bike paths.

The Housing Element is subject to specific statutory requirements for
periodic updates. The City completed a mandated update and adopted a
revised Housing Element in 1993. Because the City devoted extensive
recent effort to updating the Housing Element, it is was not revised as part
of the 1996 General Plan Update. The element, as adopted in 1993, is
included in this document as Chapter 3.

An important result of comprehensive planning should be the assurance
that all facilities and services needed to adequately serve development will
be provided in a timely fashion. While the development of detailed plans
for facilities and services is beyond the purview of the General Plan, the
General Plan does establish a framework for guiding planning decisions
related to facility development and service provision. The general
emphasis of the policies and programs in Chapter 4 of Part II is on
ensuring the provision and maintenance of adequate services, while
discouraging unnecessary, wasteful, or inefficient extension of existing
systems or development of new facilities. Specifically, this Policy
Document contains goals, policies, and programs related to water supply
and delivery; wastewater collection, treatment, and disposal; stormwater
drainage; solid waste collection and disposal; law enforcement; fire
protection; schools; libraries; and public utilities (e.g., gas, elect:city).

The policies and programs will ensure that current and future residents of
and businesses in Ceres are served by a well-rounded, efficient, and
environmentally-sound system of public facilities and services.

The General Plan sets the framework for an expanded park system with
facilities to provide opportunities for a wide variety of recreational
activities.

The goals, policies, and programs in Chapter 5 of Part II of this Policy
Document articulate the City of Ceres’ strong commitment to ensuring high
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quality recreational opportunities for Ceres residents and visitors. The
Plan envisions development of new community parks and a system of
neighborhood parks. In addition, the Plan promotes the development of
commercial recreation activities (e.g., a golf course, arcades) in the
southern part of the Planning Area.

The General Plan also sets the framework for a program to foster historic
preservation efforts in Ceres and preserve important historic and
archaeological resources.

Ceres’ agricultural and natural resources—agricultural lands, water,
vegetation, wildlife, and open space— contribute to the city’s economy and
are important elements in the quality of life of Ceres’ residents. These
resources exist in limited quality and are at risk of destruction or
degradation through continued urban development. The General Plan
seeks to balance the need for growth with the need for conservation and
enhancement of the area’s agricultural natural resources, frequently in
cooperation with other agencies. This chapter addresses preservation of
the area’s natural water and plant and animal habitat, and specifically
addresses air quality concerns associated with new development.

This chapter contains goals, policies, programs, and standards designed to
minimize the harmful effects of natural and man-made hazards, including
seismic and geologic hazards, flood hazards, fire hazards, crime, aircraft
crash hazards, hazardous materials, and emergency response. This
chapter also addresses future noise concerns in Ceres and sets noise
standards for future development.

This final chapter contains goals, policies, and programs designed to
ensure that the City of Ceres maintain a high level of attention to the
General Plan by providing for routine review and update of the Policy
Document and Background Report and ensuring that other City regulations
and ordinances are consistent with the General Plan.
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PART 11
GOALS, POLICIES, AND
IMPLEMENTATION PROGRAMS

INTRODUCTION

Part II of this Palicy Document contains explicit statements of goals, policies, standards, implementation programs,
and quantified objectives that constitute the formal policy of the City of Ceres for land use, development, and
environmental quality. Part Il is divided into the following eight chapters:

Chapter 1: Land Use and Community Design
Chapter 2: Transportation and Circulation
Chapter 3: Housing

Chapter 4: Public Facilities and Services
Chapter 5: Recreational and Cultural Resources
Chapter 6: Agricultural and Natural Resources
Chapter 7: Health and Safety

Chapter 8: Administration and Implementation

Each chapter includes several goal statements relating to different sub-issues or different aspects of the issue
addressed in the section. For each goal statement there are several policies which amplify the goal statement.
Implementation programs are listed at the end of each section and describe briefly the proposed action, the City
agencies or departments with primary responsibility for carrying out the program, and the time frame for
accomplishing the program. Chapter 1 (Land Use and Community Design) also describes the designations
appearing on the Land Use Diagram and outlines the standards of population density and building intensity for
these land use designations. Chapter 2 (Transportation and Circulation) contains a diagram depicting the
proposed circulation system and a description of the street classification system.

The following definitions describe the nature of the statements of goals, policies, standards, implementation
programs, and quantified objectives as they are used in this document:

Goal: The ultimate purpose of an effort stated in a way that is general in nature and immeasurable.

Policy: A specific statement in text or diagram guiding action and implying clear commitment.

Standard: A specific, often quantified guideline, incorporated in a policy or implementation program, defining
the relationship between two or more variables. Standards can often translate directly into regulatory
controls.

Implementation Program: An action, procedures, program, or technique that carries out general plan policy.
Implementation programs also specify primary responsibility for carrying out the action and an estimated

time frame for its accomplishment. These time frames are general guidelines and may be adjusted based on
City staffing and budgetary issues.

1 Ceres General Plan Policy Document



Quantified Objective (Housing only): The number of housing units that the City expects to be constructed and
the number of households the City expects will be assisted through Housing Element programs and based on
general market conditions during the time frame of the Housing Element.

Users of this Policy Document should understand that the goals, policies, and programs articulated in Part II are as
important, if not more so, than the Land Use Diagram itself in interpreting and understanding the City’s overall
land use and development philosophy. Accordingly, any development proposals or review thereof must consider
this Policy Document as a whole, rather than focusing solely on the Land Use Diagram or on particular policies and
programs.

MANDATED ELEMENTS OF STATE LAW '

This General Plan satisfies all the requirements of the seven elements mandated by state law. The following matrix
shows how these requirements are met in the various chapters of this Policy Document.

RELATION OF GENERAL PLAN CHAPTERS TO STATE-MANDATED ELEMENTS

Mandated Elements General Plan Chapter or Section
Land Use Element Chapter 1: Land Use and Community Design
Chapter 4: Public Facilities and Services
Wastewater Treatment
Schools
Solid Waste Collection
Chapter 5: Recreational and Cultural Resources
Parks
Chapter 7: Health and Safety
Flood Hazards
Chapter 8: Administration
Circulation Element Chapter 2: Transportation and Circulation
Chapter 4: Public Facilities and Services
Housing Element Chapter3:  Housing
Conservation Element Chapter 6: Agricultural and Natural Resources
Chapter 7: Health and Safety
Flood Hazards
Open Space Element Chapter 5: Recreational and Cultural Resources

Chapter 6: Agricultural and Natural Resources
Chapter 7: Health and Safety
Seismic and Geologic Hazards
Fire Hazards

Flood Hazards
Safety Element Chapter 7: Health and Safety
Noise Element Chapter 7: Health and Safety
Noise

This matrix shows where the various state general plan requirements are addressed in the Policy Document; supporting
information is also found in corresponding chapters of the Background Report

Ceres General Plan Policy Document 2
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CHAPTER 1
LAND USE AND COMMUNITY DESIGN

This chapter prescribes the locations of various land uses and sets out the standards for future development and
redevelopment. This chapter is divided into two major sections. The first section describes the Land Use
Diagram and the land use classification system and standards. The second section sets out goals, policies, and
implementation programs for existing and future development.

The most familiar part of any general plan is the land use diagram showing
AND USE the types and locations of existing and future development the plan
envisions. To appreciate and use the various designations shown on the
DIAGRAM AND diagram, the reader must first understand the purpose of each designation
STANDARDS and the uses and standards associated with each designation. The following

sections describe how the standards are expressed generally, then outline
the standards for each of the designations shown on the City of Ceres’
General Plan Land Use Diagram.

LAND USE DIAGRAM The Land Use Diagram designates land uses for the entire Planning Area.
The Planning Area is bounded on the north by the Tuolumne River, on the
east by Washington Road, on the south by Grayson Road, and on the west
by Carpenter Road. Figure 1-1 shows the boundaries of the Planning Area.

The Planning Area includes the City of Ceres’ Urban Growth Area
(described below), areas designated as reserve for future urban development
beyond the time frame of the General Plan (2015), some territory within the
city of Modesto and its sphere of influence, and the northernmost part of the
unincorporated community of Keyes. The remaining area is designated for
agricultural and open space uses.

Ceres’ Urban Growth Area encompasses all land envisioned for
development as part of Ceres through the year 2015 (see Figure 1-1). This
area is further divided into two phases of development to ensure orderly
development and prevent premature conversion of agricultural lands.

The Planning Area also includes areas designated for Residential and
Industrial Reserve. These areas are intended for future planning and
development after 2015.

Figure 1-2 shows the Land Use Diagram. A full-scale copy of the map (at
one inch to 800 feet) is also available at the Ceres Planning and Community

Development Department.
DEVELOPMENT The Land Use Diagram employs 23 land use designations. These are defined
STANDARDS in the following subsection. State law requires that general plans set out

standards of population density and building intensity for all of the territory
covered by the plan. These standards are stated differently for residential
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and non-residential uses. Following are explanations of how these standards
operate.

RESIDENTIAL USES

Standards of building intensity for residential uses are stated as the
allowable range of dwelling units (du) per gross acre.

Gross acreage includes all land (including streets and rights-of-way)
designated for a particular residential use, while net acreage excludes
streets and rights-of-way. In urban areas, net acreage is normally 20
to 25 percent less than gross acreage. In rural areas and open space
areas, the difference between net and gross can be as low as five
percent.

Standards of population density for residential uses can be derived by
multiplying the maximum allowable number of dwelling units per gross

acre by the average number of persons per dwelling unit assumed for the
applicable residential designation. Typically, household sizes are larger in
single-family homes than in multiple-family units, therefore assumed
household sizes vary according to the types of housing and densities allowed
in each residential designation.

The assumed average number of persons per dwelling unit for each
residential designation has been extrapolated from population and housing
unit estimates prepared by the California Department of Finance (DOF).
These are summarized in Table 1-1 following the descriptions of these land
use designations. It is important to note that the average person per
dwelling unit figures cited under each residential designation do not
represent City policy; they simply provide the basis for correlating the
permitted number of dwelling units per acre with the potential residents of
those units.

NON-RESIDENTIAL USES

Standards of building intensity for the non-residential designations in the
General Plan are stated as maximum floor-grea ratios (FARs). A floor-area
ratio is the ratio of the gross building square footage on a lot to the net
square footage of the lot, as indicated in the equation below.

Gross Building Square Footage
Net Lot Sqnars Footage

FAR =

1-2



= e

vauv
H1IMO¥9
Nvadn
¢ 3SVHd

! as f
s f_.wmm_w\
'

AR A AR A
/ {avod’ NOSA
LA ¥ 4
IR R N I

F A A 4

AYYANNO™ VIV
HLIMOYO NV8dn

HIMOYO Nvaun
¢ 3SVHd

AdVANNO"
VIHVY ONINNV1d

AN3

NV8dN LN3OVrav
VIV IAH3ISIY
2 3SVHd

| 3SVHd

AdVANNOE
VIHV HLMOYO NVEEN

AYVANNOS VIV ONINNV1d

VIHVY HLMOYO Nv8dNn
} 3SVHd

vrav

V3HV HLMOYD NVSun
ANV VIHV ONINNV1d

-1 3¥N9Id

o o e xhﬂ/lw

NV1d TV33IN3O

P — o - - -







=]

L]

CROWS LANDING  ROAD 6..%8

]

WYHOVIA 3SN ANV

¢} NOId

A P —  WLHON
\

§
TAES IVILNEAISTY IVILISTIANT ,
NS AVLINACHSTE TVEDMEANCD NMOINMOA [ H0T i z<l—m I—émzmo
5 JEE.&.—.U‘BE 5 i
Ll ﬁ VRO AYMEOH [ I ]
SosLEen L8], ISR [
TVIDMTWWOD
ROV [V
M R NN
al
ALMIOVA ALZVS IMIENd IVLINBCISTY ALSNEA MO 30T | BON )
OV MINTAOD VIS AUSEA MO I W{WWW@;
VIDTE TYDEEWNOD IATEOY TYLINAAISTY AN







LAND USE
DESIGNATIONS

Residential

LAND USE AND COMMUNITY DESIGN, Chapter 1

Various Building Configurations
Representing a Floor-Area Ratio of 1.00

on the Same Lot

4 Stories
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To illustrate, on a lot with 10,000
square feet of land area, a FAR of
1.00 will allow 10,000 square feet
of gross square feet of building
floor area to be built, regardless of
the number of stories in the
building (e.g., 5,000 square feet
per floor on two floors or 10,000
square feet on one floor). On the
same lot, a FAR of 0.50 would
allow 5,000 square feet of floor
area and FAR of 0.25 would allow
2,500 square feet. The diagram to
the left illustrates conceptually
how buildings of one, two, and
four stories could be developed
on a given lot with a FAR of 1.00.

The General Plan uses 23 residential, commercial, industrial, and other land
use designations to depict the locations and types of land uses that will be

allowed in the Planning Area.

Each land use designation is defined according to allowable uses and
according to standards of building intensity.

Residential Agriculture (RA)

This designation provides opportunities for single family residential and
agricultural uses on lots typically ranging in size from 2 to 5 acres.
Residential densities within this designation range from a minimum of 0.2 to
a maximum of 0.5 du/gross acre. Housing types permitted in this
designation include traditional detached single family dwellings and mobile
home/manufactured homes. This designation is intended to be applied to
areas on the eastern edge of the Urban Growth Area. Residential
developments on properties designated RA will also be subject to special
setback requirements to buffer with agricultural uses.

Very Low Density Residential (VLDR)

This designation provides opportunities for single family residential use on
lots typically ranging in size from 8,000 square feet to one acre. Residential
densities within this designation may not exceed 4.5 du/gross acre. Housing
types permitted in this designation include traditional detached single
family dwellings and mobile home /manufactured home subdivisions or
mobile home parks. Residential developments on properties designated
VLDR will typically consist of detached single family dwellings at estate and

suburban densities.

1-3
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Commercial Land Use
Designations

Ceres General Plan Policy Document

Low Density Residential (LDR)

This designation provides opportunities for single family residential use on
lots typically ranging in size from 5,000 to 7,000 square feet. Residential
densities within this designation may not exceed 7.0 du/gross acre. Housing
types permitted in this designation include traditional detached single
family dwellings, patio homes, zero lot line homes, attached single family
homes (townhouses and condominiums), and mobile home/manufactured
home subdivisions or mobile home parks. Residential developments on
properties designated LDR will typically consist of detached single family
dwellings at suburban to urban densities.

Medium Density Residential (MDR)

This designation provides opportunities for detached single family, attached
single family, and multiple family residential uses at relatively high
densities. For detached single family housing, lot sizes in this designation
will typically range in size from 3,000 to 5,000 square feet. For other housing
types, particularly attached single family and multiple family housing, lot
size is far less important than overall density. Residential densities within
this designation range from a minimum of 7.0 to a maximum of 12 du/gross
acre. Housing types permitted in this designation include traditional single
family dwellings, patio homes, zero lot line homes, townhouses,
condominiums, duplexes, triplexes, apartments, and mobile
home/manufactured home subdivisions or parks. Residential developments
on properties designated MDR will typically consist of a mixture of attached
and detached single family dwellings, condominiums, townhouses, and low-
density garden apartments at urban densities.

High Density Residential (HDR)

This designation provides opportunities for attached single family and
multiple family residential uses at relatively high densities. For attached
single family and multiple family housing at these densities, lot size is far
less important than overall density. Residential densities within this
designation range from a minimum of 12 to a maximum of 25 du/gross acre.
Housing types permitted in this designation include single family dwellings,
patio homes, zero lot line homes, townhouses, condominiums, duplexes,
triplexes, apartments, and mobile home/manufactured home parks.
Residential developments on properties designated HDR will typically
consist of a mixture of attached single family dwellings and apartments at
townhouse-apartment densities.

Office (O)

This designation provides for medical, professional, administrative, general
office, and limited commercial service uses such as restaurants, dry cleaners,
and other similar uses that are intended to serve the employees and clientele
of the office uses and the immediate surrounding areas. Residential
development is permitted at densities of 5 to 25 du/gross acre, to include
residential uses allowed in the LDR, MDR, and HDR designations when
found to be compatible with existing and future uses. Development in this
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designation shall not exceed an FAR of 1.0. Parking structures shall be
excluded in calculating gross floor area.

Neighborhood Commercial (NC)

This designation provides for neighborhood retail and service uses such as
supermarkets, pharmacies, dry cleaners, video stores, and other uses that
generally serve nearby residential areas and carry products or offer services
used by households on a'regular basis. Office uses and business services
may also be allowed provided that the overall character of the area retains its
neighborhood retail and service orientation. Development in this
designation shall not exceed an FAR of 0.5. Residential development,
particularly on the second floor or back of stores, is permitted at densities
consistent with the High Density Residential designation.

In older areas, these uses have been located along major streets in “strip
centers.” In newly developing areas, Neighborhood Commercial areas
should be designed as freestanding, integrated neighborhood shopping
centers with a site area of from 1 to 5 acres and anchored by a supermarket.

Community Commercial (CC)

This designation provides for a full range of retail and service uses,
including retail stores, food and drug stores, apparel stores, specialty shops,
motor vehicle sales and service, home furnishings, durable goods, real estate
offices, restaurants, entertainment uses, florists, hotels/motels, and other
similar uses that serve a community wide market. Development in this
designation shall not exceed an FAR of 0.5.

In older areas, many of these uses have been located along major streets in
“strip centers.” In newly developing areas, many of the uses in the category
tend to locate in freestanding, integrated shopping centers that can be
distinguished by the scale and scope of their development.

Highway Commercial (HC)

This designation provides for uses designed to serve motorists traveling
along State Route 99 at or near interchanges that are convenient and safe for
such uses. This designation is also intended to provide locations for uses
that depend on high visibility from the freeway. Allowable uses in this
designation include service stations, hotels/motels, restaurants, and other
similar uses primarily oriented toward visitors and travelers. Development
in this designation shall not exceed an FAR of 0.5.

Service Commercial (SC)

This designation provides for the heavy and wholesale commercial uses that
do not need highly visible locations, or in locations where noise levels or
other conditions may limit the suitability for other commercial uses. Service
Comumercial uses can serve as a buffer between the freeway and residential
or retail-oriented commercial areas. Allowable uses in this designation
include repair facilities, distributing uses, sales of building materials, motor
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Industrial Land Use
Designations

Ceres General Plan Policy Document

vehicle sales, and storage-oriented uses. Development in this designation
shall not exceed a FAR of 0.5.

Downtown Commercial/Residential (DCR)

This designation provides for a full range of retail and service uses,
including apparel stores, restaurants, specialty shops, entertainment uses,
bookstores, travel agencies, hotels/motels, and other similar uses serving
both a community-widé market and larger daytime downtown employment
population. It also provides for banks, savings and loans, financial, medical,
and professional offices, and other general office uses. The Downtown
Commercial /Residential designation also applies to the older residential
neighborhoods Downtown, that are generally single family residential in
character. This designation provides for single and multi-family residential
uses at density from 5.0 to 25.0 units per gross acre. Residential
development as a mixed use in conjunction with nonresidential development
at densities consistent with the High Density Residential designation is
permitted and encouraged. Nonresidential development in this designation
shall not exceed an FAR of 3.0

Regional Commercial (RC)

This designation provides for region-serving commercial uses, including
large-scale shopping centers, wholesale “club” type stores, factory outlets,
and other commercial uses including retail stores, food and drug stores,
apparel stores, specialty shops, motor vehicle sales and service, home
furnishings, durable goods, real estate offices, restaurants, entertainment
uses, florists, hotels/motels, and other similar uses that serve a community
wide and/or regional market. Where appropriate, residential uses on
second floors will be permitted by discretionary approval. Development in
this designation shall generally not exceed an FAR of 0.5. In select cases, an
FAR of up to 5.0 will be permitted, where adequate traffic access and
adequate fire response can be provided.

Business Park (BP)

This designation provides for limited industrial uses, office centers, research
and development facilities, medical and institutional uses, warehousing and
distributing, “back-office” uses, and other similar uses located in a low
intensity, landscaped setting with high design and development standards.
Incidental employee-serving retail/service, and ancillary on-site retail may
also be permitted. Development in this designation shall not exceed an FAR
of 0.3.

Light Industrial (L)

This designation provides for light industrial and heavy commercial uses,
including light manufacturing and fabricating, contractors yards and offices,
motor vehicle service and repair, wholesale uses, lumber yards, hardware
stores, other similar industrial and heavy commercial uses, offices, and
recreational uses. Incidental employee-serving retail and services may also
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be permitted. Development in this designation shall not exceed an FAR of
0.5.

General Industrial (GI)

This designation provides for large-scale, extensive types of industrial/
manufacturing uses, including manufacturing, food processing, motor
vehicle service and repair, contractors yards, feed and fuel facilities, truck
yards and terminals, warehousing and storage uses, wholesale uses, solid
waste management and recycling facilities, construction supplies and
building material facilities, offices, and recreational uses. Although the uses
in this designation are oriented to industrial activities and uses, incidental
employee-serving retail /service and on-site specialty retail uses may also be
permitted. Sites adjacent to rail lines, major streets, and good freeway access
are desirable for most of the uses in this designation. Development in this
designation shall not exceed an FAR of 0.65.

Commercial Recreation (CR)

This designation provides for publicly and privately-operated recreational
uses, including golf courses, arcades, miniature golf courses, amusement
parks, and sports complexes. Supporting and accessory uses such as single
and multi-family dwellings, clubhouses, restaurants, specialty retail sales,
and hotels and motels will also be permitted by discretionary approval.
Development in this designation shall not exceed an FAR of 0.20.

Community Facilities (CF)

This designation is applied to the city’s major public and private facilities
and institutional uses. Most common are public safety facilities (i.e., fire
stations), which are labeled Community Facility-Public Safety Facility for
clarity (CE-PSF). The Land Use Diagram shows the specific locations of
existing major community facilities. Except for sites that have been acquired,
the Land Use Diagram shows only the general location of future public or
institutional uses in the area where they will be needed. Selection of specific
sites is the responsibility of the respective governmental agencies or private
institutions serving the Ceres area.

The designation on the Land Use Diagram of any future public or
institutional site that has not been acquired shall not be construed to limit
the existing or future use of the designated land in any way. The
predominant land use designation surrounding any property designated for
a future community facilities use shall be used to determine the potential use
of the property prior to its acquisition by a governmental agency or private
institution.
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Schools (S)

This designation is applied to existing and proposed public schools. Schools
are further labeled as elementary schools (ES), junior high schools (JHS), and
high schools (HS). The Land Use Diagram shows the specific locations of
existing schools. Except for sites that have been acquired, the General Plan
Land Use Diagram shows only the general location of future elementary
schools in the areas where they may be needed.

The designation on the General Plan Land Use Diagram of any future school
site that has not been acquired shall not be construed to limit the existing or
future use of the designated land in any way. The predominant land use
designation surrounding any property designated for a future school shall be
used to determine the potential use of the property prior to its acquisition by
a public school district.

Parks (P)

This designation is applied to existing and proposed public parks. The Land
Use Diagram shows the specific locations of existing parks. Except for sites
that have been acquired, the General Plan Land Use Diagram shows only the
general location of future parks in the areas where they may be needed.

The designation of any future park site on the General Plan Land Use
Diagram that has not been acquired shall not be construed to limit the
existing or future use of the designated land in any way. The predominant
land use designation surrounding any property designated for a future park
shall be used to determine the potential use of the property prior to its
acquisition by the City of Ceres.

Given their small size, some of the mini-park sites may not be large enough
to be displayed on the Land Use Diagram. This shall not prevent these sites
from being considered to have been appropriately classified.

Residential Reserve (RR)

This designation is applied to those properties within the Planning Area to
be considered for development with residential uses beyond the time frame
of the General Plan (2015). This land is intended to generally remain in
agricultural, open space, or existing rural residential uses through the time
frame of this General Plan. Limited unincorporated development consistent
with County zoning of these areas is permissible; however, no substantial
urban development or annexation may occur on lands designated as
Residential Reserve before the General Plan is amended to specify a primary
land use designation for the property. Allowable uses shall include those
uses specified under the Agriculture (A) designation, underlying County
zoning, and existing rural residential uses.

Industrial Reserve (IR)

This designation is applied to those properties within the Planning Area to
be considered for development with industrial uses beyond the time frame
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of the General Plan (2015). This land is intended to remain in agricultural,
open space, or existing residential, commercial, and industrial uses through
the time frame of this General Plan. Limited unincorporated development
consistent with County zoning of these areas is permissible; however, no
substantial urban development or annexation may occur on lands designated
as Industrial Reserve before the General Plan is amended to specify a
primary land use designation for the property. Allowable uses shall include
those uses specified under the Agriculture (A) designation, underlying
County zoning, and existing urban uses.

Adjacent Urban (AU)

This designation provides for a broad range of urban uses and is applied to
those lands outside the city’s Urban Growth Area that are designated in the
General Plans of either the City of Modesto or Stanislaus County for urban
uses. This land use designation is only intended to acknowledge the land
use policies of the adjacent jurisdictions in an effort to promote long-term
land use compatibility and cooperation.

Agriculture (A)

This designation provides for agriculture and agriculturally-related uses
with a 10-acre minimum lot size, and is generally applied only to those lands
outside of the city’s Urban Growth Area. Although this territory is not
under the direct control of the City of Ceres, the agricultural designation of
these lands is intended to express Ceres’ preference that these areas remain
in agricultural use and production.
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TABLE 1-1

CITY OF CERES GENERAL PLAN
SUMMARY OF LAND USE DESIGNATIONS AND STANDARDS

Nonresidential
Residential Assumed Average Building
Density Range Population Intensities
Land Use Designation (DUs per gross acre) per Household* (Maximum FAR)

RESIDENTIAL
Residential Agriculture (RA) 02-05 3.20
Very Low Density Residential (VLDR) Up to4.5 3.20
Low Density Residential (LDR) Upto7.0 3.20
Medium Density Residential (MDR) 7.0-15.0 275
High Density Residential (HDR) 15.0-25.0 2.50
COMMERCIAL
Office (O) _ 5.0-25.0 2.50 1.0 FAR
Neighborhood Commercial (NC) 0.5 FAR
Community Commercial (CC) 0.5 FAR
Highway Commercial (HC) 0.5 FAR
Service Commercial (SC) 0.5 FAR
Regional Commercial (RC) . | 0.5 FAR*™
Downtown Commercial/ Residential (DCR) 5.0-25.0 20 3.0FAR
INDUSTRIAL
Business Park (BP) 04 FAR
Light Industrial (LI) 0.5 FAR
General Industrial (GI) 0.65 FAR
OTHER
Commercial Recreation (CR) 1.0-6.0 i 0.20 FAR
Community Facilities (CF) 0.50 FAR
Parks (P) . , 0.10 FAR
Schools (S) . 0.50 FAR
Adjacent Urban (AU) Refer to Modesto or County standards, as applicable
Agriculture (A) 10 ac minimum 0.10FAR
RESERVE
Residential Reserve (RR}) Not applicable/ no development assumed without GP amendment
Industrial Reserve (IR) Not applicable/ no development assumed without GP amendment
*Assumed average household size for the purposes only of estimating population holding capacity.
*Iny select cases, an FAR of up to 5.0 will be permitted.
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G OALS, POLICIES, AND IMPLEMENTATION PROGRAMS

The goals and policies of this section are organized topically according to the following categories, each of
which relates to a key objective for land use and development in Ceres.

Community Character and Identity
Citywide Growth and Development
Residential Development - General
New Residential Neighborhoods
Existing Residential Areas
Commercial Land Use

Industrial Land Use

Economic Development

Major Corridors

Mitchell/Service Regional Commercial Area
Service Road Business Park Area
Downtown

Reserve Areas

The overall focus of this chapter is to set the standards and policies for future development and redevelopment
in Ceres focusing on high-quality, managed, orderly growth to achieve a balance of residential, commercial, and
industrial development. Development should occur consistent with the City’s ability to assimilate growth and
provide adequate public facilities and services, while maintaining the small-town character and quality of life in
Ceres.

The General Plan seeks to maintain Ceres’ community character and to
OMMUNITY provide the city with a distinctive identity as it grows. Residents value
CHARACTER AND Ceres sma}l—tqwn qualities .a'nd agr-lcultural. setting. Pohcu?s of the plan
IDENTITY seek to maintain those qualities while allowing for economic development

and continued growth. This section seeks to create a distinctive community
identity, with a major focus on the appearance and function of the City’s
major corridors included in a later section in this chapter. Policies in this
section also seek to preserve physical separation, where possible, from
nearby communities, to provide visual distinction from adjacent Modesto,
and to establish gateways to the city.

GOAL1A

To maintain Ceres’ small-town character and to create a distinctive city
identity as the city grows.

POLICIES

1.A.1. The City shall strive to preserve Ceres’ traditional small-town
qualities (e.g., family-oriented environment, stable neighborhoods,
lack of traffic congestion, ease in traveling within the city, personal
safety, community involvement), while increasing its residential
and employment base.
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1.A2.

1.A3.

1.A4.

1.A5.

1.A.6.

1.A7.

The City shall strive to maintain and enhance a unique community
identity. To this end, where possible, the City shall maintain
physical separation from nearby communities and provide visual
distinction where Ceres abuts Modesto.

The City, in cooperation with the County, shall seek to establish a
permanent greenbelt between Ceres and Keyes. The City shall work
with the County in limiting uses in this area by designating
agricultural and very-low density residential land uses for this area,
and shall seek long-term protection of these areas through
dedication of conservation easements to agricultural land trusts and
similar organizations.

The City shall oppose expansion of Modesto’s sphere of influence
south of its existing boundaries of the Tuolumne River east of the
Union Pacific (formerly the Southern Pacific) Railroad tracks and

Whitmore Avenue west of SR 99.

The City shall seek to provide visual distinction between Ceres and
Modesto where the two cities abut. To this end, the City shall use
signs and landscaping at entrances and along major corridors where
the two communities meet.

The City shall create gateways to provide distinctive entrances to
Ceres, particularly at key access points along the SR 99 Corridor, at
the major entrances on Mitchell Road, and at transitions from
Modesto and Ceres on Crows Landing Road.

The City shall seek to enhance the appearance of its major corridors
as important structural elements in Ceres’ physical identity, and asa
feature to improve Ceres’ image in attracting economic
development.

IMPLEMENTATION PROGRAMS

11

1.2

The City shall commission a study addressing the location, design,
and funding of gateway elements. The study shall include, but not
be limited to, sign, landscaping, lighting, and maintenance. Such a
study may be incorporated into studies for proposed interchange
improvements.

Responsibility: Planning and Community Development
Department

Time Frame:  FY 99-01
The City shall work with Caltrans to formulate a landscape plan for

the SR 99 Corridor to explicitly address the creation of gateways to
the city at major access points (e.g., Hatch Road, Mitchell Road).
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DEVELOPMENT
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Responsibility: Public Works Department
Planning and Community Development
Department

Time Frame: FY 99-01

Due to its location along State Route 99 in central Stanislaus County, many
forces are encouraging new residential and employment development in
Ceres. The Stanislaus Area Association of Governments (SAAG) projects
Ceres’ population to increase from approximately 30,000 in 1995 to 73,100 by
2015, not accounting for the population of approximately 8,500 within the
unincorporated areas immediately surrounding Ceres that already resides
within the city’s sphere of influence. The General Plan designates land to
accommodate projected growth through 2015 and achieve a balance of
residential and employment uses.

Policies in this section are intended to manage growth to avoid dramatic
growth peaks. New areawide plans will be phased according to five-year
increment growth guidelines. Housing units approved in adopted area
plans (as of January 1, 1997) will be accounted for in calculating the five-year
growth allocations, but will not be subject to the phasing provisions of the
General Plan.

Ceres has a history of compact growth, and has limited remaining
residential infill land within the city limits, aside from approved land in the
Waestpointe and Brown annexation areas on the west side of the city.

GOAL1.B

To grow in an orderly pattern consistent with economic, social and
environmental needs, maintaining Ceres’ small town character and
preserving surrounding agricultural lands.

POLICIES

1.B.1. The City shall ensure that land is designated for development
consistent with the needs of the community and to maintain a
positive fiscal balance for the City.

1.B2. The City shall promote and support the development of a healthy
balance of residential, commercial, and industrial businesses within
the city.

1.B.3. The City shall ensure that future development occurs in an orderly
sequence based on the logical extension of public facilities and
services.

1.B4. The City shall phase future growth and development to provide for
orderly growth and prevent premature conversion of agricultural
lands. Two phases of growth within the Urban Growth Area are
shown in Figure 1-1. Residential development will be permitted
within the second phase when there is a demonstrated need for
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additional land and there is less than a five-year supply of
appropriately-designated land avajlable within the first phase.

1B.5.  Annexations to the city shall be approved only after City approval
of an appropriate areawide plan (e.g., master plan, specific plan)
that addresses land use, circulation, housing, infrastructure, and
public facilities and services, based on the annexation policy
included as Appendix A of the Policy Document. The various areas
requiring areawide plans are shown conceptually in Figure 1-3. The
requirements for areawide planning and analysis of the impact on
public facilities and services may be waived by the City Council for
individual projects or categories of projects where these types of
studies are determined to be unnecessary or impractical due to size,
scale, location, or other special circumstances associated with the
application to annex to the City. In general, these would include:

Existing developed areas

Existing or proposed public facilities

Small-scale (generally less than 10 acres) infill or island areas

Small-scale (generally less than 10 acres) areas located north of

Hatch Road

e. Unique economic development opportunities that offer
significant community benefits (e.g., 100 or more
permanent/part-time jobs, substantial sales tax revenues)

f.  Housing projects for very-low and low-income households.

e o

1.B.6. The City shall endeavor to manage residential growth at an even
and reasonable pace, so as not to exceed an overall annual average
growth rate of 4.2 percent over the time frame of the plan. To this
end, the City shall manage single-family residential growth through
phasing provisions in new residential areawide plans. Approval of
new residential areawide plans shall be based on the following
general guidelines.

a. Cumulative projected single-family housing growth within
areawide plans should not exceed the following five-year
housing growth increments.

New Housing Units by Five-year Increment

Five-Year Period 1996-2000 2001-2005 2006-2010 2011-2015

Number of Units 2,805 3,335 3,173 3,787

b. Areawide plans should include phasing provisions to avoid
dramatic annual growth peaks.

c. Exceptions to these general guidelines may be granted by the
City under the following circumstances:

i If needed to provide for the City’s fair share of regional
housing needs

Ceres General Plan Policy Document 1-14
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1.B.7

1.B.8

1.B.9

1.B.10

1.B.11

LAND USE AND COMMUNITY DESIGN, Chapter 1

ii. For any portion of the proposed development that is
reserved for very-low- and low-income housing (as
demonstrated through rental or sales limitations)

iii. If the proposed development will provide substantial
benefits to the community, including, but not limited to,
the following:

1) Provides for or assists in providing for needed
infrastructure expansion that could not be
accomplished without adjusting the growth parameters
(e.g., wastewater treatment plant expansion, new trunk
line)

2) Provides for or assists in providing for development of
needed public facilities that could not be accomplished
without adjusting the growth parameters (e.g., high
school, community park)

3) Includes unique economic development opportunities
(e.g., substantial number of jobs, substantial sales tax
revenues) as a component of the project.

4) Includes needed or desired community facilities (e.g.,
community center, golf course).

5) Provides for substantial unmet or underserved need in
the community (e.g., very-low income housing).

6) Includes unique or special design or amenities that
warrant special consideration.

Infill development, multi-family development, and areawide plans
approved prior to adoption of this General Plan will be exempt from
the provisions of this policy.

The City shall promote infill development and reuse of
underutilized parcels in the city, consistent with maintaining or
enhancing the positive qualities of the surrounding neighborhoods.

The City shall oppose subdivision of properties in the
unincorporated sphere of influence where such development would
compromise future City development.

The City shall promote pedestrian, bicycle, and transit access and
circulation in designating and approving new development.

The City shall monitor technological advances that may affect
planning (e.g., advances in the use of electric cars, changes in
communications systems) to take the lead in planning for changes
that may affect land use.

The City shall require development project design to reflect and
consider natural features, noise exposure of residents, visibility of
structures, circulation, access, and the relationship of the project to
surrounding uses. Residential densities, building intensities, and lot
patterns will be determined by these and other factors. As a result,
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Ceres General Plan Policy Document

1.B.12

the maximum densities and intensities specified by General Plan
designations or zoning for a given parcel of land may not be
realized.

The City shall, providing reciprocal agreements are reached with
the City of Hughson and Stanislaus County, establish a permanent
urban growth boundary on the eastern boundary of the Urban
Growth Area to permanently limit urban development and preserve
agricultural lands east of the city. This permanent urban growth
boundary will also include buffers to minimize the impacts of urban
development on the immediately adjacent agricultural lands.

To establish the permanent urban growth boundary, the City shall
pursue agreements with Stanislaus County and the City of Hughson
to guarantee that these jurisdictions would also not ultimately allow
urban development in this area. In addition, to ensure the
permanence of this boundary and buffering between urban and
agricultural uses, the City will investigate the use of various
additional techniques to identify the most appropriate combination
of techniques to ensure its long-term viability. These techniques
may include, but are not limited to, the following:

a. Large ranchette lots on the periphery (e.g., to 2-5 acre lots) with
setbacks to buffer with agricultural uses.

b. Public or private recreational uses (e.g, parks, golf courses) on
the periphery to buffer with agricultural uses.

c. Purchase of conservation easements (including the use of
mitigation fees on new development to address funding for this
program).

d. Sizing of infrastructure (e.g. water and sewer mains) to
accommodate only growth on the east within the Urban Growth
Area, to make future expansion more difficult.

e. Design of circulation system to make eastward extension more
difficult.

f. Special provisions (i.e., a “supermajority”— four-fifths of the City
Council) to allow any amendments to the boundary.

IMPLEMENTATION PROGRAMS

1.3

14

The City shall apply to the Stanislaus County Local Agency
Formation Commission (LAFCO) for a change in its sphere of
influence, based on the adopted General Plan.

Responsibility: City Council
Planning and Community Development
Department

Time Frame:  FY 97-98; 98-99

The City shall monitor projected annual housing growth as part of
its annual report on meeting regional housing needs.
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Responsibility: Planning and Community Development
Department

Time Frame:  Annually

15 The City shall negotiate agreements with Stanislaus County and the
City of Hughson to mutually guarantee that the area east of the
Ceres Urban Growth Area will remain in agriculture.

Responsibility: City Council
City Manager
Planning and Community Development
Department

Time Frame: FY 97-98; 98-99

1.6 The City shall, either independently or as a component of Program
1.5, identify the most appropriate combination of techniques
identified in Policy 1.B.12 to provide for a permanent urban growth
boundary on the east and buffering between urban and agricultural
uses.

Responsibility: City Council
Planning Commission
Planning and Community Development
Department
Public Works Department

Time Frame:  FY 97-98; 98-99

17 The City shall encourage the County to amend its General Plan to be
consistent with the Ceres’ updated General Plan.

Responsibility: Planning and Community Development
Department

Time Frame: FY 97-98

Ceres’ character is in large part reflected in the character of its
neighborhoods. To provide for projected population growth and associated
economic development, the General Plan designates additional residential
land to accommodate projected residential demand through 2015, in a mix
of housing types and densities. Policies of the Plan address the overall
quality and style of the new residential development. Infill, reuse, and
intensification within developed areas is encouraged, as long as it reflects
the character of the sur-rounding neighborhood and does not result in
significant negative effects. This section addresses residential land uses
generally, while the next two sections specifically address new residential
develop-ment and development in existing residential areas.
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GoaAL1.C

To provide adequate land in a range of residential densities to accommodate
the housing needs of all income groups expected to reside in Ceres, while
ensuring a high quality of residential development.

POLICIES

LC1. The City shall support residential development at a manageable
pace to achieve its fair share of regional housing needs and provide
for orderly extensions of infrastructure and public services.

1.C2. Inreviewing and approving areawide plans for residential
development, the City shall ensure that an adequate supply and
densities of residential land is available,

1.C3. New residential developments should be physically and socially
integrated with the community. In considering proposed gated or
walled residential development, the City shall review the need for
these features in terms of whether they detract from the sense of
integration of such development into the community.

1.C4. The City shall reserve designated higher density housing sites for
medium and high density and multi-family housing development
by requiring new development to meet at least the minimum
density prescribed in the appropriate Medium Density or High
Density Residential land use designation.

1.C5.  The City shall encourage multi-family housing to be located
throughout the community, especially near transportation corridors,
downtown, major commercial areas and neighborhood commercial
centers.

1.C.6. The City shall encourage multi-family developments that include
the following features:

a. Sufficient outdoor privacy for each unit (i.e., patios and /or
decks)
Covered off-street parking
c. Parking sited off the primary access street and screened with
landscaping
Good site and building management and maintenance
Building massing broken into smaller units, including some
one-story elements
Pitched and varied rooflines
Functional and accessible interior site open space
Recreational areas for children
Attractive landscaping, including larger trees
Easily identified and sheltered entrances to units
Manageable number of units
Screened secure and accessible areas for waste disposal and
recycling

o AR L =3
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Multi-family development with the following features shall be
discouraged:

. Flat roofs and/or small roof overhangs
Large blank walls
Long blocks of undifferentiated and identical units
Large, single buildings
Poorly-maintained sites and/or buildings
Little or poor open space
Monotonous color schemes or large developments without
variation in building color
Lack of architectural distinctiveness
u. Highly visible, uncovered off-street parking or inadequate off-
street parking

®n.09 o3y

rf‘

IMPLEMENTATION PROGRAMS

1.8 The City shall review and amend the Zoning Ordinance to reflect the
, multi-family development guidelines included in Policy 1.C.6.

Responsibility: Planning and Community Development
Department

Time Frame: FY 97-98; 98-99

Most new residential development will occur outside the current city limits
EW on the east, west, and south. Policies of this section provide that major new
RESIDENTIAL residential development should be planned as new neighborhoods that

reflect the best qualities of Ceres’ existing neighborhoods, with a mix of
housing types and sizes, and integrated with community facilities including
neighborhood commercial areas, parks, schools, and other institutional uses.
New neighborhoods should be designed to encourage walking, bicycling,
and use of transit.

NEIGHBORHOODS

GOAL1.D

To provide for the development of new residential areas in planned
neighborhoods to be developed at an orderly pace and designed to promote
transit, walking, and bicycling.

POLICIES

1.D.1. The City shall encourage the creation of well-defined residential
neighborhoods throughout the city, including in newly-developing
areas. Each neighborhood should have a clear focal point, such as a
park, school, or other open space and community facility, and shall
be designed to promote pedestrian convenience. To this end, the
City shall consider the form of historic neighborhoods, including
emphasis on pedestrian access and circulation and tree-lined
parkways, as models for the planning and design of new residential
neighborhoods. (See also Policy 2.C.2. in the “Residential Streets”
section of Chapter 2)
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Illustration of tree-lined parkway strip

1.D.2. Consistent with the City’s annexation policy (Appendix A), new
residential development shall occur after adoption of areawide
plans (i.e., master plans or specific plans). Areawide plans shall
indicate the locations of various residential land uses, parks,
schools, neighborhood commercial, streets, bikeways, walkways,
and other infrastructure. Areawide plans shall include a mix of
residential densities.

Each residential areawide plan shall at a minimum address the
following:

a. The distribution, location, and extent of land uses, including
standards for land use intensity.

b. Compatibility of new development with adjacent existing and
proposed development.

c. Provision of a range of housing types to ensure socially and
economically integrated neighborhoods based on the Housing
Element projections of housing needs.

d. Distribution and location of roadways, including design
standards for and the general alignment of arterial and collector
streets. Specific provisions for local streets and bikeways
should be shown, where necessary.

e. Provisions for the extension of the existing city roadway system
into new development areas. New development shall be linked
to adjacent existing neighborhoods and planned neighborhoods.

f. Distribution and location of and specifications for sewer, water,
and drainage facilities needed to serve new development
consistent with the Sewer, Water, and Drainage Master Plans,
including reservations for needed wells and storage areas.

g. Distribution and location of neighborhood commercial centers,
parks, schools, and other public- and quasi-public facilities.

h. Provisions for linking residential neighborhoods, parks, schools,
shopping areas, and employment centers through a system of
pedestrian and bicycle pathways.
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i. Design guidelines for all new public and private development,
including landscaping, roadway frontage treatment, subdivision
identification signs and monuments, and walls and fences.

jo  Provisions for development phasing to ensure orderly and
contiguous development consistent with infrastructure
expansions and anticipated market demand.

k. Provisions for minimizing conflicts between new development
and adjacent agricultural uses.

1. Implementdtion measures necessary to carry out the plan,
including a program for financing public infrastructure
improvements.

1.D.3. The City shall require residential subdivisions to be designed to
provide well-connected internal and external street, bicycle, and
pedestrian systems.

1.D4. The City shall promote architectural and landscape design features
in new development that create more pedestrian-friendly
neighborhoods, such as rear, setback, or detached garages, front
porches, tree-lined streets, and landscaped strips between street and
sidewalks.

IMPLEMENTATION PROGRAMS

1.9. The City shall consider the preparation, if necessary, of residential
design guidelines to promote features that make development more
pedestrian and bicycle friendly.

Responsibility: Planning and Community Development
Department

Time Frame: As needed

Existing residential areas within the city and surrounding areas will
continue to require maintenance and in some cases rehabilitation.
Continued infilling of vacant residential land in existing residential areas
will also take place. Because of their smaller size, new development in these
areas will generally not be subject to areawide plans, but will instead be
reviewed on a project by project basis.

The policies in this section aim to ensure maintenance and enhancement of
the quality and character in existing neighborhoods.

GOAL LE

To maintain and enhance the best qualities of existing residential
neighborhoods as the city grows.

POLICIES

1E1. The City shall seek to preserve the vital qualities of existing, stable
residential neighborhoods, such as well-maintained buildings and
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landscaping, street trees, well-maintained streets and sidewalks,
bikeways, well-located and well-maintained parks, low levels of
traffic volumes and speed on residential streets, absence of graffiti,
and high levels of personal safety.

1.E.2. The City shall encourage infill and reuse in existing neighborhoods
that maintain or enhance the positive characteristics of the
surrounding neighborhood and do not negatively affect
surrounding land use.

1E3. The City shall continue to promote rehabilitation for single and
multi-family housing in the Planning Area, encouraging funding
through federal and state grants and redevelopment agency
programs.

1E.4. The City shall promote street tree planting and maintenance in
existing residential neighborhoods.

1E5. The City shall provide assistance and/or encouragement to
community service and non-profit organizations to assist seniors
and lower income households with housing and landscape
maintenance.

1.E.6. The City shall continue to enforce the City property maintenance
ordinance to address property and buildings that become eyesores
or present health and safety problems.

Ceres’ commercial land uses provide shopping and employment
OMMERCIAL opportunities for its residents, employees, and visitors. Commercial and
LAND USE office development is located primarily along Whitmore Avenue, Hatch

Road, Mitchell Road, and planned along Crows Landing Road.
Neighborhood commercial centers are located and planned in residential
neighborhoods.

This section includes policies generally promoting well-located and
designed commercial development. Additional policy sections follow that
address provisions for specific commercial corridors and districts.

GOAL1F

To designate adequate commercial land for and promote development of
commercial uses compatible with surrounding land uses to meet the present
and future needs of Ceres residents and visitors and to maintain economic
vitality.

POLICIES

1E1. The City shall designate commercial land in appropriate locations
and parcel sizes to provide for various kinds of commercial
development to meet the needs of Ceres residents and visitors. The
City shall strive to avoid designating an oversupply of
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commercially-designated land to prevent the dilution or
deterioration of currently viable commercial uses.

LE2.  Commercial facilities should be designed to promote transit,
pedestrian, and bicycle access. The City shall require that new
commercial development be designed to facilitate pedestrian
circulation within and between commercial sites and nearby
residential areas rather than being designed solely to serve vehicular
circulation. ’

1.E3.  The City shall encourage commercial and office developments that
include the following features:

a. A common architectural theme for buildings.

b. Attractive building frontages that are readily visible to the
public.

¢. Variation in the roofline (multi-planed, pitched roofs)

d. Articulation in the walls (insets, canopies, wing walls, trellis),

e. Pedestrian—friendly design (wide sidewalk, store front windows,
trellis, sidewalk furniture including benches and pedestrian
scaled lights).

f. Integrated on-site circulation .

g Access to adjacent commercial and office properties where
appropriate.

h.  Main entryways and primary internal driveways defined by
using landscaping, textured paving, trellis, etc..

1. Large parking areas with tree coverage separated into a series of
smaller parking areas with the use of landscaping and the
location of buildings.

J-  Loading bays and outdoor storage areas that are not readily
visible to the public.

k. Attractive overall landscaping plan

. Comprehensive sign program

1F.4.  The City shall require new commercial development to be designed
to minimize the visual impact of parking areas on public roadways,
particularly at major intersections.

LES5.  The City shall encourage significant new office developments to
locate near major transportation corridors, and/or concentrations of
residential uses. New office development may serve as buffers
between residential uses and higher-intensity commercial uses.

LE6. The City should consider reuse of vacant strip commercial malls for
offices, housing, or other non-retail uses.

LE7. The City shall reserve sites for neighborhood commercial

development, when appropriate, in areawide plans for new
residential neighborhoods.

1-23 Ceres General Plan Policy Document



LAND USE AND COMMUNITY DESIGN, Chapter 1

I NDUSTRIAL
DEVELOPMENT

Ceres General Plan Policy Document

The General Plan designates land for and seeks to expand the City’s
industrial base to provide for greater economic development and
employment opportunities for Ceres residents.

GOAL1.G

To designate adequate land for and promote development of industrial uses
to meet the present and future needs of Ceres residents for jobs and to
maintain economic vitality.

POLICIES

1.G.1. The City shall designate specific areas suitable for industrial
development and reserve such lands in a range of parcel sizes to
accommodate a variety of industrial uses.

1.G.2. The City shall only approve new industrial development that has
adequate infrastructure and services. Industrial development shall
be required to provide sufficient buffering from residential areas to
avoid impacts associated with noise, odors and the potential release
of noxious and hazardous materials.

1.G3. The City shall promote the development of new business park uses
in the business park locations south of Service Road and along
Mitchell Road (north of Haich Road).

1.G4. The City shall seek to minimize the adverse visual impacts of
industrial development from State Route 99, primarily through
landscaping and fences.

1.G5. The City shall encourage industrial developments that include the
following features:

a. Attractive building frontages that are readily visible from the
public street (brick, wood facade)

b. Variation in the roofline (multi-planed, pitched roofs)

¢.  Articulation in the walls (insets, projections, canopies, wing
walls, trellis)

d. Large parking areas with tree coverage separated into a series of
smaller parking areas with the use of landscaping and the
location of buildings

e. Outdoor service areas, loading bays and outdoor storage areas
that are not readily visible to the public

f.  Attractive landscaping to enhance the business by softening
buildings and parking areas.

1.G.6. If demand for wet industry is indicated, the City shall accommodate
such industries in industrially-designated areas in the southwestern
part of the Planning Area, if it is economically feasible to provide
water and treat and dispose of the wastes generated by such
industries with a separate industrial wastewater treatment plant.
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AIRPORT AREA

DEVELOPMENT

LAND USE AND COMMUNITY DESIGN, Chapter 1

The northeastern part of the Planning Area is close to the Modesto City-
County Airport, located north of the river in Modesto. It is the oldest
publicly owned airfield in the U.S., with its original dirt runway built in
1928. The airport serves the general aviation and commercial service needs
of Stanislaus County. The airport has two runways for general aviation and
commercial uses. The longer 5911-foot runway serves the commercial uses,
while the 3,459-foot runway is used for general aviation purposes.

In 1978, the Stanislaus County Airport Land Use Commission (ALUC)
adopted an Airport Land Use Plan for the Modesto City-County Airport.
Under various provisions of state law, cities and counties are required to
either bring their general plans and zoning and any specific plan into
compliance with the adopted County Airport Land Use Commission
(ALUC) plan for territory around designated airports or make specified
findings. The purpose of the airport land use plan and the consistency
requirement is to eliminate or minimize development around airports that
would be subject to significant levels of aircraft noise or would pose a safety
hazard to aircraft or occupants of the development in the event of a crash.

For the purposes of this General Plan, the City developed airport planning
area safety zones and standards based on the guidelines in the 1993
California Division of Aeronautics Airport Planning Handbook, in
consultation with the Modesto City-County Airport Manager and the
California Division of Aeronautics. The City relied on the more current
guidelines rather than using the standards in the 1978 ALUC Plan, since the
most current guidelines represent more recent scientific and planning
analysis of risks around airports, and to plan for and anticipate future
changes in this area if or when ALUC updates its 1978 plan.

See also the “Aircraft Crash Hazards ”section in Chapter 7, Health and Safety.

GOAL 1.H:
To regulate future development near the airport to provide for protection of
public health and safety.

POLICIES

LH.I. The City shall emphasize compatibility of land uses for both urban
development and for airport facilities to ensure the availability of
local air transportation services and a quality living environment.

1.H2. The City shall allow new development within Airport Safety Zones
(Figure 1-4) according to the standards in Table 1-2. At the
discretion of the Ceres Director of Planning and Community
Development, an applicant for a permit or other entitlement may be
required to submit survey information sufficient to document the
location of a property or development site in relation to the various
Airport Safety Zones.
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LH3. The City shall work closely with appropriate agencies, including the
Stanislaus County Airport Land Use Commission, to ensure
compatibility of land uses with airport facilities and operations. To
this end, the City shall encourage the Stanislaus County Airport
Land Use Commission to update the Airport Land Use Commission
Plan consistent with the requirements of State law, including using
the California Division of Aeronautic Airport Planning Handbook as a
guideline.

1.H4. The City shall limit building heights for airspace protection in
accordance with Federal Aviation Regulations Part 77.

LHS5.  The City shall require the dedication of overflight easements and/or
deed notices when development is proposed on property within the
airport safety zones in Figure 1-4.

IMPLEMENTATION PROGRAMS

110 The City shall review, and revise as necessary, the Airport Overlay
Zone of the Zoning Ordinance consistent with the standards in this
General Plan.

Responsibility: Planning and Community Development
Department
City Council

Time Frame:  FY 97-98; 98-99

The City of Ceres, through General Plan policies, redevelopment, and other
CONOMIC efforts, seeks to maintain and enhance the quality of life of its residents by
DEVELOPMENT retaining and encouraging expansion of existing industries and businesses

and attraction of new businesses in order to provide jobs for Ceres residents
and maintain a financially healthy city.

Economic development requires the cooperation of public and private
sectors. Businesses seek to locate and expand for a variety of reasons,
including location, available work force, economic conditions, adequacy of
infrastructure and resources, availability of land, incentives, and quality of
life in the community.

Policies in this section seek to directly promote and facilitate economic
development. Policies in other sections are also related to economic
development, including commercial and industrial land, agriculture,
sections addressing the appearance and image of Ceres, and chapters
addressing improvements to the transportation system, public facilities and
services, and education.

GoAL 1l
To maintain a healthy and diverse local economy that meets the present and
future employment, shopping, recreational, public safety, and service needs
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Ceres General Plan Policy Document

of Ceres residents and to expand the economic base to better serve the needs
of residents.

POLICIES

1LIL1.

1.1.2,

1.1.3.

1.1.4.

1.15.

1.16.

1.17.

1.1.8.

1.1.9.

The City shall encourage the retention and expansion of existing
industries and businesses in Ceres.

The City shall support the development of primary wage-earner job
opportunities to provide Ceres residents an alternative to
commuting outside Ceres.

The City shall seek the development of new businesses, especially
those that provide primary wage-earner jobs, by designating
adequate land and providing infrastructure in areas where
resources and public facilities and services can accommodate
employment generators.

The City shall focus economic development efforts on projects that
will maximize long-term net revenues to the City.

The City shall consider providing incentives for new development
that provide a substantial benefit to the community, such as large
numbers of primary wage-earner jobs or affordable housing. Such
consideration shall include identification of possible alternative
funding sources to offset the foregone revenues.

The City shall strive to coordinate its economic development efforts
with the efforts of Stanislaus County, the Stanislaus County
Economic Development Corporation (SCEDCO), other Stanislaus
County cities, and economic development organizations, including
the local chamber of commerce.

The City shall actively and regularly solicit the views of the business
community in matters affecting Ceres’ economic climate and
development.

The City shall continue to market Ceres as a business site location
through the preparation of information packets and attendance at
marketing seminars and conferences.

The City shall continue to examine ways to streamline regulatory

and permit processes to facilitate business expansion and new
business development in Ceres.
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IMPLEMENTATION PROGRAMS

1.11.  The City shall continue to implement the Ceres Redevelopment
Agency (CRA) and Stanislaus-Ceres Redevelopment Commission
(SCRC) Project Area Plans and AB 1290 Implementation Plans to
promote economic development in the Planning Area. The primary
economic development elements of the CRA plans include the
following:

a. Economic development (business retention, expansion, and
attraction)

b. Provision of infrastructure and public facilities

¢. Recreational, cultural, community facilities and improvements

The primary economic development elements of the SCRC plans
include the following:

a. Housing development (home ownership assistance, site
acquisition and reuse of land)

b. Economic development (business retention, expansion, and
attraction)

c. Provision of infrastructure and public facilities

d. Community cleanup activities

Responsibility: Ceres Redevelopment Agency
Stanislaus-Ceres Redevelopment Commission

Time Frame:  Ongoing

As described in the section of community character and identity, Ceres’
AJOR major corridors are critical components of the city’s image and identity, in
CORRIDORS addition to their important transportation and economic functions. The

most important commercial corridors include Whitmore Avenue, Mitchell
Road, Hatch Road, and Crows Landing Road. Other corridors include Faith
Home and Service Roads, and the State Route 99 corridor. The City has an
adopted plan for the Mitchell Road Corridor and, as of August 1996, is
preparing a business improvement plan for the Hatch Road Corridor.
Policies in this section seek to enhance the aesthetics and transportation
functions of these corridors. See also the section on major corridors in Chapter 2,

Transportation and Circulation.

GOALL]J:

To maximize and balance the transportation function and aesthetic image of
the city’s major corridors.

POLICIES
1J.1.  The City shall promote improvements to its major corridors to make

them distinctive and inviting. The City shall pay special attention to
entrances to the city along major corridors.
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1J.2.  The City shall promote a unified system of street tree plantings
along its major corridors. Street tree plantings should be
coordinated along major commercial corridors, differentiated from
residential corridors.

1.J.3.  The City shall promote development of a unified sign program for
large projects along its major corridors, and shall limit the size and
number of signs along residential corridors.

1J.4.  The City shall limit the number of access points along expressways
and the Mitchell Road corridor to maximize their traffic-carrying
potential.

1J.5.  The City shall provide for buffers and transitions between
commercial uses in major corridors and adjacent residential uses.

1J.6.  The City shall enhance the visual quality of its major corridors by
requiring new and expanding development to conceal unsightly
uses and equipment, (i.e., screening of rooftop equipment and
outdoor storage and undergrounding of utilities).

1.J.7.  The City shall maintain a corridor plan for Mitchell Road from the
river to SR 99. This corridor plan shall provide for:

a. Incentives and measures to avoid breaking up large parcels into
small, separate, and unrelated development projects.

b. Requirements for architectural, landscaping, and hardscaping

treatments that distinguish this as a major corridor through

Ceres.

Residential uses in conjunction with commercial projects.

Commercial and office uses in business park areas.

e. Regional commercial uses consistent with the guidelines
included in Section 1.K of this Policy Document.

o n

1J.8.  The City shall prepare a corridor plan for Hatch Road between SR
99 and Mitchell Road. The plan should include the following
components:

a. Vehicular and non-vehicular circulation strategies to promote
efficient traffic movement along Hatch Road and appropriate
access to properties.

Land use and building location strategies to promote sharing of
patronage among businesses.

Areawide information and sign program.

Maintenance plan and safety program.

Image enhancement and marketing program.

Capital improvement projects, including streetscaping, signs,
and facade improvements.

g

"o o0

1.J.9.  The City shall promote higher intensity office development in the
SR 99 Corridor in appropriate locations with good transportation
access.
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1.J.10.

1.J.11.

1.J.12.

1J.13.

LAND USE AND COMMUNITY DESIGN, Chapter 1

The City shall promote landscaping along the SR 99 Corridor to
enhance the appearance of the corridor and, where appropriate, to
improve the visibility of commercial properties along SR 99.

The City shall promote the Crows Landing Road Corridor between
Whitmore and Service Roads as a major employment corridor. This
corridor shall include:

a. County facilities and other regional governmental functions.

b.  Commercial and office development that serves this areas.
Regional commercial uses that directly compete with the
Mitchell/Service area should be discouraged.

¢.  Major industrial and office uses.

The City shall encourage the City of Modesto and Stanislaus County
to set high standards for development along the roadway and
continued maintenance of the roadway along Crows Landing Road
north of Whitmore Road and south of the Planning Area.

The City shall limit commercial development along Faith Home
Road to major intersections to promote its development as an
expressway. Direct access to Faith Home Road from commercial
development will be prohibited or limited to right-turn in, right-
turn out only.

The City shall limit commercial development along Service Road to
major intersections and neighborhood commercial uses. Access
will be limited to right-turn only on an interim or long-term basis
depending on the location and design of development.

IMPLEMENTATION PROGRAMS

112

1.13

1.14

The City shall prepare a corridor plan for Hatch Road based on the
Hatch Road Business Improvement Plan.

Responsibility: Planning and Community Development
Department

Time Frame:  FY 97-98; 98-99
The City shall prepare a street tree program for the major corridors.
Responsibility: City Council
Planning Commission
Planning and Community Development
Department
Public Works Department
Time Frame:  FY 98-99

The City shall prepare a sign program for the major corridors.
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Responsibility: City Council
Planning Commission
Planning and Community Development
Department

Time Frame: FY 99-00

115  The City shall amend the Mitchell Road Corridor Specific Plan
consistent with the updated General Plan.

Responsibility: City Council
Planning Commission
Planning and Community Development
Department

Time Frame:  FY 98-99; 99-00

116  The City, in cooperation with Caltrans, shall develop a landscaping
plan for SR 99, to enhance the appearance of the corridor and
improve the visibility of commercial properties with access to SR 99.
This plan should provide for funding and maintaining the
landscaping.

Responsibility: City Council
Planning Commission
Planning and Community Development
Department
Public Works Department

Time Frame:  FY 99-00

1.17  The City, working with property owners, shall develop a strategy
for landscaping and beautifying the east side of SR 99 and railroad
frontage properties.

Responsibility: City Council
Planning Commission
Planning and Community Development
Department
Public Works Department

Time Frame: FY 99-00

’ The area located at the intersection of Mitchell and Service Road and State
ITCHELL/ Route 99 provides a unique opportunity to create a distinctive and
SERVICE ROAD important commercial core for Ceres. This area is currently largely

undeveloped and is well located adjacent to the freeway and at the
REGIONAL intersecticI:n of two of Ceres’ most ixilportant roadways. Future circulation
COMMERCIAL AREA improvements, including improvements to the SR 99 interchange and
development of two one-way couplets also create an opportunity for a
special commercial area, envisioned to include larger regional commercial
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uses and possibly a pedestrian-oriented or village-type shopping area (i.e,,
similar in concept to McHenry Village in Modesto).

GoAL1K

To create a new regional commercial area that includes a pedestrian-
oriented commercial area and larger-scale regional commercial uses.

POLICIES

1K1

1.K.2.

1.K.3.

The City shall support improvements to the interchange of Mitchell
Road at SR 99 to allow for the development of a regional
commercial area as shown in Figure 1-5.

The City shall require the preparation of a master plan or
amendment to the Mitchell Road Corridor Specific Plan to guide the
development of the Mitchell/Service Road area, as illustrated in
Figure 1-5, consistent with the general guidelines included in
Appendix A. This conceptual illustration includes the following
features:

a. An area designated for a pedestrian-oriented shopping street
related to the unique development opportunities created by and
contained within the couplet roadways north of Service Road
(area a in Figure 1-5)

b. An area devoted to lower-intensity commercial and professional
office uses contained within the triangle of land south of Service
Road (area b in Figure 1-5)

c. An area west of the westernmost Mitchell Road couplet
designated for shopping center/big-box retail uses (area c in
Figure 1-5).

The master plan or amended Mitchell Road Corridor Specific Plan shall
contain a detailed land use plan that includes the following as
appropriate:

a. Opportunities for a range of sizes and types of commercial
businesses.

b. A central north-south aligned pedestrian street/major public
space located midway between the couplet roadways

¢. Opportunities for mixed use development along the pedestrian
street specifically, and within the area bounded by the Mitchell
Road couplets in general (e.g., retail on first floor, offices and
housing on second floors).

d. Larger retail anchor stores at the north and south termini of the
pedestrian street.

e. Moderately-scaled parcels on the two couplet streets, with
stores fronting directly on the street sidewalk.

f. Larger-scale retail commercial uses west of Mitchell Road’s
western couplet.

g. Commercial/office uses that generate lower traffic volumes
within the area south of Service Road.
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Existing uses shall be integrated into the land use plan wherever
possible.

1.K.4. The master plan or amended Mitchell Road Corridor Specific Plan shall
address the following urban design considerations:

a. Building height, scale, massing, and general character:

o The pedestrian street should have a traditional “main street”
charactér, including continuous building frontage, a high
percentage of windows on ground floor street facing
elevations

* A minimum length of blank walls

¢  Buildings within the pedestrian area should be two to three
stories in height, with building frontages typical of historic
retail streets

+ Building height and scale along the couplet roads should be
no more than three to four stories

¢  Buildings within the larger retail complex to the west of
Mitchell Road should not exceed three stories in height, and
should be sited in traditional shopping center
configurations, with parking surrounding the buildings

b. Quality and character of public space:

¢  Pedestrians should have priority over the automobile
within the primary core area

*  Buildings within the pedestrian area should front on the
property line with generous sidewalks and street trees
lining and defining the public walkway

»  Buildings should front on primary street property lines at
all intersections, although diagonal entrances and /or
arcades are encouraged at such locations

+ A distinctive landmark should be created at the northern
and southern entries into the master plan area to serve as
gateways into the new pedestrian-commercial area.

1.K.5. The master plan or amended Mitchell Road Corridor Specific Plan shall
contain a landscape plan that includes:
a. A landscape concept plan for the retail area and parking lots
b. A streetscape plan for public space (including sidewalks, street
trees, benches, trash receptacles, street lighting, street and
directional signs, and planted areas, information kiosks).

1.K.6. The master plan or amended Mitchell Road Corridor Specific Plan shall
include a circulation and parking plan consistent with the following
guidelines:

a. Access and parking should be provided away from intersections
and thus not interfere with traffic flow and turning movements

b. Parking lots should be sited in mid-block, with access and
egress located at a distance of not less than 200 feet from
intersections

c. Parking structures, if needed, should have continuous ground
floor commercial space along major street frontages

d. On-street parking should be provided wherever practical
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FIGURE 1-5

MITCHELL/SERVICE ROAD
REGIONAL COMMERCIAL AREA
(Mustrative)

Area a: Pedestrian-Oriented Shopping Area
Area b: Lower-Intensity Commercial/ Office Uses

Area C: Larger Scale Shopping Centers/Big Box







S ERVICE ROAD
BUSINESS PARK
AREA

LAND USE AND COMMUNITY DESIGN, Chapter 1

1.K7. The master plan or amended Mitchell Road Corridor Specific Plan shall
include the outline for a centralized retail management program for
the pedestrian-oriented specialty retail area that addresses the
following:

Tenant recruitment

Times of operation

Coordinated promotion

Employee parking

Public safety

Retail uses located within the public space
Signs

Maintenance of common space

@ e ap op

IMPLEMENTATION PROGRAMS

118  The City shall prepare and adopt a master plan or amend the
Mitchell Road Corridor Specific Plan to guide development of the
Mitchell/Service Road regional commercial area consistent with the
guidelines in the General Plan.

Responsibility: City Council
Planning Commission
Planning and Community Development
Department

Time Frame: FY 97-98; 98-99

Also See Program 2.4

The area south of Service Road, on the west side of State Route 99, is
designated as a business park. The General Plan promotes development of
this area as an attractive business park that will create a positive image for
Ceres and promote economic development.

GOAL1.L:
Create an attractive new business and professional park that provides
employment opportunities for Ceres residents.

POLICIES

1L.1. The City, with property owners and developers, shall prepare a
master plan for the Service Road Business Park area, as shown in
Figure 1-3, prior to its development, consistent with the general
guidelines included in Appendix A and provisions of policies 1.L.2,

1.L.3,and 1.L 4.

1L.2. The master plan shall include the following design components:
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D OWNTOWN

Ceres General Plan Policy Document

a. Specification of building height, scale, massing, and general
character

b. A distinctive landmark at the SR 99 entries into the area to serve
as a gateway into the city. A subordinate but related landmark
should be used to define the entry into the business park.

¢. Links to the adjoining commercial recreation area

1.L.3. The master plan shall include a landscape plan consisting of the
following elements:

a. A landscape concept plan for business park and parking lots
b. A streetscape plan for public and/or common space (including
sidewalks, street trees, benches, trash receptacles, street lighting,

street and directional signs, and planted areas, information
kiosks).

1.L4. The master plan shall include a circulation and parking plan
consistent with the following guidelines:

a. Access and parking should be provided away from intersections
and thus not interfere with traffic flow and turning movements

b. Parking lots should be sited in mid-block, with access and
egress located at a distance of not less than 200 feet from
intersections

IMPLEMENTATION PROGRAMS

1.19  The City shall prepare a master plan for the Service Road Business
Park area consistent with the guidelines in the General Plan.

Responsibility: City Council
Planning Commission
Planning and Community Development
Department

Time Frame:  FY 00-01 or upon private application

Downtown Ceres is an important part of Ceres” small-town character and
community heritage. Downtown is centrally located in the community with
good access off SR 99, but is too small to serve a central major retail function
for the city. Downtown includes many of Ceres” historic buildings and
surrounding neighborhoods.

Policies of the plan seek to preserve and enhance this important resource by
promoting increased retail, office, government, cultural, and entertainment
uses in the Downtown, providing for some residential uses in second floors,
and providing for parking, streetscape, and building facade improvements.

GoAL1M

To promote and support the development and maintenance of an
economically viable and physically attractive downtown area.
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POLICIES

1M.1. The City shall promote the commercial area downtown as a
pedestrian, specialty retail, entertainment, cultural, and office and
financial area.

1.M.2. The City shall promote use of first floor space in new buildings
downtown for retail, food service, financial institutions, and other
high volume commercial uses, and office and residential uses on
second floors.

1.M.3. The City shall undertake streetscape improvements in the
downtown area to give a clear and visually-appealing identity.

1.M.4. The City shall support programs to improve the appearance of
downtown, including alley clean-ups, abatement of building code
violations, redevelopment activities to reduce blight, and
enhancement and consolidation of parking.

IMPLEMENTATION PROGRAMS

120  The City shall review and revise as necessary zoning applied
Downtown to distinguish the commercial and residential areas and
to allow for mixed use development in the Downtown commercial
area.

Responsibility: City Council
Planning Commission
Planning and Community Development
Department

Time Frame:  FY 97-98; 98-99

Areas within the Planning Area that are designated for ultimate urban
development but are not needed to accommodate projected urban
development through 2015 are designated as Residential Reserve and
Industrial Reserve. The reserve designations indicate an overall intent that
these areas will eventually develop with residential or industrial uses as
part of Ceres. These areas are generally located in the southwestern and
western parts of the Planning Area.

Policies in this section ensure that no substantial urban development can
occur within the Reserve areas without a General Plan Amendment, except
for limited unincorporated development consistent with underlying County
Zoning,

GOAL1.N

To maintain land as Residential and Industrial Reserve within the Planning
Area for consideration for accommodation of development projected to
occur beyond 2015.
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POLICIES

1.N.1. Substantial development of reserve areas will not be permitted
without a General Plan Amendment. Prior to any General Plan
Amendment, the City will allow only uses consistent with the
Agricultural designation and County zoning.

1.N.2. The City will consider the appropriateness of annexation and
development of Residential and Industrial Reserve lands based
upon the following factors.

a. Demonstrated need for additional land
b. Awvailability of appropriately-designated land for development
within the Urban Growth Area

c. Possible location and mix of land uses

d. Implications for overall community form

e. Ability to provide infrastructure and public facilities and
services

f. Environmental impacts

g. Fiscal impact on City

h. Community benefits
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CHAPTER 2
TRANSPORTATION
AND CIRCULATION

A city is both defined and constrained by the network of highways, roads, railroads, and transit services that
move its residents and goods through and in and out of the city. Mobility within Ceres is relatively easy, and is
an important feature of the city’s small-town quality. The General Plan provides for the development of new
roads and widening and improvement of existing roadways to serve new development. It also, however,
promotes alternative forms of transportation to reduce air pollution, reduce the need for costly roadway
improvements, and support those who cannot or do not wish to use automobiles for all trips.

This chapter addresses various transportation issues, including automobile travel and parking, transit, non-
motorized transportation (e.g., bicycle and pedestrian travel), goods movement (truck and rail), and air
transportation. It is divided into two major sections. The first section describes the Circulation Diagram and
the roadway classification system and standards. The second section sets out goals, policies, and
implementation programs related to the various forms of transportation.

The City’s roadway network is designed to support 2015 development of
IRCULATION the land uses shown on the Land Use Diagram and to reserve adequate
DIAGRAM AND rights-of-way for development beyond 2015. The General Plan seeks to

maintain the city’s relatively free-flowing traffic conditions while allowing
for future growth. The City’s most important policy tool for ensuring
upgrading and maintenance of its roadways to provide for effective and
efficient traffic movement is the Circulation Diagram and its associated
standards.

STANDARDS

CIRCULATION DIAGRAM The Circulation Diagram (included as Figure 2-1) depicts the proposed
circulation system to support development under the Land Use Diagram.
This circulation system is represented on the diagram as a set of roadway
classifications that have been developed to guide Ceres’ long-range
planning and programming. Roadways are systematically classified based
on the linkages they provide and their function, both of which reflect their
importance to the land use pattern and traveler.

ROADWAY Roadways serve two functions that conflict from a design standpoint: to
CLASSIFICATION provide mobility and to provide property access. High and constant speeds
are desirable for mobility, while low speeds are more desirable for property
access, particularly in residential areas. A functional classification system
provides for specialization in meeting the access and mobility requirements
of the development permitted under the General Plan. Local streets
emphasize property access; arterials emphasize high mobility for through-
traffic; and collectors attempt to achieve a balance between both functions.
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Ceres General Plan Policy Document
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Figure 2-1, the Circulation Diagram, presents the official functional
classification of existing and proposed roadways in Ceres. The hierarchy of
the functional classifications in the city consists of expressways, arterials,
collectors, and local roads and streets as described below.

Freeways

Freeways are very limited access high speed travelways included in state
and federal highway systems. Freeway design standards are established by
the California Department of Transportation. Freeway access is limited to
designated interchanges; no direct access is permitted for any use.

Expressways

Expressways are limited access, moderate- to high-speed facilities that are
intended to carry in excess of 25,000 vehicles a day. Expressways may have
four to six travel lanes and intersect only with primary collectors, arterials,
and expressways. The right-of-way for expressways will range from 100 to
158 feet. Expressways may access freeways at high volume interchanges.
Limited direct access to industrial, commercial, and high density residential
uses is permitted as approved through site plan review. For planning
purposes, expressways are categorized into three generic classes, two of
which are applied in the Ceres Planning Area. These two are defined
below.

Class B expressways (Faith Home Road, Service Road, Carpenter Road)
restrict access from driveways and local streets, and allow right-turn in,
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right-turn out access movements from secondary collectors. Major cross
street intersections are signalized with multiple turn lanes. The expressway
receives 65 to 75 percent of the “green time” and therefore 65 to 75 percent
of the intersection capacity. Consequently, Class B expressways have 30 to
50 percent more capacity than major arterials with the same number of
lanes.

Class C expressways (Hatch Road) have right-turn only access restrictions
for occasional minor streets, and allow left-turn staging in median from
occasional collector streets. Major intersections are signalized, with 55 to 65
percent of green time. Class C expressways are similar to major arterial
streets, but their access controls and preferential treatment at intersections
give them about 20 percent more capacity than an arterial with the same
number of lanes.

Arterials

Arterials are moderate-speed through streets. Average daily traffic on an
arterial usually averages over 10,000 vehicles per day. Arterials will
usually have four to six travel lanes with left turn pockets or lanes. The
right-of-way for these streets should range from 90 to 120 feet. Access to an
arterial should be primarily accomplished through primary collector and
secondary collector streets. Limited direct access to industrial, commercial
and high density residential uses is permitted as approved through site
plan review. A driveway spacing of at least 300 feet should be maintained
wherever possible. Arterials are designated throughout the Planning Area,
generally creating a one-mile grid pattern.

Primary Collector Streets

Primary collector streets are intended to transfer traffic from collector and
minor streets to an arterial. Average daily traffic on a primary collector will
usually average less than 10,000 vehicles per day. They normally have a
two-lane configuration with a right-of-way of 50 to 60 feet. Primary
collector streets should provide direct linkages to neighborhood shopping
areas. Primary collector intersections should be staggered to discourage
their use as through access ways by-passing arterials. Direct access for low
density residential, commercial, and industrial uses and developments
should be permitted consistent with adopted improvement standards.
Primary collector streets are designated throughout the Planning Area,
generally creating a % to % mile grid pattern.

Secondary Collector Streets

Secondary collector streets are intended to carry moderate volumes of
traffic from local streets to primary collectors and arterials. Average daily
traffic on a secondary collector normally averages 500-4,000 vehicles per
day. Secondary collector streets should have a right-of-way of 50-60 feet.
Direct access should be permitted consistent with approved standards.
Secondary collector streets are not delineated on the Circulation Diagram;
instead they are located through the development and subdivision
approval process.
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Local Streets

Local streets are intended as low capacity streets primarily serving low
density residential uses. Average daily traffic on a local street averages less
than 1,000 vehicles per day, although most local streets average less than
500 vehicles per day. Local streets should have a two-lane configuration
with a right-of-way of 46-60 feet, although narrower rights-of-way may be
permitted in certain circumstances. The minimum right-of-way for local
streets in areas designated for commercial and industrial is 60 feet. Direct
access to local streets is permitted consistent with adopted improvement
standards. Local streets are not delineated on the Circulation Diagram;
instead, they are located through the development and subdivision
approval process.

Table 2-1 summarizes the functional hierarchy of streets and street
standards and Table 2-2 lists the roadways falling within each functional
classification in Ceres, except for minor collectors and local streets, as

shown on the Circulation Diagram.

TABLE 2-1

HIERARCHY OF STREETS AND STREET STANDARDS

Collector
Description Local Streets Secondary Primary Arterial Expressway Freeway
1. Right-of-Way Width 46-60 Feet 50-60 Peet 50-60 Feet 90-120 Feet 100-158 Feet 150-Feet
2. Travel Lanes 2 2 2 4+ 4+ 4+
Left-Turn Lanes No No Sometimes Usually Usually No
3. Speed Limit 25 mph 25-30 mph 25-35 mph 25-55 mph 40-55 mph 55 mph
4. Level of Service C C D D D D
5. Distribution Intervals Throughout Throughout ¥ Mile Grid 1 Mile Grid Varies Varies
6. Average Daily Trips Generally less 500-4,000 3,000-10,000 10,000-35,000 25,000-72,000 30,000-72,000
than 500
7. Access Individual lot Individual lot access collectors Emphasis on At grade Grade-sepa-
access. Should | links neighborhood with schools, | limiting indi- intersections rated
not link di- parks, shopping centers, arterial vidual lot ac- with primary interchanges
rectly with cess, urge collectors,
arterial joint drive- arterial and
ways, back-up | expressways.
lots and Very limited
access-ways right turn
to reduce driveways
driveways. may be per-
No single mitted at
family resi- select
dential drive- locations
ways

Ceres General Plan Policy Document
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TABLE 2-2

ROADWAY CLASSIFICATIONS

FUNCTIONAL CLASS ROADWAY SEGMENT
Freeways State Route 99 (SR-99)

Expressways Hatch Road from Faith Home Road to Carpenter Road
Service Road from Faith Home Road to Carpenter Road
Faith Home Road from Garner/Claus Road to State Route 99

Arterials Whitmore Avenue from eastern edge of Urban Growth Area to Carpenter Road
Grayson Road from SR-99/Mitchell Road to Carpenter Road

Ustick Road

Crows Landing Road from SR-99 to Grayson Road

South Ninth Street

Morgan Road from SR-99 to Grayson Road

Central Avenue from Hatch Road to Whitmoré Avenue

Central Avenue from Hackett Road to Grayson Road

Mitchell Road from Yosemite to SR-99

Pine Street from El Camino Avenue to Central Avenue

Primary Collectors River Road from SR-99 to Mitchell Road

Nadine Avenue

Evans Road

Fowler Road from Moffet Road to Boothe Road

Hackett Road from Morgan Road to Central Avenue

Roeding Road from El Camino Avenue to eastern edge of Urban Growth Area
Redwood Road from Frontage Road to eastern edge of Urban Growth Area
Redwood Road from Morgan Road to Grayson Road extension

Unnamed new-canal (Lateral No. 2) alignment from Ustick Road to Crows Landing Road
Unnamed new-alignment as extension of Hackett Road from Ustick Road to Crows Landing
Road

Unnamed new from Whitmore Avenue to Grayson Road

Bystrum Road/Joyce Avenue

Herndon Road

Richland Avenue

Central Avenue from Whitmore Avenue to Hackett Road

Blaker Road from Whitmore Avenue to Grayson Road

El Camino Avenue

Moffet Road from River Road to Whitmore Avenue

Boothe Road/Esmar Road from Hatch Road to Service Road

Frontage (Rhode) Road

Railroad Avenue from Whitmore to Collins Road

Lucas Road from Service Road to southern edge of Urban Growth Area
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G OALS, POLICIES, AND IMPLEMENTATION PROGRAMS

This section describes the goals, policies, and implementation programs guiding the development and
maintenance of the City’s transportation network. The goals and policies of this section are organized topically
according to the following categories, each of which relates to a particular aspect of the transportation system.

Street and Roadway System
Major Corridors

Residential Streets

Automobile Parking

Transit Facilities and Services
Non-Motorized Transportation
Goods Movement

Air Transportation

The global absence of urban traffic congestion in Ceres is an important
TREET AND aspect of the quality of life and small-town character of Ceres. At the
ROADWAY SYSTEM same time, State Route 99 divides the city, serving as a good regional

connection and offering opportunities for economic development, but
also limiting east-west travel.

Future growth will require the development of new roadways and
widenings and improvement of existing roadways. To maintain the
city’s small-town qualities and ensure smooth flowing conditions on city
roadways, the General Plan establishes Level of Service D as the roadway
standard for major roadways (e.g., expressways, arterials, and primary
collectors), and Level of
Service C for secondary

collector and local Level of Service is a way of measuring traffic
roadways, and includes conditions, with A being the best conditions
provisions for the funding | and E the lowest satisfactory performance. (See
of new roadways to serve definition in glossary)

new development. The
General Plan also
encourages improvements to the regional transportation system.

An analysis of conformance with the regional Congestion Management
Plan was performed in connection with this General Plan update, which
identified a multi-jurisdictional deficiency outside the Planning Area on
SR 99 between Crows Landing Road and H Street in Modesto.

GOAL2.A

To provide for the long-range planning and development of the city's
roadway system to ensure the safe and efficient movement of people and
goods.

POLICIES

2.A.1. The City shall plan, design, and regulate the development of the
city's street system in accordance with the functional

Ceres General Plan Policy Document 2-6
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TRANSPORTATION AND CIRCULATION, Chapter 2

classification system described in this chapter and reflected in
Circulation Diagram and with the City's street standards and
specifications.

The City shall develop and manage its roadway system to
maintain Level-of-Service of at least C on secondary collectors
and local streets and Level-of-Service D on primary collectors,
arterials, expressways, and freeways. Exceptions to these level of
service standards may be allowed in infill areas where the City
finds that the improvements or other measures required to
achieve the LOS standards are unacceptable because of right-of-
way limitations, physical impacts on surrounding properties,
and/or the visual aesthetics of the required improvement and its
impact on community identity and character.

The City shall strive to meet the level of service standards
through a balanced transportation system that provides
alternatives to the automobile.

The City shall require an analysis of the effects of traffic from
major development projects (generally those that would generate
100 or more peak-hour trips per day). Each such project shall
construct or fund improvements necessary to mitigate the effects
of traffic from the project. Such improvements may include a fair
share of improvements that provide benefits to others.

The City shall pursue financing in a timely manner for all
components of the transportation system to achieve and
maintain adopted level of service standards.

The City shall assess fees on new development sufficient to cover
the fair share portion of that development's cumulative impacts
on the local and regional transportation system. Exceptions may
be made when new development generates significant public
benefits (e.g., low income housing, primary wage earner
employment) and alternative sources of funding for the
improvements can be obtained to offset foregone revenues.

The City shall continue to support development of an
expressway system to handle regional traffic in the Modesto-
Ceres urban area. In particular the City will encourage the
development of Faith Home Road and Service Road as
expressways to relieve truck traffic and through-traffic on
Mitchell Road.

The City shall continue to participate in the countywide
Congestion Management Plan.

The City shall encourage the provision of capacity-enhancing
improvements to State Route 99 or improvements to other
alternative routes or modes needed to accommodate increased
local and regional traffic volumes and to relieve projected traffic

2-7 Ceres General Plan Policy Document
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2.1.

2.2,

23

24

Ceres General Plan Policy Document

congestion as identified in the Congestion Management Program
analysis. To this end, the City will, together with the other
affected and responsible agencies, participate in the planning,
programming and identification of financing for these
improvements.

IMPLEMENTATION PROGRAMS

The City shall update and maintain the Public Facilities Plan to
reflect the updated General Plan and to update its road
development impact fees.

Responsibility: City Council
Public Works Department

Time Frame:  FY 97-98
Ongoing maintenance

The City shall continue to participate in efforts to implement the
expressway system in the Modesto-Ceres urban area, including
identifying and securing funding and protecting rights-of-way
for identified expressways.

Responsibility: City Council
City Manager
Public Works Department
Planning and Community Development
Department

Time Frame:  FY 97-98; ongoing

The City of Ceres shall work with Caltrans, Stanislaus County,
City of Modesto, and the county's other cities through the
Stanislaus Area Association of Governments to develop a plan,
including financing, for capacity improvements to State Route 99
needed to accommodate projected traffic volumes and to relieve
traffic congestion.

Responsibility: City Council
City Manager
Public Works Department
Planning and Community Development
Department

Time Frame:  FY 97-98; ongoing

The City shall undertake a design and alignment study for the
Mitchell Road couplet.

2-8



TRANSPORTATION AND CIRCULATION, Chapter 2
Responsibility: Public Works Department
Planning and Community Development
Department

Time Frame: FY 97-98; 98-99

Ceres has several major corridors that serve a communitywide function,
AJOR as the major routes of travel through and within the community. These
CORRIDORS major corridors include three roadways with substantial existing

development and therefore limited opportunities for improvements,
including Hatch Road, Mitchell Road, and Whitmore Road. These
roadways are projected to carry additional regional traffic as the city
grows, as well as accommodate traffic from new local development.

In addition, two new expressways (Faith Home Road and Service Road)
are planned to serve projected local and regional traffic. These roadways
are currently largely undeveloped with more opportunities to make
necessary improvements as the city grows. These are planned to serve
primarily a traffic-moving function; access to these new expressways
will be very limited.

GOAL2.B

To maintain acceptable traffic flow along Ceres’ major corridors.
POLICIES

2.B.1. The City shall seek to maintain acceptable traffic flow conditions
along Ceres” major corridors while allowing for new
development along these corridors. To this end, the City shall
require site plans for new development along Hatch Road,
Mitchell Road, and Whitmore Avenue. To this end, the City
shall:

a. Require consolidation of driveway access; if necessary,
driveway improvements should include relocation of
driveway access points on existing sites

b. Require combination of parking lots and access points with
joint access and parking agreements where possible

¢. Require medians where necessary to limit turning
movements

d. Require site plans to facilitate entrance and exits to avoid
cars queuing in street

e. Limit or prohibit drive-up windows where peak traffic
queues cannot be accommodated on-site.

2.B.2. The City shall allow only limited direct access to industrial,
commercial, and high density residential uses along Hatch Road,
Service Road, and Faith Home Road as approved through site
plan review.

2-9 Ceres General Plan Policy Document
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RESIDENTIAL

STREETS

Ceres General Plan Policy Document

2.B.3. The City shall restrict access from driveways, secondary
collectors, and local streets onto Faith Home Road and Service
Road and shall allow only right-turn in, right-turn out access
movements at select locations.

IMPLEMENTATION PROGRAMS

2.5.  The City shall prepare and adopt an overlay zone for the major
corridors requiring site plan review consistent with the
provisions of Policy 2.B.1.

Responsibility: City Council
Planning Commission
Planning and Community Development Dept.

Time Frame:  FY 97-98; 98-99

The General Plan seeks to protect residential neighborhoods from
excessive and high-speed traffic to maintain the quality and safety of
these neighborhoods. Policies of the Plan also encourage walking and
bicycling in existing and new neighborhoods through maintenance of
streets and sidewalks and by promoting the design of new
neighborhoods that provide for direct pedestrian/bike routes through
grid and modified street patterns, and by allowing narrower local streets
in appropriate circumstances to encourage slower traffic speeds and
create a more pedestrian-friendly environment.

GoAL2.C
To protect residential areas from high-volume and high-speed traffic and
its effects and promote bicycling and walking on residential streets.

POLICIES

2.C.1. The City shall consider the effects of new development on local
streets in residential areas and require new development to
mitigate significant impacts on residential neighborhoods.

2.C.2. The City shall promote connectivity in its residential street
patterns. Where cul-de-sacs are permitted, the City shall
promote pedestrian and bicycle travel by including pathways as
appropriate to connect cul-de-sacs to other streets or community
facilities such as parks and schools.
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PARKING
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Pedestrian
Crossings Pedestrian and
Bicycle Access

2.C.3. The City shall require sidewalks for all streets in new residential
areas.

2.C4.  The City shall promote street, alley, and sidewalk maintenance to
encourage safe use for transportation purposes.

2.C.5.  The City shall consider future needs for street and sidewalk
maintenance in approving new development.

IMPLEMENTATION PROGRAMS

2.6.  The City shall conduct a review of local street width
requirements in connection with planning for major new
residential areas to identify the circumstances under which street
widths within the existing right-of-way may be reduced to
promote a more pedestrian-friendly environment.

Responsibility: Public Works Department
Planning and Community Development
Department

Time Frame: FY 98-99

The General Plan requires that new development provide for adequate
and appropriately located parking. Parking requirements are
implemented primarily through the City’s Zoning Ordinance.

GoAL2.D

To provide a sufficient amount of convenient, safe, and attractive parking
to serve existing and new development throughout the city.

POLICIES
2.D.1. The City shall require provision of adequate off-street parking in

conjunction with new development. Parking shall be
landscaped, located convenient to new development, and easily
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I RANSIT

FACILITIES AND
SERVICES

Ceres General Plan Policy Document

accessible from the street system. The adequacy and
appropriateness of parking requirements in the Zoning Ordinance
shall be periodically reevaluated.

2D.2. The City shall require that parking lots be designed to organize
vehicle movement for maximum safety for pedestrians and
motorists and provide handicapped access.

2.D.3. The City shall promote priority parking in safe and convenient
locations for employee car pools and cyclists

IMPLEMENTATION PROGRAMS

27 The adequacy and appropriateness of parking requirements in
the Zoning Ordinance shall be periodically reevaluated.

Responsibility: Planning and Community Development
Department

Time Frame:  As needed

Good transit service provides alternatives to automobiles and is
especially important for those who cannot or do not drive. Because of its
size, Ceres currently relies on Dial-a-Ride; no fixed route transit system
currently serves the city. As Ceres grows, opportunities for regionally-
based transit will increase, particularly for areas of major employment.
Policies of the General Plan support the provisions for future service by
transit system, especially in connection with new development.

GOAL2.E

To promote provision of safe and efficient transit service to reduce
congestion, improve the environment, and provide viable
non-automotive means of transportation in and through Ceres.

POLICIES

2.E.1. The City shall continue to plan and implement additional transit
services that are timely, cost-effective, and responsive to growth
patterns and existing and future transit demand. To this end, the
City will coordinate with Stanislaus County and City of Modesto
transit agencies in providing and expanding intercity transit
services.

2.E.2. The City shall consider the need for future transit right-of-way in
reviewing and approving plans for development. Rights- of-way
may either be exclusive or shared with other vehicles.

2.E.3. The City shall consider the transit needs of senior, disabled,
minority, low-income, and transit-dependent persons in making
decisions regarding transit services and in compliance with the
Americans with Disabilities Act.
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TRANSPORTATION

TRANSPORTATION AND CIRCULATION, Chapter 2

2.E4. The City shall continue to support efforts to provide
demand-responsive service ("paratransit”) and other
transportation services for those unable to use conventional
transit.

2.E5. The City shall require new development to reserve space for
future public transit stops, with turnouts, where sufficient
population or employment concentrations will warrant an
existing or future route.

2.E.6. The City shall strive to ensure that transit routes serve those
areas with the greatest need and the largest number of potential
users.

2.E7. The City shall investigate transit possibilities for the use of heavy
rail right-of-way if railroads consider abandoning their rights-
of-way.

IMPLEMENTATION PROGRAMS

2.8.  Inreviewing and approving areawide plans pursuant to
Appendix A of this Policy Document, the City shall require
consideration of transit opportunities, and reservation of transit
stops where future population or employment concentrations
warrant.

Responsibility: Planning and Community Development
Department

Time Frame:  As areawide plans are proposed.

2.9.  The City shall continue to contract with Laidlaw or other service
providers as deemed appropriate to provide Dial-a-Ride services
to Ceres residents.

Responsibility: City Manager
Public Works Department

Time Frame:  Ongoing

Non-automotive transportation includes walking and bicycling.
Improving the ability for Ceres residents and workers to walk or bike not
only reduces automobile trips, with benefits for air quality, but it also
promotes greater community interaction. This is one of the small-town
qualities the General Plan seeks to preserve and enhance.

Policies of the General Plan seek to establish a comprehensive bike
system and design new development to foster walking and bicycling.

Figure 2-2 shows Class I, II, and III bikeways, as defined and illustrated
below, and Table 2-3 lists the bikeways falling within each class.
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Class I A physically separated path with its own right-of-way, independent of a
roadway. Generally, Class I bikeways should have a minimum right-of-
way of eight feet for two-way travel.

Bikeway Walkway Roadway
Class I Bikeway

ClassII  Bicycles travel in a one-way striped lane on a street or expressway.

Minimum right-of-way widths vary from three to twelve feet,
depending on the width of the street, land uses along the street, and
whether on-street parking is permitted.

- -
- — -

Bikew )
Parking “y Roadway
Class II Bikeway

ClassIII  Bicycles share the road with pedestrians and/or motor
vehicle traffic. Bike routes are marked only with signs.

Bikeway/Roadway
Class III Bikeway

Ceres General Plan Policy Document 2-14
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TRANSPORTATION AND CIRCULATION, Chapter 2

TABLE 2-3

BIKEWAY CLASSIFICATIONS
BIKEWAY CLASS/ SEGMENT

Class I (Bike Paths)

Mitchell Road Bridge

TID Ceres Main Canal from Hatch Road to SR-99
TID Lateral No . 1 from SR-99 to Faith Home Road
TID Lateral No. 2 from Grdyson Road to Ustick Road

Class II (Bike Lanes)/Class III (Signed Routes)

River Road from Crows Landing Road to Mitchell Road

Giddings Street/Grandview Avenue

Richard Way

Glasgow Drive from Central Avenue to Moffet Road

Fowler Road from Moffet Road to Boothe Road

Helen Perry Drive

Whitmore Avenue from Ustick Road to eastern edge of Urban Growth Area

Hackett Road from Morgan Road to Central Avenue

Pine Street from El Camino Avenue to Cental Avenue

Service Road from Ustick Road to eastern edge of Urban Growth Area

Rose Avenue from Fowler Road to Tenth Street to Don Pedro Road

Grayson Road from Ustick Road to SR-99/TID Ceres Main Canal

Crows Landing Road from Seventh Street to Grayson Road

South Ninth Street from Tuolumne River to Bystrum Road

Bystrum Road from Pecos Avenue to Joyce Avenue

Joyce Avenue

Herndon Road from Hatch Road to Whitmore Avenue

Richland Avenue from River Road to Herndon Road

Morgan Road from Whitmore Avenue to Grayson Road

Blaker Road from Whitmore Avenue to Grayson Road

Central Avenue from River Road to Grayson Road (excluding section between Railroad
Avenue and Hackett Road)

El Camino Avenue from Whitmore Avenue to Service Road

Moffet Road/Ninth Street from River Road to El Camino Avenue

Mitchell Road from River Road To Hatch Road

Boothe Road/Esmar Road from Hatch Road to TID lateral No. 2

GOAL2F

To provide a safe, comprehensive, and integrated system of facilities for
non-motorized transportation.

POLICIES

2F.1. The City shall promote the development of a comprehensive
and safe system of recreational and commuter bicycle routes that
provide connections between the city's major employment and
housing areas and between its existing and planned bikeways.
The bikeway plan is shown in Figure 2-2.

2.F2.  The City shall promote bicycling and walking through
appropriate facilities, programs, and information.

2-15 Ceres General Plan Policy Document
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2.F3. The City shall pursue alternative sources of funding for the
development and improvement of bikeways and pedestrian
pathways.

2.F4. The City shall require developers to finance and install
pedestrian pathways, bikeways, and multi-purpose paths within
new development, as appropriate.

2.F5. The City shall require new development to provide adequate
rights-of-way to accommodate bikeways where needed on new
collector, arterials, and expressway streets, and to contribute to
the development of needed bikeways.

2F.6. The City shall encourage the development of adequate,
convenient, and secure bicycle parking at employment centers,
schools, recreational facilities, transit terminals, commercial
businesses, and in other locations where people congregate.

2.F7. The City shall require new multi-family residential, commercial
and industrial developments to include bicycle facilities.

2.F.8. The City shall promote bicycle safety education to children and
adults.

2.F9. The City shall regard commuter bicycle routes as higher
priorities than recreational routes.

2.F.10. The City shall consider the needs of bicyclists when new
roadways are constructed and existing roadways are upgraded.

2.F.11. The City shall develop safe and pleasant pedestrian ways. To
this end, the City shall ensure adequately wide sidewalks to
accommodate pedestrian movement.

2.F.12. The City shall encourage separation of sidewalks from streets on
arterials and major collector streets.

2.F.13. The City shall ensure that pedestrian access continues to be
provided when the Pine Street and Whitmore Avenue
overpasses are improved, and shall encourage improved
pedestrian and bicycle facilities with these improvements.

Ceres General Plan Policy Document 2-16
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IMPLEMENTATION PROGRAMS

2.10.

2,11,

2,12

2.13.

The City shall revise the Zoning Ordinance and its development
standards to incorporate bicycle parking standards into its
parking requirements.

Responsibility: City Council
Planning and Community Development
Department

Time Frame: FY 97-98; 98-99

As appropriate and available, the City will use grant monies,
license fees, and fines, along with capital improvement monies
to help fund the development and installation of bikeways and
bicycle parking facilities.

Responsibility: City Manager
Public Works Department
Planning and Community Development
Department

Time Frame:  Ongoing

The City will review and include bicycle facilities in the Capital
Improvement Program as necessary to implement the policies in
this section.

Responsibility: City Council
City Manager
Public Works Department
Planning and Community Development
Department

Time Frame:  As needed
The City shall negotiate with the Turlock Irrigation District for
the use of canal rights-of-way for pedestrian pathways and Class
I bikeways.
Responsibility: Public Works Department

Planning and Community Development

Department

Time Frame:  Ongoing

Movement of freight by rail and truck is an important component of the
regional transportation system. State Route 99 and the railroads are

major corridors for goods movement. Because of the size and other

characteristics of truck and rail, goods movement can be incompatible

with other kinds of land uses and transportation. Policies of this section
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seek to balance the need for efficient goods movement and minimize the
negative effects of freight travel.

GOAL2.G

To maintain a balanced freight transportation system to provide for the
safe and efficient movement of goods.

POLICIES '

2.G.1. The City shall plan for and maintain a roadway system that
provides for efficient and safe movement of goods within Ceres.

2.G.2. The City shall designate routes for trucks within the city and
shall work with Stanislaus County to develop a system of truck
routes for the area around Ceres.

2.G.3. The City shall restrict through truck traffic on residential streets,
consistent with state law.

2.G4. The City shall encourage the development of private truck
parking facilities that provides secure, off-street parking for use
by independent truckers.

2.G5. The City should assist public and private agencies in integrating
railroad freight services into regional transportation and
economic development strategies.

2.G.6. The City shall participate in regional coordination efforts to
assure that land use and transportation plans are integrated with
rail development plans.

2.G.7. The City shall promote efficient inter-regional goods movement
in the SR 99 corridor.

2.G.8. The City shall encourage continued freight service on the
Southern Pacific and Union Pacific railroads.

Ceres General Plan Policy Document 2-18



CHAPTER 3
HOUSING

The Housing Element is subject to specific statutory requirements for periodic updates. The City completed a
mandated update and adopted a revised Housing Element in 1993. Because the City devoted extensive effort to
updating the Housing Element, it was not comprehensively updated as part of the 1996 General Plan Update.
This chapter is simply a reprint of the Housing Element as adopted in 1993. (Note: the Housing Element has been
updated to incorporate 1990 Census data and has been annotated to reflect current housing conditions.)
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I. INTRODUCTION

Housing is an important policy issue at the local level of government for a number a reasons. The economic
well-being of a state and the well-being of its citizens depends on the adequacy of the housing stock. Both the state
and federal governments have repeatedly stated that the provision of adequate shelter for all residents, one of the
basic necessities of life, is a policy priority of the highest order. An adequate supply of housing affordable to a
broad segment of the population is also necessary for a healthy economy.

The City of Ceres has had, historically, a satisfactory balance between the supply of housing at various costs and
the number of households at various levels of income who could afford those costs. Until the 1970s, this situation
was typical in most central valley communities. Land and infrastructure costs were relatively low, labor cost were
substantially less than those in the San Francisco Bay area or southern California, and government fees were
typically well below those of larger urban areas.

The balance between housing costs and income began to change dramatically during the late 1970s and early
1980s. During that time, many central valley communities between Modesto and Sacramento became the
recipients of a tremendous immigration of people who work in the Bay Area but desired less costly housing that
could be found in the central valley. At the same time, central valley communities experienced an unprecedented
immigration of people from countries in south Asia and southeast Asia, most of whom were low income. These
two trends resulted in a vastly different relationship between housing cost, availability, and affordability. Some of
the more pronounced effects were:

. that the average cost of new dwelling units increased substantially as home builders began to
orient their products to the demand and higher income levels of Bay area workers, many of
whom had realized substantial capital gains from the sale of homes in their former communities;

. that the cost of existing housing began to increase at a more rapid pace in response to population
growth, a higher level of demand for housing, and the effects that new home prices had on
existing real estate values;

. that many communities experienced an influx of immigrants, from foreign countries, increasing
the demand for housing, in particular affordable rental housing for families;

. that as small communities grew rapidly, the cost of expanding community services and
infrastructure in a short period of time required that local governments charge higher
development fees, thus increasing housing development costs;

. that the increased level of demand for housing and development interest caused land prices to
increase rapidly in many communities, although land costs were still well below those in most
Bay area communities;

. that the increased rate of residential development, never before experienced by many central
valley communities, encouraged many communities to enact development regulations that tended
to slow down the pace of growth to a more manageable level and to require more design
amenities in new developments to mitigate the perceived negative impacts; and

. that as a result of the changes described above, long- time residents and their children could no
longer afford housing in their own communities.

The trends described above are amply illustrated by the tremendous population growth experienced by the City of
Ceres over the past twenty years. In 1970, the City had a population of just over 6,000, a 36 percent increase from
1960. The City's population more than doubled over the following decade, to 13,300 in 1980, and doubled again

1 City of Ceres Housing Element



in 1990, to over 26,000. This rate of growth is substantially higher than in the county as a whole and is typical
many small communities between Sacramento and Modesto that are within commuting distance of the San
Francisco Bay Area.

Although more housing was built during the 1980s in Ceres than during any other decade in the City's history, a
widening gap was evident between the amount and cost of housing that was being provided and the ability of low-
and moderate-income residents to afford this housing. For a number of reasons, the housing that the private
market was able to provide was not meeting the need of many segments of the population. Among the reasons for
this gap were: ’

The tremendous growth in young and immigrant houscholds, many of whom are low- and moderate-income,
seeking employment opportunities in the growing Stanislaus County region;

. The increasing costs of land and land preparation, which are inevitable results of urban growth;

. The need for the City of Ceres to charge development fees for the costs of most public facilities
required to serve new development. As a consequence of Proposition 13, public facilities for new
development could no longer be financed through general obligation bonds;

In order to offset increasing revenue losses from the State and County, the City's annexation
policy adopted in 1995 requires that growth pay its own way, and that each area-wide plan is
subject to a fiscal impact study that compares operating costs to the City for services provided
with the revenues generated by projects to be developed under the plan. Fiscal mitigation is
required when the study shows there will be an operating deficit.

J Increases in construction labor and materials costs;

. Community sentiment about growth, residential density, the physical appearance of new
development, and the "quality of life" impacts that result from development. Community
sentiment against higher density development and in favor of more amenities in new
developments has placed local elected officials throughout the state, including Ceres, in the
difficult position of trying to balance their constituents' legitimate concerns against the need to
provide housing for a growing population;

. Changes in federal tax laws which, for several years, severely affected the economic feasibility of
constructing multifamily rental housing, the predominate type of housing affordable to
low-income households;

. High interest rates relative to average rates throughout most of the 1960s and 1970s, which
plagued the housing market throughout much of the 1980s (it should be noted that interest rates
for home loans are now at the lowest level in fifteen years but the availability of developer
financing for residential development is in critically short supply);

. Additional Uniform Building Code and state building standards;

. Changes in community expectations about the minimum level of acceptability in housing design
and construction (again, this is not an issue unique to Ceres); and

. An inability of builders interested in addressing to the low- and moderate-income housing needs
to construct homes affordable to that segment, mainly due to the factors listed above, and the
choice of other builders to focus on the more profitable "move-up segment" of the market.

Since 1991, changes in the economy resulted in changes in the housing market. The recession triggered a
deflation of land and construction costs. This drop in land and home prices, with a corresponding decrease in
interest rates, had the positive effect of producing a wave of firsi-time homebuyers. In 1995, a survey by the
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California Association of Realtors found that the first-time homebuyer was responsible for 51% of the homes
purchased in the state (up from 32% in 1991) - an unprecedented record. This change is evidenced within the City
of Ceres by the increasing numbers of housing units built which meet the city’s quantified construction needs.
From 1990-1995, 2 new homes were purchased by very-low income households, 8 bought by low-income
households, and 552 new single family homes were offered at prices affordable to moderate-income households.

There remains a financial gap, however, in the ability of home builders to profitably produce multifamily housing
for lower-income households. Much of this is a result of a reduction in Junding at the federal and state levels for
many low-moderate income housing programs. Changes in the Jederal tax laws have also made the construction
of multiple family housing less attractive. The remaining programs that are available are therefore more
competitive, and/or come with greater restrictions.

Since the majority of housing constructed in the City of Ceres since 1980 has not been affordable to low-income
households, there remains a substantial unmet need among the City's existing low- income population. The City
will also face housing needs from additional low-income residents who can be expected to reside in the Stanislaus
County region as a consequence of employment growth in surrounding areas. Among these needs are:

. an ongoing need for housing rehabilitation within the City's older area;

. financial assistance to those low-income households currently residing in the City who are paying
too high of a percentage of their income for housing;

. the provision of housing suited to the lifestyle needs and physical conditions of older adults and
mobility-impaired individuals;

. the provision of housing affordable to future low-income residents of the community;

] emergency shelter to City residents who are temporarily homeless;

. the provision of affordable housing for low-income large families; and

. the evaluation of current City programs that address affordable housing needs and the adoption of

new programs in response to changing needs

The affordable housing dilemma facing the homebuilding industry is affecting moderate- and middle-income
households as well as low- income households. In determining what these needs are, the report must evaluate all
aspects of the housing market and availability of housing in general, as well as housing affordable to low-income
households. A complete "picture” of the City's housing market is necessary to determine the appropriate strategies
to pursue to meet low-income housing needs.

A lack of staff and local financial resources has limited the City's ability to take a pro-active position on affordable
housing programs. Since 1991, two events have transpired which will provide the City with more local options to
meet its affordable housing needs. In August of 1991, the Ceres Redevelopment Agency was established. The
Agency estimates that, over its 40-year period of operation, redevelopment activities will generate $313 million in
property tax increment, of which 20% ($62.6 million) will be set-aside for low- and moderate-income housing
programs. The Redevelopment Agency is in the process of developing a plan for the use of the funds set-aside for
housing programs, but has begun immediate implementation of three high priority programs. These are the use of
redevelopment funds to match state grants for low-income housing rehabilitation (864,000 was pledged toward a
1992 Community Development Block Grant Application); a program to provide up to $6,000 in assistance to
low-income households for exterior home repairs; and a senior loan program to assist elderly homeowners in
rehabilitating their dwelling units.

In 1993, the City created the part-time position of Housing Program Coordinator. This position has been
responsible for the administration of the $500,000 1992 CDBG program, which was successful in the
rehabilitation of 20 units occupied by very-low and low-income owners and renters; and administration of the
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Ceres Redevelopment Agency’s 200,000 Home Exterior Grant Program, which assisted 31 very-low to moderate-
income households.

In 1994, the Ceres Redevelopment Agency adopted a Housing Production Plan, which outlines the specific goals
and objectives for the project area, the specific programs and potential projects, and estimated expenditures to be
made during the 5 years covered by the plan. The Agency continues to support the Community Development
Block Grant housing rehabilitation efforts through commitments of matching funds. In addition, it is anticipated
the CRA will develop a housing rehabilitation program of its own for more substantial projects than previously
allowed through the Home Exterior Grant Program.

In June of 1992, a joint Stanislaus-Ceres Redevelopment Commission (SCRC) was formed, covering 512 acres in
two unincorporated areas: 1) the North Area consisting of the South 9th Street corridor and the Bystrum-East
neighborhood, and 2) the South Area, south of the Ceres city limits, generally west of Highway 99, north and south
of Service Road. Because this redevelopment area is so new, no specific programs have been identified for the use
of housing set-aside funds. The Commission projects that, over 45 years, redevelopment activities will generate
$155 million in property tax increment, of which $31 million would be set aside for low- and moderate-income
housing programs.

In December 1994, SCRC adopted its Housing Production Plan, identifying specific goals, objectives and
programs for use of its low-moderate income housing set-aside funds. The priority of SCRC during the initial 10-
Yyear period of the plan is to assist the development of new single-family residential construction and for providing
assistance for first-time homebuyers. SCRC is currently participating in a first-time homebuyer program in the
new Freitas Estates subdivision in the North project area.

In establishing quantified objectives for the implementation of housing programs (see page 77), the City has
carefully considered the maximum effort it can put forth in light of it own local resources, regulatory incentives
and mitigation measures it can adopt to overcome constraints to the housing delivery process, available state and
federal financial assistance, and the ability of for-profit and non-profit housing developers to address low- and
moderate-income housing needs. State law recognizes that a jurisdiction's housing needs may exceed available
resources and its ability to satisfy those needs within the state's general plan requirements. Under such
circumstances, the quantified objectives may be less than the jurisdictions' total housing needs. The City's
quantified objectives at the end of this document are based on the following reasoning:

. That the maximum number of very low- and other low-income dwelling units which can be
produced will be limited by the City's ability to entice home builders to take advantage of
regulatory and financial incentives, and limited funding from state and federal programs. The
City's position is that it cannot meet a larger proportion of the very low- and low-income housing
need without greater state and federal assistance. In establishing its quantified objectives, the
City has assumed that density bonus units, by themselves, will provide 2 maximum of 150 to 200
very low- and other low-income housing units each. The remainder of the very low-income
housing objective will be met through the use of local redevelopment funds and state and federal
subsidies, in conjunction with the City's density bonus program. The remainder of the
lower-income objective will be met through a combination of local, state, and federal programs,
used in conjunction with the City's density bonus program, and market- rate rental units, some of
which will likely be affordable to low-income households without any governmental subsidies.
In addition, a small number of dwelling units affordable to very low- and low-income households
may result by encouraging existing home owners to construct secondary dwelling units.

Experience since 1990 has shown that the density bonus incentive, on its own, has not been
enough of a financial incentive to encourage developers to produce very-low and low-income
awelling units. To date, there have been no projects taking advantage of the adopted density
bonus program. Two separate developers applied for tax credits in the past two years to build a
very-low and low-income rental housing project, but neither application was successful.
Although the interest is evident, there is not enough financial assistance readily available for
very-low and low-income housing projects.
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. The quantified objective for moderate-income households assumes that market-rate rental units
will be affordable to moderate-income households without governmental subsidies. The City does
not expect that financial circumstances in the real estate market will stimulate sufficient
construction of rental housing to meet 100% of the moderate-income housing need, however. A
number of programs have been proposed to stimulate the production of housing for
moderate-income households, therefore. These programs are still not expected to fill 100% of the
gap between what the private market, unassisted, could provide, and Ceres moderate-income
housing need under the SAAG regional housing allocation plan.

History and Background

Ceres, located just south of Modesto, has experienced tremendous growth during the past decade. Many workers in
the south and east Bay have settled in Stanislaus County due to the substantially lower housing costs relative to Bay
area housing costs. Ceres has become part of the upper San Joaquin Valley growth trend, a trend in which
communities from Stockton to Modesto have essentially evolved into an extension of the San Francisco Bay area
housing market.

From a population of approximately 6,000 in 1970, Ceres has grown to a sizeable community of over 27,500 in
1991. The City has doubled in size in each of the past two decades. The 1990 Census shows that the City has
9,075 dwelling units, with several hundred more in various phases of construction. Even through over seventy
percent of the housing stock was built during the past twenty years, there is still a substantial number of older units
and mobilehomes, typically occupied by low-income residents. About 1,700 dwelling units are more than
twenty-five years old.

The income of Ceres residents has, historically, been substantially lower than the average county-wide income. As
recently as the mid-1970s, a typical Ceres household earned just 75 to 80 percent of the County-wide average.
With the rapid influx of people from outside the Central Valley during the 1970s and 1980s, the income of a
typical Ceres household more closely reflects the average county-wide income, and may even be somewhat higher
during the 1990s. There still remains, however, a large low-income population composed mainly of original local
residents and their children and migrants who moved to Ceres prior to the rapid population growth that began
during the 1970s. There will be an ongoing need, therefore, for housing affordable to low- and moderate-income
households.

During this period of rapid growth in Ceres, the housing needs of many long-time residents who cannot afford
rising housing costs in the City, and of many commuters who work in lower-paying service trades, have not been
met in large part. Among the reasons are the tremendous demands for single family homes by workers settling in
the area, federal housing and tax policies which have reduced private incentives to build affordable housing, and
the City's own inability to keep pace with the rapid changes in the local housing market and to develop affordable
housing policies during these changes.

Since 1980, the median price of homes has risen from the low- to mid-$60,000 range in Ceres and surrounding
Stanislaus County communities to about $130,000 in 1990. Most of the homes now under construction will sell in
the low- to mid-$100,000 range. While these prices are low by the standards of residents and workers from the
Bay area, they are nevertheless higher than the prices that long-time Stanislaus County residents can typically
afford. In addition, the ability of the private market to produce affordable rental housing has been hampered by a
number of local, state-wide, and national factors, including less favorable tax treatment of rental properties, a
decline in government support for low-income rental housing, and the strong demand for single-family housing.
About 72 percent of the City's housing stock is single-family housing, and little rental housing has been produced
{about 200 dwelling units since 1986).

The City of Ceres has an opportunity to develop a workable set of programs to address its housing needs if it acts
soon, before too much of the City is already developed. There are also a number of new state housing programs of
which the City could take advantage if it has current information and a workable housing strategy.
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The City's Housing Strategy

Collection of background data relevant to determining low-income housing needs

The City will enhance its ability to develop housing programs meeting the needs of all segments of the community
if it better understands the nature of its housing needs. Background data analyzed in this Housing Element

includes:

Determination of the number of characteristics of the City's population, including the total
number of households, large families, female-headed households, elderly, and other specially
identified sub-groups;

Determination of the cost of dwelling units by tenure and vacancy status that may be affordable to
Ceres residents;

Estimate of the number of low-income households by tenure paying in excess of 30% of their
income for housing (the prevalent standard at the time of preparation of the 1985 Housing
Element was 25% of income);

Estimate of the incidence of overcrowding among City residents;

The condition of the housing stock and the proportion of dwelling units that may need
rehabilitation;

Evaluation of how governmental, environmental, and economic factors may affect the ability of
the City to implement an affordable housing strategy. Such factors include the land use policies,
public facilities and service constraints, environmentally sensitive areas, interest rates,
construction costs, and land cost and availability;

The incidence of homelessness and the present programs that are available in the City to address
homeless needs;

The number of publicly subsidized dwelling units that are in danger of converting to market rents
when federal or state loan restrictions are removed,;

The effect that anticipated job creation in Ceres and surrounding communities may have on the
need for additional housing;

Evaluation of Housing Needs

Based on the analysis above, the City assessed its housing needs. This assessment includes the following

components:

A determination of current unmet needs among existing households as a result of overpayment,
overcrowding, and/or substandard housing conditions. One result of this determination will be
an estimate of the current affordable housing deficiency in the City of Ceres;

A determination of future housing needs by type, based on employment trends, current unmet
needs, and internal population growth, and the possible conversion of affordable housing to
market rate housing;

An identification of possible changes in governmental policies, market conditions, and
infrastructure availability that could facilitate the provision of housing;
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o A determination of special housing-related needs, such as additional services for individuals and
families without permanent shelter.

Based on the evaluation of population and housing data, the City has developed a housing strategy, that is, a series
of implementation measures to address the housing needs of all residents. The housing strategy consists of a set of
proposed policies, programs, and activities with the purpose of providing affordable housing for all households,
conserving through rehabilitation existing housing occupied by low- and moderate- income residents, and
maintaining the affordability of existing housing occupied by low- and moderate-income residents. The strategy

sets quantified objectives, timeframes for achieving those objectives, actions that must be undertaken to achieve
the objectives, financial commitments that may be necessary and potential funding sources, and the responsible
individual or organization for carrying out each program.

The City's housing strategy suggests goals and objectives for meeting low-income housing needs, identifies local
regulatory actions and incentives that will encourage the construction of such housing, and identifies other specific
programs which the City will adopt as part of the Housing Element.

Organization Of The Housing Element

This Housing Element will be separated into six areas as follows:

. Evatuation Of The 1985 Housing Element
. Community Housing Market Analysis

. Housing Needs Assessment

. Constraints To Housing Delivery

. Findings And Conclusions

Housing Policy and Program Options

The evaluation of the previous (1985) Housing Element describes the progress and status of implementation
programs adopted in the 1985 Element. The evaluation of the 1985 Housing Element provides useful information
regarding the City's ability to implement a housing strategy and factors that should be considered in the future.

The community housing market and analysis gives background data on the population and housing stock of Ceres,
most of which is data provided by the U.S. Census Burean (Summary Tape File 1 - primarily population and
household characteristics).

The housing needs assessment compares the number of households at various income levels with the number of
dwelling units projected to be needed in Ceres by the Stanislaus Area Association of Governments. The ability of
the City to meet its share of the Stanislaus County housing need is determined, in part, by constraints to housing
delivery outlined in this study.

Finally, findings and conclusions presented in this study are addressed through housing goals, policies, and
programs. These programs provide a method of implementation in meeting the Ceres share of the regional
housing need during the duration of this study.
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How The Requirements Of State Law Relate To Ceres’ Most Critical Affordable Housing Issues
Among the provisions of California Housing Element Law are requirements that:
J the City adopt, as a minimum goal, a share of the projected regional growth for all households as

determined by the council of governments operating within the region (Stanislaus Area
Association of Governments);

. the City plan for the expansion of facilities necessary to ensure that the development of needed
housing can occur over the five-year period covered by this affordable housing study, and beyond
that timeframe;

. proposed low- and moderate-income housing projects meeting City zoning standards be

approved, unless the governing body makes specific findings regarding a potential health and
safety threat if the project were approved;

. adequate sites for the construction of housing affordable to all income groups be identified,;

. financial resources be identified that can make the construction of low- and moderate-income
housing feasible;

. that existing housing affordable to low- and moderate- income households be conserved,

especially federally or state subsidized housing that may convert to market-rate housing within
the timeframe of the housing element and beyond.

Other state laws address zoning standards, group homes, development approvals for affordable housing, and
subdivision requirements as they relate to affordable housing.

To address the requirements of state law and to meet the City's affordable housing needs, while accounting for
locat land use policies and environmental goals, the City should investigate the following options:

. Identifying remaining vacant sites that are zoned for residential use, and determining if any
changes in density are appropriate to increase the feasibility of affordable housing;

. Committing to the use of available state and federal programs that will work in Ceres to make the
construction and conservation of affordable housing feasible;

. Obtaining the participation of interested for-profit and non-profit housing developers in
affordable housing projects.

The reader of this document should bear in mind that, although the policies contained in this study would, if
adopted, require an active City role in the housing market, it is the individual decisions of private builders and
developers that will primarily determine how much and what type of housing is built in the City that is affordable
to low-income households. The City can act as a facilitator to the private market through its General Plan, zoning,
and subdivision requirements. It can provide incentives to builders, both financial and regulatory, to encourage the
private market to achieve public policy goals. The City can also have some direct impact on the "margins" of the
housing market by financing housing rehabilitation programs and some new housing construction through
government grants, redevelopment funds, and revenue bonds. The primary deliverer of housing remains the
private homebuilder, however. The City does not desire to force builders to construct affordable housing when it is
not financially feasible to do so even with regulatory and financial incentives offered by the City.
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Consistency With Other General Plan Elements

The City has reviewed the other Elements of the Ceres General Plan to ensure consistency with the Housing
Element. The City has identified the following issues which required special policies in the Housing Element to
ensure consistency. No other policies and programs in the other General Plan Elements were found to conflict
with those in the Housing Element.

Since the adoption of this Housing Element in 1992, the City initiated an update of the remainder of the General
Plan, tentatively scheduled for adoption in late 1996. Because other elements of the General Plan were developed
independently at various points in time, one of the main reasons for the update was to make sure that all the
elemenis were more internally consistent and supportive. This update will provide a stronger link between the
Housing Element and all other elements in the General Plan.

Land Use Densities. Residential land use densities in the Land Use Element, as implemented through the Ceres
Zoning Code, provide a sufficient range of residential densities to meet the needs of all income groups. As
documented in this Housing Element, there is a limited amount of developable land within the present City limits
to accommodate Ceres' share of the SAAG regional housing needs. The City's strategy, therefore, is to annex land
in large parcels to assure that a mix of housing types can be developed. At present, no specific residential
designations are applied to land outside the City. Ceres will amend its Land Use Element as part of the General
Plan update to apply the policies in this Element which call for the development of annexed land through specific
plans and/or planned development permits in which a designated percentage of land will be set-aside for medium
and high density residential land use to meet low- and moderate-income housing needs.

Public Facilities and Services. As explained in the chapter on constraints to housing, the City is in the process
expanding its sewer treatment and water storage and supply capacity to ensure that these essential public services
do not present constraints to development. Other public facilities and services--schools, parks, emergency services,
streets, etc.--must also expand to meet the growing population. The potential constraint to providing these
essential services is a financial one. There are no good alternatives to meeting the financial requirements of
essential public facilities and services without imposing development fees, establishing special assessment districts,
or both. These mechanisms add to the cost of development and increase housing costs to future residents. The
City has included policies in the Housing Element to mitigate the cost impact on low-income housing of required
public facilities and services.

In 1995, the City of Ceres adopted an annexation policy, which calls for the orderly and comprehensive planning
of growth, and that new growth must pay its own way. The policy requires area-wide planning, including the
analysis of the impact on public facilities and public services. This policy, however, recognizes that certain types
of annexation applications may be excepted from providing certain impact analysis. Projects for very-low and
low-income households are not required to provide these studies, recognizing that this would create an obstacle
Jor the production of this type of needed housing.

Noise. The City has attempted to avoid noise-impacted areas in designating land for residential use. These are,
primarily, lands adjacent to Highway 99, major arterial streets, and the Southern Pacific Railroad. Noise
mitigation measures are included in the City's General Plan and subdivision ordinance, and will be included in
development plans for lands annexed to the City. Noise policies should affect the City's ability to designate
sufficient land for residential development.
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Public Participation
Ceres has strongly encouraged public participation by all groups in the City through the following actions:

The Establishment of a Citizen Advisory Committee. This committee participated in the drafting of the Housing
Element. Members were drawn from all segments of the community, including low-income housing advocacy
organizations, low-income residents (which also included the Hispanic community), home builders, the real estate
industry, lenders, local government officials, public housing agencies, and non-profit housing developers. The
advisory committee met twice monthly between January and April.

Notices and Invitations to the General Public to Participate in Advisory Committec Meetings. The City distributed
public notices to local newspapers, community groups, and public meeting places to inform the general public of
the proceedings of the advisory committee and to invite any interested members of the public to attend committee
meetings.

Public Workshops and Hearings. A public workshop was conducted by the Planning Commission on April 20,
1992 to review and discuss the draft Housing Element. The workshop was advertised through a notice in local
newspapers, posted notices in public meeting places, and mailed notices to interested individuals and
organizations. A public hearing was conducted by the Planning Commission on July 6, 1992, at which time the
Commission reviewed and considered public testimony and written comments from the California Department of
Housing and Community Development. Based on comments submitted to the Planning Commission and its
direction, a final draft of the Housing Element was prepared and submitted to the City Council for a public hearing
on August 10, 1992. The Housing Element was adopted on August 24, 1992.
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II. EVALUATION OF 1985 HOUSING ELEMENT

This section evaluates the goals and programs of the 1985 City of Ceres Housing Element.

GOAL 1: CONTINUE TO PROVIDE AN ADEQUATE INVENTORY OF DEVELOPABLE VACANT LAND FOR
RESIDENTIAL DEVELOPMENT.

Program 1: Annually update the Ceres Vacant Residential Land Survey.

Status: The City of Ceres conducted a vacant land survey in 1985 as part of their Housing Element requirement. A
subsequent survey was conducted in April, 1989. The table below shows the result of that survey. Because of
financial and staff constraints there have no successive vacant land surveys completed since. The final totals of the
1989 survey indicate that the City has the potential capacity to accommodate 4,403 to 6,023 dwelling units on 227
acres. These acreage and unit estimates were from land within the City limits and within the Intermediate Urban
Service Boundary as defined by the General Plan.

TABLE 1
1989 VACANT LAND SURVEY - CITY OF CERES

Land Description Units Acres
Available vacant residential lots in final

subdivisions 1,105 -
Approved tentative residential lots 887 -
Vacant land designated SFLD by General Plan 365 - 511 73
Vacant land designated MFMD by General Plan 231 - 495 33
Vacant land designated MFHD by General Plan 1,815 - 3,025 121
Vacant land zoned R-A (designated Medium

Density on the General Plan or

equivalent to the R-3 Zone) 0 0
TOTAL 4,403 - 6,023 227

Source: Vacant Land Survey, 1989, City of Ceres.

The following table shows the estimated land inventory within the Intermediate Urban Service Boundary but
Outside the City Limits and Designated Residential on the City of Ceres General Plan. This land was designated
in 1989 as developable based on an increase in City limits or an annexation into the City.
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TABLE 2
ACREAGE WITHIN THE INTERMEDIATE URBAN SERVICE BOUNDARY BUT OUTSIDE THE
CITY LIMITS AND DESIGNATED RESIDENTIAL ON GENERAL PLAN

Land Description Units Acres
Developable land designated Residential
Reserve (1 unit/10 acres) 1 5.07
Developable land designated Residential '
Transitional (0-5 units/net acre) 0-20 4.09
Developable land designated Low Density

(5-7 units/net acre) 233-326 46.59
Developable land designated Medium
Density (7-15 units/net acre) 0 0
Developable land designated High Density

(15-25 units/net acre) 10-16 0.65
TOTAL 244-363 56.40

Source: Vacant Land Survey, 1989, City of Ceres.

Program 2: Approve zone change applications to create new residential land but only if found consistent
with the Ceres General Plan,

Status: This is an ongoing process which has resulted in several zoning changes. One zone change application
was approved which converted approximately 6.82 acres to residential use. The zone change applications which
were approved were consistent with the General Plan or with an amendment to the General Plan. None of these
zone changes, however, have been targeted for affordable housing developments. The City has traditionally taken
a passive role in initiating zoning changes for specific development proposals. Ceres has not actively solicited
affordable housing developments nor has it initiated zone changes specifically stimulate or encourage the
production of affordable housing.

Program 3: Approve annexations within the Intermediate Urban Service Boundary that are consistent with
the Ceres and Stanislaus County General Plan and annexation policies.

Status: The City of Ceres exceeded its goal of 190 acres of new residential land through annexations. Since 1986,
approximately 590 acres of new residential land was added to the City's inventory through annexations.
GOAL 2: ENCOURAGE HOUSING DEVELOPMENT TO MEET THE REGIONAL HOUSING NEEDS,

Program 1: Implement the goals and objectives, particularly the density standards, of the Ceres Land Use
and Circulation Element adopted in 1984,

Status: The goals and objectives of the Land Use and Circulation Element continues to be implemented. The City's
zoning code also conforms to the General Plan Land Use Element, which is evaluated in this study.

Program 2: Allow second dwelling units on corner lots located in the R-1, Single-Family Residential Zoning
District.

Status: The City of Ceres allows duplexes on corner lots with a minimum of 9,000 square feet in an R-1 Zone.
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Program 3: Review the development application process to determine if the processing time can be reduced.

Status: The City's development review process was reviewed in 1988. It was found to be consistent with the
minimum requirements of state law. To the extent possible, the City utilizes previously adopted environmental
review documents in order to reduce processing time. Between 1987 and 1991, the City of Ceres added 2,540 new
housing units to the City's existing housing stock. This exceeded the City's 1987-1992 Regional Housing needs of
1,425 units of new housing.

Program 4: Utilize the various residential zoning districts as provided in the Ceres Zoning Ordinance to
encourage the development of a variety of housing types and tenure.

Status: The General Plan and zoning code allow for regulating residential development in a variety of housing
types, as analyzed later in this study.

Between 1987 and 1991, the City added 2,347 units of single- family housing; 177 units of multifamily housing,
and 16 mobilehomes to its housing stock. This more than met the City's Regional Housing Needs for single-family
housing but only accounted for 30 percent of the City's Regional Housing Needs for multifamily housing.

Assuming that historically approximately 70-80% of the single- family housing was owner-occupied and the
remaining multifamily housing (excluding mobilehomes) was renter-occupied, the City met its ownership objective
but did not achieve its objective for rental housing established in conjunction with its Regional Housing Needs.

While no data was collected on the sales price or initial rents, it is reasonable to assume that the housing
constructed during this period in Ceres, met the needs of all of the above moderate- income households and may
have met some of the moderate-income households needs established as a part of its Regional Housing Needs.
Without the appropriate data there is simply no way to definitively determine if any of the lower-income housing
needs were met. However, since most lower-income households lacked the income to purchase new housing and
probably paid more than 30 percent of their gross income for rent, it is unlikely that much of any of the housing
built during this period addressed the affordability needs of lower-income households.

Program S: Allow mobilehome units to be located in any residential zoning districts subject to specific
conditions.

Status: The City's Zoning Ordinance was amended in 1988 to permit the placement of a mobilehome on a
residential lot consistent with state law. This implementation program was also intended to meet a portion of the
low- and moderate-income housing need (271 new units for households with moderate-incomes and 575 new units
for houscholds with lower-incomes). According to the 1990 Census, there were 860 mobilechomes in Ceres, an
increase of 336 over the number reported by the City in its 1985 Housing Element.

GOAL 3: PROVIDE AFFORDABLE HOUSING TO HOUSEHOLDS WITH LOWER INCOMES.

Program 1: Support programs that will provide financial assistance for the development of housing for
lower-income households.

Status: The City of Ceres continues to support programs for the development of housing for lower income
households provided by the Stanislaus County Housing Authority. In 1989, the City adopted a policy regarding
density bonuses to encourage the construction of housing for lower-income households.
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The City coordinates its assisted housing program through the Stanislaus County Housing Authority. The Housing
Authority currently operates the following units:

. 104 farm labor units

. 30 unit HUD-assisted project

. 18 unit HUD-assisted project

. 138 Section 8 units

In addition to these Housing Authority units, there are approximately 75 HUD-financed Section 215 units that are
privately administered. These projects contribute toward the regional need for lower-income households in the
City of Ceres.

Program 2: Support programs that will provide rental assistance to lower-income households.

Status: This implementation program was intended to provide 212 new rental units and 114 new owner units
during the time period of the Housing Element. The City did not issue or participate in the issuance of any
mortgage revenue bonds during this period that would have affected the ability of lower-income households to
purchase new or existing homes. During the period between 1987 and 1991, the Stanislaus County Housing
Authority issued 23 new Section 8 and/or rental vouchers for lower-income households in Ceres. This did not
meet the states quantitative objectives.

The small staff of the Ceres Planning and Community Development Department was occupied with processing
numerous development applications and involved with other planning projects, such as the Mitchell Road Corridor
Specific Plan, North Ceres Annexation, and West Ceres Annexation, that commanded a higher priority from a
City-wide perspective. It is fair to say that when allocating the City's limited resources, that the City believes that
the provision of affordable housing for lower-income households is a responsibility of local government.

Program 3: Implement Section 65915 of the California State Government Code which allows the City to
grant a density bonus to projects that will reserve at least 25% of the total units to households with low- and
moderate-incomes.

Status: The City maintained a passive role in encouraging the production of affordable housing and did not
actively solicit affordable housing development proposals. One project was granted a density bonus between the
years 1986 and 1992. This project was never completed. This falls short of the 55 units anticipated in this
timeframe. During the period covered by this evaluation, developers found a ready market for their product
without using the density bonus provision. The revised density bonus provision of the Government Code should be
added to the Ceres Municipal Code.

Program 4: Require all new residential units to comply with state energy requirements.

Status: This implementation program was intended to ensure that 1,425 new units built during the time period of
the Element will comply with energy requirements. The Ceres Public Works Department/Building Division
requires that all new residential units comply with energy conservation standards by requiring energy conservation
standards by requiring energy calculations by an engineering consultant. Therefore, all residential development
approved between 1986 and 1991 complied with minimum energy conservation standards as required by the State
of California.

Program S: Encourage and support programs that educate the public about saving energy.

Status: The City of Ceres does provide printed information to the public about saving energy. All residential
development complies with state energy conservation standards.
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GOAL 4: PROMOTE EQUAL OPPORTUNITY HOUSING BY MEETING THE NEEDS OF THE "SPECIAL"
HOUSING GROUPS.

Program 1: Implement Section 5116 of the California State Government Code which requires residential
care homes providing care to six or fewer mentally and physically handicapped persons to be located in any
residential zoning district.

Status: The City of Ceres approved one conditional use permit for expansion of a care facility. The Zoning
Ordinance contains no provisions preseritly which address group homes and needs to be amended to clarify the
status of residential care homes.

Program 2: Allow the operation of a residential care home providing care to seven or more handicapped
persons to be located in any residential zoning district subject to a conditional use permit approval.

Status: See status of Program 1 above. The Zoning Ordinance needs to be amended to clarify the status of
residential care homes.

Program 3: Support the development of housing projects for the elderly.

Status: There were two housing projects for the elderly that have been approved for a total of over 250 units.
However, to date, neither project has been built, due to the inability of the project applicants to obtain sufficient
financial commitments and a change in financial feasibility. Neither of these factors were within the City's control.
While the opportunities were available to construct more than the Element's stated objective for elderly housing,
other factors associated with the overall housing market apparently prevented them from being built. To the extent
it was responsible, the City exceeded its objective for elderly housing. No proposals were submitted for
handicapped housing. The City would encourage the applicants to resubmit their proposals should market
conditions increase their financial feasibility. The City would be willing to work with interested applicants to
identify financing alternative that could improve the financial feasibility of elderly housing proposals in the future,
but has no control over the demand for such housing,

Program 4: Require new residential units to comply to applicable handicapped requirements as set forth in
the Uniform Building Code.

Status: This implementation program was intended to ensure 57 new units for handicapped and elderly households
during the time period of the Element. The City checks residential development plans for compliance with UBC
and state standards for handicapped accessibility. Residential projects consisting of four or more units are required
to comply with applicable handicap requirements of the Uniform Building Code.

Program 5: Inform the public about discrimination laws.

Status: This implementation program was intended to inform 56 new large family households and 85 new female
households with children during the time period of the Element. The City has no active program to educate the
public about anti-discrimination laws, but does provide a referral service to the appropriate County or state agency
for those with discrimination complaints.

GOAL 5: PROMOTE THE DEVELOPMENT OF A PLEASANT, SAFE, AND HEALTHY LIVING
ENVIRONMENT.

Program 1: Expand the Wastewater Treatment Plant and the sewer system to provide adequate sewer
service to all new dwelling units.
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Status: The City's wastewater treatment and sewer system capacity have been expanded periodically to keep pace
with development needs through the charging of development fees to pay for needed improvements. Because
expansion of the capacity of the wastewater treatment must occur in minimum inctements, the City must be
assured that a minimum level of new development will occur to financially support the plant's expansion.

The Ceres Wastewater Treatment Plan and the sewer system have recently expanded to two new percolation
ponds, and plans now are to hire a consultant for a major expansion of the Treatment Plant. Financing the next
increment of sewage treatment capacity is a significant constraint to the production of additional housing.

Program 2: Install new water wells and expand the water system when necessary to provide adequate water
service to all new dwelling units.

Status: Several new wells have been drilled; one is currently on-line. A new 1.2 million gallon reservoir was
completed in 1991.

Program 3: Provide additional equipment, personnel, and buildings to the Police and Fire Departments as
necessary to ensure that adequate police and fire services will be provided to all new housing units.

Status: This implementation program was intended to affect 1,425 new units during the time period of the
Element. The City has hired additional police and fire personnel as needed to maintain General Plan standards for
emergency service personnel as the population growth in the City increased. A new police station was constructed
in 1988; no new substations were built for either police or fire during this period. The City has imposed
development fees to finance the construction of fire and police facilities and to pay for additional equipment as
required to serve new development.

Program 4: Continue to notify utility companies and the school district serving Ceres about new residential
developments.

Status: All utility companies and the school district are notified on any projects of new residential development.
All necessary public facilities and other services were made available to the 2,540 new housing units constructed
between 1987 and 1991. The City has coordinated its review of new development proposals with the school district
and private utility providers so that necessary educational and utility services can be expanded to keep pace with
new development. The school district charges a development fee to help pay for the cost of new school facilities.

Program 5: Require the installation of necessary street improvements for new housing construction and
expansion of existing housing projects.

Status: All new residential projects for new housing or expansion of existing housing include requirements for
street improvements, including, but not limited to the installations of street paving, curbs, gutters, sidewalks, street
lights, and fire hydrants.

Program 6: Require all new housing projects and the expansion of existing housing projects to install on-site
improvements consistent with City Standards.

Status: All new housing projects and expansion of existing housing are required to install on-site improvements
consistent with City Standards. This includes, but is not limited to the installation of off-street parking spaces,
landscaping, security lighting, fences, and open space recreation areas.

Program 7: Require all new housing projects and the expansion of exiting housing projects to comply with
all applicable Building, Fire, and Health Code requirements.
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Status: All new housing projects and expansions are required to comply with all applicable building, fire, and
health code requirements. Some of the improvements include the installation of fire hydrants, fire sprinklers,
adequate access, structurally sound buildings, and proper trash storage. All of the 2,540 new housing units
constructed between 1987 and 1991 included the appropriate street and other improvements required by City Code,
and were all built to meet the Uniform Building Codes in effect at the time they were constructed.

Program 8: Require necessary and appropriate conditions during the review of a project to minimize any
potential land use conflicts. '

Status: This implementation program was intended to affect 1,425 new units during the time period of the
Element. The mitigation of land use impacts is accomplished through the City's General Plan, the zoning code,
and site-specific development requirements which can reduce potential conflicts between adjacent land uses. Such
site specific requirements address issues such as noise, lack of privacy, smoke, dust, lighting, visual conflicts,
signs, and parking. Land use conflicts may occur when commercial or industrial uses are located adjacent to
residential zones or when high density residential zones or when high density residential projects are located next
to low density projects. To reduce conflicts, the City routinely requires walls and fencing, screening of visunally
unattractive accessory land uses, special lighting, landscaping, and imposes restrictions on the operations of certain
noise- generating equipment,

Program 9: Utilize available funds to install needed street improvements in older residential areas.

Status: Most of the land in older residential areas are zoned for medium and medium high density to encourage
development. New construction will require street improvements. The State Local Transportation Fund is
presently used to improve the streets. In 1991, the City of Ceres established a redevelopment agency. Funds from
this agency will be used for improvements to streets located mainly in older areas of the City. Proposed street
improvements: widening, overlay, curb, gutter and sidewalk construction of several streets in older residential
areas.

Program 10: Require dilapidated and unsafe buildings to be demolished or removed as required by the
latest adopted Uniform Building Code.

Status: The City only condemns substandard residential structures when there is no feasible alternative. Such
dwelling units are likely to be occupied by low-income households, and the City does not encourage their removal
since the stock of affordable housing for low-income households is limited. Dilapidated and unsafe buildings were
demolished by the latest adopted Uniform Building Code. Approximately 22 buildings were demolished or
removed, many of which were subsequently replaced, during the time period of the Element.

Program 11: Encourage medium and high density residential development in older and predominantly
single family residential areas.

Status: A General Plan Amendment was approved in 1991 which changed the designation from single-family low
density to multiple family medium density to encourage medium density development in an older, predominantly
single-family residential area between Ninth and Tenth Streets.

Program 12: Establish a housing rehabilitation program.,

Status: This implementation program was intended to achieve the following objectives during the time period of
the Element:

. 15 units to be demolished and replaced, 120 new units in older residential areas, 154 units to be
rehabilitated. Community Development Block Grant funds were obtained and utilized to
rehabilitate 4 single-family residences in the identified target area. A revolving fund has been
established so that program income may be utilized for additional rehabilitation projects.
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A revolving fund has been established so that program income may be utilized for additional rehabilitation
projects. A newly formed redevelopment agency is anticipated to provide future funding for housing rehabilitation,
During this period, over twenty-two dilapidated and unsafe buildings were demolished. Nearly all were replaced
in conjunction with new developments. An estimated 177 units of in-fill housing was constructed in older areas of
the City. Additional units would have been rehabilitated had the City been successful at obtaining a second CDBG
rehabilitation grant. The State Departments of Housing and Community Development found the City's grant
application was not competitive with other applications but helped fund an Affordable Housing Study to improve
future chances of obtaining funding. -

GOAL 6: MAINTAIN A BALANCED AND HEALTHY CITY-WIDE HOUSING STOCK THAT WILL PROVIDE
ADEQUATE HOUSING CHOICE.

Program 1: Discourage the development of multiple family units with similar characteristics when the
vacancy rate is 7% or greater after the regional housing need of 641 multiple family units are provided.

Status: This program was not applicable since the City did not approve more than 641 new multifamily dwelling
units and the vacancy rate is below 7 percent. Federal tax law, coupled with the high demand for single-family
housing, did not favor the production of multiple family housing.

Program 2: Conduct a vacancy rate survey for multiple family detached units twice a year.

Status: The City maintains current information on vacancy rates through surveys conducted by the Housing
Authority. Due to understaffing, however, a vacancy rate survey for multiple family detached units was not
accomplished twice a year.

Program 3: Maintain a City-wide housing type ratio of 70% single- family dwelling units and 30% multiple
family dwelling units.

Status: The City of Ceres did not maintain the 70% to 30% single-family to multiple family dwelling units,
because 641 new multiple family dwellings were not constructed. Market conditions and federal tax code
provisions favored single-family housing over multiple family housing. As a result, 92% of the new housing
constructed in Ceres between 1987 and 1991 consisted of single-family housing, most of which was detached.

Evaluation of the Results of City Programs

The City has been highly successful in planning for, accommodating, and even exceeding its regional share of
housing overall. The City designated adequate land to accommodate a variety of housing types at a range of
densities to meet the housing needs of all income levels. Ceres also took the necessary steps to ensure that
adequate infrastructure capacity and public and private utility services were available to accommodate new
development.

The City has fallen short of its low-income housing objectives for both new construction and for the preservation
and conservation of existing affordable housing. The City's inability to meet its affordable housing objectives has a
number of causes:

] The City has reduced barriers to the production of housing for low-income and special population
groups by offering density bonuses, zoning land for multifamily use, allowing group homes,
allowing mobilehomes on single family lots, and permitting second units in single family
neighborhoods. The dynamics of the local housing market between 1985 and 1990 were such
that these incentives were insufficient to entice home builders to construct housing affordable to
low-income houscholds.
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The City has depended on the Housing Authority as the primary agency for developing,
operating, or rehabilitating affordable housing. The City has not actively sought cooperative or
Joint-partnership relationships with private for-profit or non- profit housing developers to
construct and operate affordable housing because of the lack of technical ability and staff

resources.

. The City has had limited staff and financial resources to undertake housing programs. The City's
redevelopment project was not adopted by the City until August 1991. It will be several years
before a substantial amount of housing set-aside funds are generate to provide financial resources
for affordable housing developments. The City did not have the staffing capacity to apply for and
implement most of the programs for which Ceres might be eligible.

. Homebuilders during the 1980s oriented their production primarily to the demand by Bay area
workers for single family homes. This is understandable since the demand for single family
homes in the low- to mid-$100,000s range was extremely high between 1983 and 1990. As
previously explained, the City's strategy emphasizes the use of planning processes and incentives
to accommodate affordable housing but does not actively require home builders to produce a
certain type of housing.

° Changes in federal tax laws, high interest rates for the financing of multifamily developments,
the relationship between market rents in Ceres and rental housing development costs, and the
City's inability to take advantage of state and federal programs that can provide low-cost
financing for multifamily rental housing development.

Therefore, many of the programs included in the 1986 Housing Element were not fully realized. There is likely to
be less federal funding for housing programs, and state funding will also decrease over the next five years unless
voters approve additional housing bonds in 1992. The success of City efforts to accomplish affordable housing
strategies will have to depend on the more effective use of these limited resources and on other actions that do not
require state and federal assistance. The City's ability to achieve its regional housing share for lower-income
households is directly related to the amount of state and federal subsidies available. The City can probably rely on
zoning and other regulatory incentives and financial incentives from redevelopment funds to meet moderate and a
portion of its lower- income housing needs.

The City is in a better position, administratively, to achieve more of its affordable housing objectives than in 1985.

Based on its experience over that past five years, affordable housing programs most likely to be successful in Ceres
are those that do not require a substantial City commitment of financial resources (as the City has little money to
allocate for affordable housing programs), that rely heavily on cooperative relationships with private homebuilders,
which can use City as an eligible entity to apply for state or federal funding on behalf of non-profit or for- profit
housing developers, and that can succeed in inducing private actions with regulatory incentives rather than with
large commitments of public financing.

In developing an affordable housing strategy, the City has taken into account limitations which prevented it from
fully accomplishing its 1986 objectives for affordable housing and has set new objectives at more realistic level
based on the limitation that still remain. The objectives for affordable housing in this study are based on the
following assumptions:

. That the City will have annual funding for affordable housing from its redevelopment
low-income housing set-aside fund, established in 1991;

. That the City will take a somewhat more active role in promoting affordable housing production
by seeking out non-profit and for-profit housing developers interested in affordable housing
projects within Ceres and by setting negotiated, affordable housing goals for new residential
development in exchange for the provision of regulatory and financial incentives;
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That homebuilders will devote more of their product to the entry level market and provide more
housing affordable to low- and moderate-income households by Stanislaus County standards (this
trend is already evident as more jobs are created in the County and homebuilders will have to
respond to needs based more on local income rather than Bay area incomes); and

That the financial feasibility of producing multifamily rental housing will increase during the
early 1990s, particularly if interest rates remain relatively low.

That the needs of moderate- and above moderate-income households can be met through City
polices designed to promote homeownership.

That the needs of most very low- and low-income households will have to be met through City
policies designed to encourage the production of rental housing.
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III. COMMUNITY HOUSING MARKET ANALYSIS

STATISTICAL SUMMARY

Population: The population reported by the 1990 Census for the City of Ceres was 26,314. This compared with
6,029 persons in 1970 and 13,281 persons in 1980. The Department of Finance estimated the City's population at
27,524 as of January 1, 1991, and 31,243 as of January 1, 1995. The City's population doubled in the ten year
span from 1970 to 1980 (120.3% increase) and almost doubled again (98.1% increase) during the last decade. If
the growth rate between 1990 and 1995 is sustained over the remainder of the decade, it would lead to more than a
37 percent increase in the City's population.

The population reported by the Census for Stanislaus County was 195,790 in 1970 and 265,900 in 1980. The 1990
Census reported the County's population at 370,522, a 39 percent increase from 1980. The table below shows
population totals for the City and County from 1970 to 1990.

TABLE 3
POPULATION - 1970-1990
Area 1970 1980 1990
City of Ceres 6,029 13,281 26,314
Stanislaus County 195,790 265,900 370,522

Sources: U.S. Census Bureau, 1970, 1980, 1990.

POPULATION CHARACTERISTICS AND TRENDS

During the past twenty years, there have been some changes in the composition of the City's population as a
consequence of its growth. While all age groups have increased in total numbers since 1970, the relative
composition by age group has changed. In the ten year period between 1970 and 1980, the percentage of the
population in age groups 18-64 (from 52.9% to 58.9%) and 65+ (from 7.7% to 9.7%) rose, while the percentage of
persons in the age group 0-17 declined (from 39.3% to 31.4%). This trend, a decrease in the children population
and an increase in the adult and elderly population was not continued through the decade of the 1980/s. As the
table below shows, the percentage of the population 0-17 increased slightly to 33.1%, and the adult (18-64) and
elderly (65+) age groups both decreased slightly to 58.5% and 8.5% respectively. Since the population almost
doubled in size while the elderly population was decreasing slightly indicates that many of the new residents were
families with children.

[ 3]
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TABLE 4
TOTAL POPULATION BY AGE - 1990

Age Group Male Female Total Percent
5 years and under , 1,674 1,623 3,297 12.5%
6 to 11 years 1,532 1,519 3,051 11.6%
12 to 17 years 1,231 1,139 2,370 9.0%
18 to 24 years 1,196 " 1,305 2,501 9.5%
25 to 34 years 2,547 2,653 5,200 19.8%
35 to 44 years 1,915 1,890 3,805 14.5%
45 to 54 years 1,070 1,105 2,175 8.3%
55 to 64 years 783 893 1,676 6.4%
65 to 74 years 582 780 1,362 5.2%
75 years and over 333 544 877 3.3%
Total 12,863 13,451 26,314 100.0%

Source: U.S. Census Bureau, 1990,

HOUSING UNIT AND POPULATION PROJECTIONS

The City of Ceres has doubled in population in each of the last two decades. In the five-year period from 1990 to
1995 the population of Ceres, and the County of Stanislaus, is expected to continue to grow, even by moderate
estimates. The Stanislaus Area Association of Governments regional housing allocation plan contained a 1995
household projection of 10,983 and a 1997 household projection of 12,209 (July of 1997). The SAAG projection
for the County are 146,685 and 157,207 respectively. The projections for the City are based on a annual growth
rate of 4.31%.

The following table shows SAAG household statistics and projections for the City of Ceres from 1990 to 1997.

TABLE §

CERES HOUSEHOLD PROJECTIONS - 1990-1997
Year Households % Change
1990 8,892 -
1991 9,276 43%
1992 9,676 4.3%
1993 10,093 4.3%
1994 10,529 4.3%
1995 10,983 4.3%
1996 11,457 4.3%
1997 11,951 4.3%
1997* 12,209 2.2%

* Projection date - July, 1997.

Sources: Stanislaus County Population and Housing Estimates, January 1, 1990, California Department of
Finance; Stanislaus Area Association of Governments, 1990 and 1991.
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As will be shown later in this study, a household population of 12,209 in 1997 will translate into a demand for
housing in the City of over 12,630 units. To satisfy this demand for housing, the City of Ceres has either or
approved or is reviewing a number of development projects. Several of these projects are currently under
construction. Proposed projects or projects under construction in the City include the following:

TABLE 6
PROJECTS UNDER CONSTRUCTION, APPROVED, OR PENDING
CITY OF CERES

The following are current projects which affect the number, or potential number, of dwelling units in the City.

1. Vesting Tentative Subdivision Map:;

90-04: Single family homes, 16 lots, 3.71 acres, Hackett Rd.

90-06: Single family homes, 25 lots, 6.82+/- acres, Kinser Rd.

92-08: 32 single family homes and 5 duplex units, 8.7 acres, Morgan Rd.
92-21: 15 single family homes, 4.13 acres, Richland Ave.

93-15: 24 single family homes, 4.81 acres, Roeding.

93-22: 6 single family homes, 1.57 acres, Richland Ave.

94-02: 87 single family small-lot homes, 10 acres, Herndon Rd.

94-06: 37 single family homes, 7.57 acres, Morgan Rd.

94-11: 197 single family homes, 32.9 acres, Morgan Rd.

94-14: 112 single family homes, 19.1 acres, Aristocrat and Scarlet.
95-02: 36 single family homes, 7 acres, N. Central Ave.

95-04: 46 single family homes, 8.37 acres, Aristocrat and Malik.

95-08: 10 single family homes, 12 multiple-family units, 3.36 acres, N. Central Ave.

2. Annexation:
94-16: Annexation of approximately 150 acres, having a potential to add 580 single family
homes and 100 multiple family units, Hackett/Morgan/Service Roads.
EMPLOYMENT TRENDS

As was indicated in the 1985 City of Ceres Housing Element, Ceres is primarily a "bedroom" community which
provides very little employment within the City. In 1980, the Census reported that of a total City labor force of
4,906, there were 4,029 or 82% of the employed population that worked outside of the City. In 1990, the Census
reported that of a total labor force of 10,194, there were 8,432 or 83% of the employed population working outside
the city. Therefore, a housing/jobs imbalance existed and still exists in the City. The majority of Ceres resident
workers commute to Modesto (40.5%) and other destinations in Stanislaus County (19.5%), San Joaquin County
(2.3%), and Merced County (.85%). Only a small percentage (2.6%) commute to the San Jose area, which
substantiates that Ceres does not have a predominance of Bay Area commuters.

In 1980, jobs held by residents of Stanislaus County were concentrated in four areas: wholesale & retail trade
(21.2%), manufacturing (20.1%), government (16.1%), and services (15.9%). By the start of 1990, these four
areas were still the primary areas of concentration in the County with the following percentages: manufacturing
(19.4%), retail trade (now separated from wholesale trade - 18.2%), services (18.0%), and government (14.4%).
The table below shows the employment totals for the County of Stanislaus in 1989 and 1996 reported by the
California Employment Development Department [EDD].
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TABLE 7
EMPLOYMENT BY INDUSTRY IN STANISLAUS COUNTY

1989 and 1996
Industry 1989 % _of Total 1996 % of Total
TOTAL 130,700 100.0% 140,000 100%
Total agriculture,
forestry, and fishing 15,300 ' 11.7% 14,800 10.6%
Non-agriculture:
Mining and
Construction 8,100 6.2% 6,200 4.4%
Manufacturing 25,400 19.5% 25,000 17.9%
Trans/utilities 4,700 3.6% 5,300 3.8%
Wholesale trade 5,600 4.3% 5,700 4.1%
Retail trade 23,800 18.3% 26,700 19.1%
Finance, insur.
and real estate 5,200 4.0% 4,400 3.1%
Services 23,500 18.0% 28,800 20.6%
Government 18,800 14.4% 23,100 16.5%

Source: California Employment Development Department, Annual Planning Information - Modesto MSA, June,
1991, and May, 1996.

The 1989 County-wide labor-force, although significantly stronger than in 1988, still left over 18,000 persons
without jobs that translated into an unemployment rate of 11.2%. In 1990, employment declined by 1,500 persons,
and thus the unemployment rate in the County increased one-tenth of a percentage point in 1990, to 11.3%. In
May, 1996, there were 29,800 persons without jobs in the County, for an unemployment rate of 15.4%. EDD
forecasted employment figures by industry through 1996. The table below shows the trend of employment in the
County in 1996 based on EDD's projections, and now compares those to actual figures released by EDD in May,
1996.

According to this projection, the services sector will show the most substantial increase. The sector will rely on
growth in health, business, personal, and hospitality services to increase by 7,300 jobs and 31.1%. It's share of the
total County economy will grow from 18.0% in 1989 to 22.0% in 1996. Actual figures indicate that the services
sector did show the most substantial increase between 1989 and 1996, growing from 18.0% to 20.6%.

Retail trade will also show significant gains, providing 5,100 new jobs by 1996, an increase of 21.4%. EDD
attributes growth to "...increasing numbers of eating and drinking establishments, food stores, and general
merchandise businesses...to meet the needs of newly established and growing communities." The retail sector will
provide 19.0% of the jobs in the County in 1996, up from 18.2% in 1989. Actual 1996 figures match the projected
increase in the retail sector.

Other sectors showing growth are the sectors of government (17.6% increase), construction and mining, and
manufacturing. The most notable decrease is shown in the agricultural sector, which is projected to decline by
1,100 jobs during the period 1989-1996. This trend is expected to increase as the central valley continues to
urbanize and as the available water supply becomes further constrained for agriculture uses. Actual 1996 figures
reveal that the government sector had the second greatest increase, from 14.4% to 16.5%. A smaller increase was
noted in transportation/utilities. Although employment in agriculture declined as anticipated, the rate was not as
steep as anticipated. More notable decreases were seen in the construction and manufacturing sectors, with
decreases also in wholesale trade, and finance, insurance and real estate.
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TABLE 8
PROJECTED AND ACTUAL EMPLOYMENT BY INDUSTRY IN STANISLAUS COUNTY (1996)

Industry 1996 % of Total 1996 % of Total
TOTAL 152,500 100.0% 140,000 100%
Total agriculture,

forestry, and fishing 14,200 Y 9.3% 14,800 10.6%
Non-agriculture;

Mining and

Construction 10,000 6.5% 6,200 4.4%

Manufacturing 28,400 18.6% 25,000 17.9%

Trans/utilities 5,500 3.6% 5,300 3.8%

Wholesale trade 6,500 4.3% 5,700 4.1%

Retail trade 28,900 19.0% 26,700 19.1%

Finance, insur.

and real estate 6,100 4.0% 4,400 3.1%

Services 30,800 20.2% 28,800 20.6%

Government 22,100 14.5% 23,100 16.5%

Source: California Employment Development Department, Annual Planning Information - Modesto MSA, June,
1991, and May, 1996.

In addition to annual employment projections, EDD records and estimates the outlook for specific occupations
based on wages earned and training required for entry into the field. This information is "...intended to aid
employment training planners, governmental policy makers, educators, and counselors in planning and evaluating
training programs and in counseling clients." This information is also intended to help persons entering the
Stanislaus County workforce prepare and plan for their future.

EDD projects the outlook and wages through 1992 in the following occupations. Entry wage is based on no prior
experience.

Accounting Clerk. Entry wage - $5.00-$8.50/hr. Fully qualified/experienced - $8.50-$11.00/hr. Minimum
education of high school or equivalent required. Most employees also require further education including
vocational training, special certificates, or associate degrees. The outlook for 1992 is of moderate demand and
expected to grow slowly. Employers report having more applicants than openings.

Automobile Mechanic. Entry wage ~ $5.00-$8.50/hr. Fully qualified/experienced - $8.50-$16.00/hr. Minimum
high school education or equivalent required by most employers with additional vocational training, and/or special
certification also required by most employers. Demand is high and increasing slowly. Many employers report
great difficulty finding qualified applicants.

Child Care Worker. Entry wage - $4.25-$6.00/hr. Fully qualified/experienced - $6.00-$12.00/hr. Most
employers require a minimum of high school education or equivalent. Further vocational training or college
courses may be required by some employers. Demand is moderate, and increasing slowly during the forecast
period.

Combination Welder. Entry wage - $5.00-$8.00/hr. Fully qualified/experienced - $8.00-$14.00/hr. Minimum
education of high school or equivalent required. Most employees also require further education including
vocational training, special certificates, or associate degrees. Moderate demand is expected to increase. Many
employers report great difficulty finding qualified applicants. '
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Construction Worker. Entry wage - $4.50-$9.00/hr. Fully qualified/experienced - $9.00-$19.00/hr. Many
employers do not require high school education, however, most require some apprenticeship training or
construction experience. Demand is low, buy many employers expect the demand to increase.

Electronics Mechanic or Specialist. Entry wage - $4.50-$7.00/hr, Fully qualified/experienced - $7.00-$11.50/hr.

Minimum education of high school or equivalent required. Most employees also require further education
including vocational training, special certificates, or associate degrees. Moderate demand expected to remain
stable.

Hair Stylist. Entry wage - $4.25-$5.50. Fully qualified/experienced - $5.50-$11.00/hr. High school education or
equivalent is required by most employers. All applicants must be licensed by the State Board of Cosmetology.
Demand is moderate to high, and is expected to increase.

Laborer, Stores (Warehouse Worker). Entry wage - $4.50-$6.25. Fully qualified/experienced -
$6.25-$10.00/hr. Many employers require high school education or equivalent. Demand is moderate and expected
to remain stable.

Light Truck Driver. Entry wage - $5.00-$8.00/hr. Fully qualified/experienced - $8.00-$11.00/hr. High school
education or equivalent required. Must have valid California Drivers License, and a clean driving record.
Moderate demand is expected to remain stable.

Machinist. Entry wage - $5.00-$10.00/hr. Fully quatified/experienced - $10.00-$16.00/hr. High school education
or equivalent required by most employers. Many employers require additional vocational training. Moderate
demand is expected to remain stable.

Maintenance Mechanic. Entry wage - $8.00-$11.00/hr. Fully qualified/experienced - $11.00-$17.00/hr.
Minimum of high school education or equivalent is required. Some employers require vocational training.
Current moderate demand is expected to continue.

Medical Receptionist. Entry wage - $5.00-$6.50/hr. Fully qualified/experienced $6.50-$8.00/hr. High school
education or equivalent is required. Good clerical skills required including: grammar, math, typing, filing, and
computer skills. Demand is moderate and expected to increase slowly.

Printer. Entry wage - $5.00-$8.50/hr. Fully qualified/experienced $8.50-$16.00/hr. High school education or
equivalent required. Additional vocational training may be required by some employers. Current moderate
demand is expected to increase.

Refrigeration Mechanic. Entry wage - $6.00-$11.00/hr. Fully qualified/experienced $11.00-$19.00/hr. High
school education or equivalent required. Additional vocational training also required. Current demand is
moderate to high and is expected to increase.

Security Guard. Entry wage - $4.25-$6.00/hr. Fully qualified/experienced $6.00-$10.00/hr. High school
education or equivalent required. Some employers require additional vocational training. Demand is moderate
and is expected to increase over the next two years.

Sheet-Metal Worker. Entry wage - $6.00-$12.00/hr. Fully qualified/experienced $12.00-$16.00/hr. High school
education or equivalent required by most employers. Additional vocational training, special certification or
completion of an apprenticeship program may be required some employers. Current demand is moderate, and is
expected to increase.

Based on these typical wages, one could conclude that the lower- income householders include a wide range of
jobs, and include a much larger segment of the population than persons on public assistance and social security.
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HOUSEHOLD CHARACTERISTICS
Race

Racial diversity in the City of Ceres was, historically, minimal. At the time of the 1990 Census, the majority of
City residents were still of persons of white origin (77.9% of total), although this percentage was substantially
lower than in previous decades. This is a typical pattern throughout most suburban communities in urban-rural
counties in California. Since 1970, there has been a steady but slow change in the City's racial composition. In
1970, 98.1% of the population were of white origin. In 1980, this percentage of persons of white origin had
decreased to 81.3%. The tables below shows race in the City in 1990 and the characteristics of persons of hispanic
background (5,960 persons in the City in 1990).

TABLE 9
RACE IN THE CITY OF CERES - 1990
Race Total Persons Percent
White 20,513 77.9%
Black 451 1.7%
American Indian, Eskimo or Aleut 378 1.5%
Asian or Pacific Islander 1,323 5.0%
Other 3,649 13.9%
TOTAL 26,314 100.0%

Source: U.S. Census Bureau, 1990.

TABLE 10
PERSONS OF HISPANIC ORIGIN - CITY OF CERES - 1990
Race Total Persons Percent
White 2,216 37.3%
Black 38 0.6%
American Indian, Eskimo or Aleut 45 0.7%
Asian or Pacific Islander 79 1.3%
Other 3,582 60.1%
TOTAL 5,960 100.0%

Source: U.S. Census Bureau, 1990.

Household And Family Characteristics

There were 4,672 households in Ceres in 1980, an increase of 1,810 houscholds from 1970, During this ten year
period the average household size decreased from 3.30 persons in 1970 to 2.82 persons in 1980,

During the ten-year span from 1980 to 1990, the number of households in the City increased from 4,672 to 8,581,
or 83.7%. Of the 8,581 households in 1990, 6,851 (79.8%) were family households. The percentage of family
households is high compared to other urban areas of the state but is consistent with smaller suburban communities
in the Central Valley, which tend to have more and larger families in their populations than do coastal urban
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communities. There were 23,183 persons (88.1% of the total City population of 26,314) living in family
households for an average of 3.38 persons per family household. The table below shows the household size and
household type in the City of Ceres in 1990.

TABLE 11 -
HOUSEHOLD SIZE AND HOUSEHOLD TYPE
CITY OF CERES - 1990

Household Characteristics Total Percent
One Person Households:
Male Householder 503 5.8%
Female Houscholder 842 9.8%
2 or more Persons:
Family Households:
Married-Couple Family:
With related Children 3,260 38.0%
No related Children 2,217 25.8%
Other Family:
Male Householder,
No Wife Present:
With Related Children 248 2.9%
No Related Children 121 1.4%
Female Houscholder,
No Husband Present:
With Related Children 725 8.4%
No Related Children 280 3.2%
Non-family Households:
Male Householder 266 3.1%
Female Householder 119 1.3%
Total Households 8,581 100%

Source: U.S. Census Bureau, 1990.

HOUSEHOLD AND FAMILY INCOME CHARACTERISTICS
Household Income

The median household income for the City of Ceres was $15,623 in 1980, and $30,876 in 1990 (U.S. Census).
The median family income in the City of Ceres increased from $15,623 in 1980 to $33,684 in 1990 (U.S. Census).
Household income includes all occupied housing units in the City, while family income includes only those
households with two or more persons related by kinship, marriage, or legal arrangements (such as adoption).

Table 12 shows Income Eligibility Limits for various state housing programs as published by the California
Department of Housing and Community Development (HCD) in 1991. While these income limits do not represent
actual household incomes based on a survey, they do provide a relative reference for defining "low" and "moderate”
income by household size. The definition of "median" income for a family of three (the approximate average
family size in Ceres) was $33,750 throughout Stanislaus County in 1991.

The HCD income eligibility limits are based on a family of four for the entire Stanislaus County statistical area.
HCD provided income limits for the following divisions that are 50% (very low-income), 80% (lower- income),
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and 120% (moderate-income) of the median income for a family of four. The income divisions for families from

one to four persons for 1991 are shown in the table below.

TABLE 12
INCOME ELIGIBILITY LIMITS FOR STANISLAUS COUNTY

HOUSEHOLDS OF 1 TO 4 PERSONS - 1991 AND 1996

Standard

Very low-income
Lower-income
Median-income
Moderate-income

Number of Persons in Household

1

13,150 13,950
21,000 22,300
26,250 27,850
31,500 33,450

—2

15,000 15,900
24,000 25,450
30,000 31,850
36,000 38,200

-3

16,850 17,900
27,000 28,650
33,750 35,800
40,500 43,000

—4

18,750 19,200
30,000 31,850
37,500 39,800
45,000 47,750

Source: California Department of Housing and Community Development (1991, 1996).

Household Overpayment

At the time of the 1980 Census, the prevalent governmental standard of "overpayment” for housing was more than
25% of income for housing expenses (rent or mortgage, property taxes, insurance, utilities, etc.). The standard

since then has been to use 30% of income-to-housing- expenses. In 1980, 1,562 houscholds paid more than 25%
of their income for housing or one third of all households in the City. In 1990, 2,956 households paid more than
30% of their income on home costs, again approximately one third of all households in the city.

The highest percentage of overpaying households was among renters, 47.6%. Approximately 27% of the owners
paid more than 30% of their income for housing expenses. The table below shows the tenure of overpaying
households in the City of Ceres in 1990.

TABLE 13

HOUSEHOLD BY TENURE THAT OVERPAID FOR HOUSING
CITY OF CERES - 1990

Household Characteristic

Households that overpaid
for Housing

Percent of Households

that overpaid for Housing

Total Housecholds

Source: U.S. Census Bureau, 1990 STF 3A

Renters

1,439

47.6%

3,024

Owners

1,517

27.3%

5,557

29

City of Ceres Housing Flement



HOUSING CHARACTERISTICS
Housing Type

In 1980 the total number of housing units in the City of Ceres was 5,238. This total consisted of 3,928
single-family dwelling units (75%), 800 multifamily dwelling units (15%), and 510 mobilehomes (10%). These
percentages were similar to totals by dwelling unit type reported in 1975, which were 71%, 21%, and 8%
respectively (1975 Special Census for Stanislaus County).

In 1990 the total number of units in the City had increased to 9,075. This total included 6,520 single-family units
(71.7%), 1,642 multifamily units (18.0%), and 860 mobilehome units (9.6%). Again, these percentages of
dwelling units by type are similar to the 1975 and 1980 totals. The table below shows the total number of housing
units by type in 1990 in the City.

TABLE 14
HOUSING UNITS IN THE CITY OF CERES - 1990

Housing Unit Type Total Percent
Single-Family, Detached 6,169 67.9%
Single-Family, Attached 351 3.8%
Duplex 212 2.3%
Multifamily, 3-4 212 2.3%
Multifamily, 5 or more units 1,218 13.4%
Mobilehome 860 9.6%
Other 53 0.7%

TOTAL 9,075 100.0%

Source: U.S. Census Bureau, 1990.

There were 6,851 family households, or 79.8% of the total households, in the City in 1990. The majority of these
households, 63.5% of total households, were two- to four-person households. Renter households, which accounted
for 20.2% of the total households, were concentrated primarily in one-persons households (15.7%). The table
below shows the household type and household size in the City in 1990.

TABLE 15
HOUSEHOLD TYPE AND HOUSEHOLD SIZE - 1990

Household Size Family Households Non- family Households Total
1 Person - - 1,345 15.7% 1,345
2 Persons 2,206 25.7% 296 3.6% 2,502
3 Persons 1,633 19.0% 53 0.6% 1,686
4 Persons 1,614 18.8% 24 0.3% 1,638
5 Persons 827 9.6% 4 - 831
6 Persons 325 3.8% 5 - 330
7 or more Persons 246 2.9% 3 - 249

TOTAL 6,851 79.8% 1,730 20.2% 8,581

Source: U.S. Census Bureau, 1990.

The number of housing units constructed over the last several years has dropped off dramatically from previous
years. In 1988 the total number of housing units built in the City was 803. Two years later, in 1990, the City only
approved the construction of 393 housing units, and this figure dropped to only 128 units in 1991. From 1992-
1995, the number of housing units constructed averaged 169 per year. Based on the supply of residential land
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available in the City, these decreasing numbers seem to indicate the slow housing market many communities are
facing during this recession.

Housing Tenure

Housing tenure is the condition of occupancy of the housing unit, rental or owner. Housing tenure in the City of
Ceres over the last ten years has shifted slightly, with the percentage of owners increasing and the percentage of
renters decreasing. Of the total 5,238 housing units in 1980, 62% were owner-occupied units and 38% were
renter-occupied units. In 1990, 66% of householders in the City of Ceres were homeowners and 34% were renters.

The table below shows the tenure by housing type in the City in 1990. Not surprisingly, the majority of rental
units are in multifamily structures of five or more dwelling units. Although a substantial number of single family
dwelling units are rented, the percentage is lower than in larger urban communities, where 20% to 30% rental
rates for single-family dwelling units is not uncommon.

TABLE 16
TENURE BY HOUSING UNIT TYPE - 1990

Housing Unit Type Total Owner- Occupied Renter-Occupied
Single-Family, Detached 5,837 4,764  55.5% 1,073 12.5%
Single-Family, Attached 337 47 0.5% 290 3.4%
Duplex 205 4 -— 201 2.3%
Multifamily, 3-4 207 2 -—- 205 2.4%
Multifamily, 5 or more units 1,117 2 - 1,115  13.0%
Mobilehome 827 710 8.4% 117 1.4%
Other 51 28 0.3% 23 0.2%
TOTAL 8,581 5,557 64.8% 3,024 35.2%

Source: U.S. Census Bureau, 1990.

In 1990, the majority of households in the City of Ceres, 31.8% of total households, in the age-group 25-44 years
were homeowners. The percentage of renters in this same group were also high, 20.2%. Therefore, over 50% of
the households were headed by persons 25 to 44 years of age. The table below shows the tenure of households in
the City by age of householder in 1990,

TABLE 17
TENURE BY AGE OF HOUSEHOLDER - 1990

Age of Householder Owner-Occupied Renter-Occupied Total
15 to 24 years 124 1.5% 387 4.5% 511
25 to 34 years 1,379 16.1% 1,017 11.9% 1,396
35 to 44 years 1,349 15.7% 719 8.3% 2,068
45 to 54 years 887 10.3% 344 4.0% 1,131
55 to 64 years 759 8.9% 211 2.5% 970
65 to 74 years 640 7.4% 194 2.3% 834
75 years and over 419  4.9% 152 1.7% 571
TOTAL 5,557 64.8% 3,024 35.2% 8,581

Source: U.S. Census Bureau, 1990,
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Vacancy Rates

According to Census data, the number of vacant housing units in the City of Ceres have fluctuated over the last
decade and a half from around 6% to over 10% and back toward 6%. Much of this increased vacancy rate,
especially during 1980, can be attributed to the considerable amount of new construction in the City. During the
early 1980s, in particular, a large number of newly constructed units remained vacant for a considerable period of
time due to high mortgage interest rates.

The 1990 Census count shows a vacancy rate of 5.4%. The Census counts those units under construction or
recently completed but not yet ready for occupancy as "vacant", which means that the effective vacancy rate is
lower. The table below shows the vacancy rates reported in residential areas in 1990.

TABLE 18

VACANCY STATUS IN THE CITY OF CERES - 1990
Housing Unit Type Total Vacant Percent
Single-Family, Detached 6,169 332 3.7%
Single-Family, Attached 351 14 0.1%
Duplex 212 7 ---
Multifamily, 3-4 212 5 -—-
Multifamily, 5 or more units 1,218 101 1.1%
Mobilehome 860 33 0.4%
Other 53 2 -
TOTAL 9,075 10,267*% 494 681* 54% 6.6%*

Source: U.S. Census Bureau, 1990; *California Department of Finance, 1995.

Vacancy rates provide indicators for the vitality of the housing market. High or low vacancy rates also have a
different significance for owner-occupied and renter-occupied units. For example, a higher vacancy rate (perhaps
5%-6%) is not uncommon in rental units as householders are more mobile with short-term leases, and for the same
reason lower vacancy rates are expected in for-sale homes as the market turnover is not as high. As indicated
above, the high vacancy rate in 1980 may be mainly attributed to housing units under construction but not yet
occupied, as the market absorbed them by 1990. The table below shows the vacancy status by housing unit type in
the City of Ceres in 1990.

TABLE 19
VACANCY STATUS - 1990

Vacancy Status Total Percent
For Rent 171 34.6%
For Sale Only 187 37.9%
Rented or Sold, Not Occupied 63 12.8%
For Seasonal, Recreational

or Occasional Use 15 3.0%
For Migrant Workers 0 -
Other Vacant 58 11.7%
TOTAL 494 100.0%

Source: U.S. Census Bureau, 1990.
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Housing Condition

In 1990, a "windshield" housing conditions survey was conducted for the City of Ceres, which determined that
there were 276 dwelling units in need of rehabilitation, and one unit in need of replacement because it was
dilapidated. These housing units were located in the older, central core of the City. The survey categorized each
housing unit in the target area by its condition. The categories are as follows:

. Sound: no repairs are required or, at most, only deferred maintenance is required. Deferred
maintenance includes painting and patching.

° Minor: requires deferred maintenance repairs of several components of the replacement or
siding, windows, or doors.

. Moderate: involves the repair or replacement of two or more exterior components of a dwelling
unit, such as roof replacement, foundation repair, window repair, or the replacement of siding.

. Substantial: requires the repair or replacement of most structural components.

. Dilapidated: requires the replacement of all exterior components, and is not financially feasible
to repair.

TABLE 20
HOUSING CONDITIONS SURVEY IN OLDER NEIGHBORHOOD
CITY OF CERES
JANUARY 8, 1990

Minor Moderate Substantial Dilapidated TOTAL

131 124 22 1 276
47%) (45%) (%) (0%)

Source: Connerly & Associates, Inc., 1990.

Most of the City's housing stock (80%), for example, was constructed over the past twenty years and is most likely
in good condition. Although the housing conditions survey found only about two percent of the City's dwelling
units in need of immediate rehabilitation, another one percent of the City's dwelling units (104) require deferred
maintenance repairs (minor deficiencies such as painting or roof patching only) that, if left unattended will result
in the need for rehabilitation within the next one to three years.

Two percent of the City's housing stock may not seem substantial compared to the other 98% without obvious and
immediate exterior repair needs. Another 15% of the housing stock is over 25 years of age, however, a time at
which substantial repairs may become necessary to maintain the soundness and functional adequacy of a residence.
Although the City could not find obvious exterior deficiencies in the conditions of these dwelling units, it is likely
that many of these older residences have interior repair needs or functionally obsolete plumbing, electrical systems
and/or insulation and weatherization. Without proper maintenance and upgrading, these older dwelling units
could become functionally obsolete.

Many of the dwelling units in need of rehabilitation and many of the older homes in Ceres are occupied by
low-income households, who typically do not have the financial means to properly maintain their dwelling units.
Low-income households do not typically have the financial resources to undertake major home improvements, and
they are often unable to qualify for or afford home improvement loans. Without some type of financial assistance
to reduce the cost of maintaining their homes, low- income households face the prospect of either allowing
continued deterioration of their homes or of having to sell their homes.

33 City of Ceres Housing Element



Housing Prices

The median home price in Ceres has steadily increased over the last 10 years. In 1980 the average cost of a new
singel-family dwelling units in Stanislaus County was $66,110. In 1984, the average cost of a new home had
increased to $78,149. By 1991, the average cost of a new home ranged from $87,500 for a two- bedroom unit to
$167,500 for a four-bedroom unit (Modesto Board of Realtors). The table below shows reported home costs
through June of 1991 in the City of Ceres.

TABLE 21
PRICE OF A NEW HOME - CITY OF CERES - 1991
Home Size Median Average Homes Sold or on Market
2 Bedroom $ 87,500 $113,500 29
3 Bedroom $119,000 $132,500 111
4 Bedroom $167,500 $213,400 38

Source: Modesto Board of Realtors, 1991.

The cost of a new single-family home, nearly doubled in the City of Ceres between 1980 and 1990, from $66,110
to $119,000. The impact of this continual increase in home costs, however, has not had a significant effect on the
tenure of housing in the City as homeownership actually increased during the last ten years as a percentage of total
homes. This paradox is explained by the large number of Bay area workers with higher incomes who immigrated
to Ceres and other Stanislaus County communities during the last decade.

As homeownership for low-income households becomes less of a possibility, they will increase the demand for
rental housing units.

Rental rates in the City varied from $675 a month for 3-bedroom apartment units to $800 a month for a 3-bedroom
homes. Home rental rates also varied from $385 a month for a 2-bedroom unit to $800 and up for a 4-bedroom
unit.

SPECIAL POPULATION GROUPS

Handicapped

The 1990 census indicated that approximately 2.6 percent of the population age 16-64 and 18.6 percent of the
population age 65 and over has a mobility impairment that would limit or prohibit their use of public transit. A
total of 3.2 percent of the labor force has such mobility impairments. The number of persons with physical
disabilities that prevent them from using public transit provide a useful measure of the number of persons with
mobility impairments that would also require special housing design.

There several special considerations in addressing the housing needs of mobility-impaired persons:

. The majority of such persons are older adults (over the age of 65),
. As heads of households, they tend have lower-income than the general population, and
. Their ability to function independently requires design modifications to a typical dwelling units.
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Specific design considerations for accessible housing include entrances that are wheelchair accessible, wider door
jambs and hallways, adequate turning space in all rooms for wheelchairs, special plumbing fixtures and appliances,
cabinets that do not require a high reach, and elevated electrical outlets.

To address the housing needs of mobility-impaired individuals, the City would need to adopt programs that
increase the availability of handicapped accessible housing affordable to lower-income households. A portion of
these affordable and accessible units would also need to address the specific lifestyle, social, and physical needs of
handicapped households.

One method of increasing the number of handicap accessible housing units is through the use of federal financing -
Section 811: Housing for Persons with Disabilitics. Direct low-interest loans finance the construction or
rehabilitation or rental or cooperative detached, semi-detached, row, walk-up or elevator type structures.
Beneficiaries of housing developed under this program are persons with disabilities.

Another federal program, Section 106(b), provides financial assistance through its nonprofit sponsor assistance
program. HUD assists and encourages nonprofit private sponsors/borrowers interested in developing sound
housing for the elderly or handicapped, by offering them zero percent interest seed money loans. The loans cover
80 percent of the pre-construction expenses. The remaining 20 percent must be contributed by the borrower before
federal funds are disbursed. Current HUD regulations limit these loans to nonprofit sponsors of Section 202
housing for the elderly or handicapped. The maximum loan amount for each project is $50,000.

Elderly

In 1980, about 10% of the population, or 1,291 individuals, in the City of Ceres were elderly. By 1990, the total
population 65 years and over increased to 2,239, although the percentage declined to nine percent. Households
with older individuals have several types of special needs: they may require financial and/or technical assistance in
maintaining or repairing their homes, they may need a change in living arrangement more suited to their physical
condition, or they may need financial assistance in meeting monthly housing costs. The 1980 Census also
indicated that 89 households were low-income, and these households pose affordability problems to the existing
housing stock. The 1990 Census reported 1,059 owner-occupant householders 65 years of age or more (75%), and
346 elderly renter houscholds (25%). This is a typical ratio of homeowners-to-renters among households 65 years
of age or more,

Elderly residents have many different housing needs, depending on their age, level of income, current tenure
status, cultural background, and health status. The public policy response to elderly housing needs would focus on
those subgroups of the elderly population whose housing and related lifestyle service needs are not or cannot be
met within the present housing market. Some of the potential elderly housing needs that may require a specific
governmental response include:

. Low-income elderly renters requiring affordable rental units.

d Low-income elderly homeowners requiring assistance in maintaining their homes in sound
condition or rehabilitating their homes to eliminate threats to health and safety.

. Elderly residents in need of housing with congregate care facilities.
* Housing with medical/health services.
. Elderly residents needing assistance in relocating to a dwelling that better suits their space and

income needs.

. Mobility-impaired elderly residents requiring special accessibility features in their dwelling units.
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There are several programs the City can pursue in order to insure increasing or improving the existing elderly and
low-income elderly housing units.

Shared housing. A shared housing program assists special needs groups (i.c. elderly persons) to find others with
whom they can share existing housing units. The results are fuller utilization of existing housing stock, reduction
in the demand for new housing units, reduction in housing costs, and increased security and companionship. Local
social service organizations can assist seniors in finding a shared housing match through their contacts with senior
groups, local landlords, vacancy listings, and other social service agencies.

Second units - "granny flats". A second unit is an attached or detached residential unit on the same parcel (or
parcels) as the primary units, which provides complete independent living facilities for one or more persons.
Second units can be created by converting existing floor space within a structure or by addition of an accessory
structure. A second unit can provide additional income to homeowners, and provide rental housing at lower costs
(savings in land costs).

One method of financing elderly housing has been the State's Senior Citizens Shared Housing Program. This HCD
program provides grants to assist senior citizens obtain affordable housing. Unfortunately, based on the condition
of the State's budget, this program will most likely be discontinued.

In July, 1996, HCD verified that this program is no longer in existence.

Another financial mechanism is through the use of aforementioned federal financing - Section 202: Housing for
the elderly or handicapped. This program provides for rental or co-operative housing and related facilities for the
elderly and handicapped. Direct low-interest loans finance the construction or rehabilitation or rental or
cooperative detached, semi-detached, row, walk-up or elevator type structures. Beneficiaries of housing developed
under this program must be elderly (62 years or older), physically handicapped, developmentally disabled, or
chronically mentally ill.

Large Households and Overcrowding
Large Households

Although overcrowding is not confined to large families, the incidence of overcrowding is encountered most
frequently among large families, families of five or more persons. Low-income large families, in particular, have
difficulty in locating affordable three and four bedroom dwelling units which meet their space needs. The 1990
Census counted 1,410 large households in Ceres (approximately 16.4% of all households in the City), 1,398 of
which were large families.

The issue of large family housing needs appears to be one of affordability rather than availability. Insufficient
information exists to directly compare large family incomes with the cost of larger dwelling units. However, the
incidence of overcrowding, primarily among households of five or more persons, suggests that a substantial
number of large families cannot find suitable housing that is also affordable.

The policy response to meet this need would be to encourage the production and preservation of three-, four-, and
five-bedroom dwellings that are affordable to low- and moderate-income large families in particular. There is no
shortage of three- or more- bedroom dwelling units, but most of these dwelling units are single family homes
which are not affordable to low-income large families. The City would need to develop policies that encourage the
production of affordable rental housing with three or more bedrooms.

Although most large households are owner-occupied, there are substantially more large renter households
experiencing problems in finding affordable housing with the appropriate number of bedrooms. This makes sense
intuitively because large homeowner households are generally able to purchase homes of sufficient size or they
would not be owners. The tables below shows the number of persons per housing unit and housing unit tenure in
the City of Ceres in 1990.

36 City of Ceres Housing Element



TABLE 22
PERSONS PER HOUSING UNIT

CITY OF CERES - 1990

Persons Per Unit

1 Person 1,345
2 Persons 2,502
3 Persons 1,686
4 Persons 1,638
5 Persons 831
6 Persons 330
7 Persons 249
TOTAL OCCUPIED UNITS 8,581
Source: U.S. Census Bureau, 1990,
TABLE 23

TENURE OF LARGE HOUSEHOLDS
CITY OF CERES - 1990

Number of Persons in Household Households

OWNER-OCCUPIED
5 Persons

6 Persons
7 or more Persons

TOTAL LARGE HOUSEHOLDS
RENTER-OCCUPIED
5 Persons

6 Persons
7 or more Persons

TOTAL LARGE HOUSEHOLDS
TOTAL HOUSEHOLDS OVER 5 PERSONS
TOTAL HOUSEHOLDS

Source: U.S. Census Bureau, 1990.

Total Units

525
196
135

856

306
134
114
554
1,410

8,581

Percent
15.6%
29.2%
19.7%
19.1%

9.6%
3.9%
2.9%

100.0%

Percent of
Total Households

6.1%
2.3%
1.6%

10.0%

3.6%
1.6%
1.3%
6.5%
16.5%

100.0%
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Overcrowding

Overcrowded households are defined by the state as households that average more than one person per room.
There were 299 overcrowded households in 1980 in the City of Ceres. By 1990, this number had increased to 920
overcrowded housing units. Of these units, 605 were renter-occupied and the remaining 315 were owner-occupied.
Interestingly, this tenure percentage is almost reversed from that of large households, as there are almost twice as
many renter-occupied as owner-occupied overcrowded units.

The large increase in overcrowding is testimony to the problems that lower-income larger households have in
finding affordable housing. Since 1980, there have been few homeownership opportunities for low-income
families, and even fewer three-bedroom rental units that are affordable to low-income families. The table below
shows the distribution of overcrowded units by tenure.

TABLE 24
OVERCROWDING IN CERES - 1980 and 1990
(More than 1 person per room)

Persons in Room Renter-Occupied Units Total Units
1980 1990 1980 1990
1.01to 1.50 130 308 198 499
1.51 or More 77 297 101 421
Total 207 605 299 920

Source: U.S. Census Bureau, 1980 and 1990.

Farmworkers

According to the 1985 Ceres Housing Element, there were 88 farmworker households in 1985, and this number
would decrease to 82 households in 1989. These projections were based on the State Employment Development
Department data which showed decreasing agricultural employment in Stanislaus County. In the 1990
Employment Development Department projections, the total agricultural employment in the County will remain
constant through 1991,

Existing farmworker housing in the City of Ceres are provided by the Stanislaus County Housing Authority. In
1990, the Housing Authority administered 103 total units in the City, all of which are year-round housing units.
The Stanislaus Area Association of Governments projects that there will remain a need for farmworker housing
because of two factors:

. The demand for housing has always exceeded the supply.
. Housing units have been demolished without being replaced.

The SAAG, aware that agriculture employment may be decreasing, includes its farmworker total construction
needs as a percentage of the basic construction needs for very low-income residents in the City. The total
farmworker construction needs, therefore, for the City during the time period 1990-1997 is 74 units. These are
year-round units for permanent residents of the community who happen to be employed in agriculture. Because of
the declining importance of seasonal agriculture in Ceres, there is no additional need for migrant farmworker
housing within the City.

The EDD June 1991 Annual Planning Information for the Modesto MSA reiterates the decreasing agricultural
demand throughout the Modesto (Ceres) area.

38 City of Ceres Housing Element



The Modesto Metropolitan Statistical Area (MSA) will continue to experience economic expansion during the
1989-1996 period. An estimated 21,800 additional wage and salary jobs are anticipated to be added by 1996 as
employment gains in the nonagricultural sector substantially exceed projected losses in agriculture.

Agriculture employment is expected to decline by approximately 1,100 jobs during the projection period
[1991-1996] as more land becomes urbanized to support residential, commercial, and industrial growth. This
trend is expected to be compounded by the unpredictable future of California's water supply. Stanislaus County
growers are likely to encounter increasing competition for this most sought after resource, as the State continues to
wrestle with such issues as: drought, growth, and environmental concerns.

If the City or Housing Authority does however seck to increase the number of farmworker housing, there are
financial programs specifically directed toward this cause. FmHA Section 514/516, for example, is one such
mechanism of improving and constructing farm labor housing. This program is a combination of loans and grants
that are available to help finance the construction, rehabilitation or purchase rental housing for farmworkers. The
loans and grants may be used to finance infrastructure such as water supply systems and wastewater facilities as
well as to develop support facilities such as central cooking and dining facilities, laundry facilities, and day care
centers.

Families with Female Head

Analyzing the population for families headed by females is important because many of these households are on
fixed incomes and often encounter problems in obtaining affordable housing. Female-headed families also
increase the demand on day care centers, public transportation, and affordable housing. Single mothers have lower
levels of income for a variety of reasons: the lower earning potential of many women relative to men; the loss of
financial support from fathers; the young age at which many unmarried women become mothers, often resulting in
dependency on public assistance; and the lack of adequate child care that would allow single mothers to seck a
better education or career training, and therefore increase their earning potential. These are but a few of the
contributing factors to the special needs of female-headed families. In addition, single mothers often face
discrimination in rental housing even though state law prohibits rental property owners from discriminating
against families with children.

Because of these problems, single mothers need rental family housing affordable to low- and very-low income
households in a non- discriminatory environment in which access to child care services is either provided on-site or
near by.

In 1980, there were a total of 416 households in the City of Ceres that were headed by a female with no husband.
Of these female-headed households, 278 were families with children (single mothers) and earned a median family
income of less than $8,300. By 1990, this total had increased to 1,005. Of these female-headed houscholds, 725
were families with related children.

The increase in single mothers households is testimony to the social changes that Ceres has experienced during the
1980s, changes that affected communities throughout the nation. The increase is also a function of the doubling of
the City's population during the last decade. One could expect an increase of most types of households with such a
large increase in the total population.

Meeting the demands of female-headed households produces a theme that is repeated throughout the analysis of
special needs population ~ the need for affordable housing. There are many financial programs available at both
the local level (density bonuses, inclusionary zoning, trust funds, use of manufactured housing, mortgage credits
and bonds, and Housing Development Corporation housing), state level (Rental Housing Construction Program,
California Housing Finance Agency funds, and Rental Housing Mortgage Loan Program), and federal level
(Community Development Block Grant Program, HUD funds, and Section 8 housing assistance).
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Homeless

In 1985, the Stanislaus County Department of Social Services estimated that there were approximately 350
homeless persons in Stanislaus County. It is difficult to estimate what percentage of this estimate are actually in
the City of Ceres because the nearest homeless shelters are in the City of Modesto.

Efforts to find shelters for the homeless, although mainly originating from the City of Modesto, have taken on a
county-wide approach. The City of Ceres has not played a major role in the county-wide homeless problem
because Ceres is a suburban, low density city with very little of the aggregation and commercial districts that
provide and attract homeless persons.

In the City of Modesto there are several facilities that provide shelter for the homeless. The Community
Temporary Shelter Service Coalition operates under the Salvation Army and provides temporary shelter and meals
for single parents with children (mainly female houscholders with children) and mentally ill persons. The
programs provides three to seven days of shelter and may also supplement this with cooperation of the County of
Social Services. The County, under it AFDC (Aid to Families with Dependent Children) Homeless Assistance
Program (HAP), provides up to an additional 28 days of shelter.

In fiscal year 1990-1991 the County assisted 6,314 persons, 5,226 of which were assisted with permanent shelter.
The majority of these persons, 80% of the total, that were assisted with permanent shelter were single or disabled
parents with children (average persons per household - 2.8). The remaining 20% were unemployed parents with
children (average persons per household - 4.7).

Other services in the City of Modesto are provided by the Mens Gospel Mission and the Women's Gospel Mission.

The Mens Mission provides shelter to 80 single male adults a year, with a total shelter time of 7 bed nights and 2
meals a day for a week. In 1990, there were 93,700 meals provided. This is up from 63,000 meals in 1989 and
32,000 meals in 1984. The Women's Mission, which is seeking to expand, provides 15 beds for single women for
up to 14 days. Both of these programs also require participation in Christian programs.

A final source of shelter in the City of Modesto is the Sunshine Place, which provides shelter for up to 100 people a
day and meals are provided at the Salvation Army.

Together, these shelters are to provide beds and meals for a homeless population that the Census (1990) estimated
at totaling only 238. The homeless population estimate for the City of Ceres was only 4 persons (1990 Census).
Both of these estimates, based on the figures reported from shelters in Modesto, may be a little conservative in
estimating homeless persons in the region. In terms of the City of Ceres, however, the homeless has not
historically been a major problem in the City and based on the visual and Census reports, may not become a
problem in the near future.

Factors contributing to the increase in homeless persons and families, and those in need of transitional housing
include:

The lack of housing affordable to very-low and low-income persons
Increases in unemployment or underemployment

Reductions in government subsidies

Deinstitutionalization of the mentally il

Domestic violence

Drug and alcohol addiction

Dysfunctional families
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The needs of the homeless depend on the economic or personal reasons for their homelessness. Because of the
characteristics of these groups vary, their needs will also vary. Some individuals or families are temporarily
without shelter because of a job loss, the demolition or conversion of their dwelling unit, or because of some other
economic circumstance. In such cases, the solution is to provide temporary economic assistance (first and last
month's rent, temporary rental assistance, security deposit, relocation assistance, etc.). Their long-term need is for
affordable housing, but the lack of housing is symptomatic of their economic circumstance. Employment
counseling may be helpful in conjunction with housing assistance.

Another group of homeless persons could be called the "working poor". These are individuals or families with at
least one part- time or full-time worker who do not earn a sufficient income to afford suitable housing. Such
persons or families do not have physical problems that prevent them from working, but are simply unable to locate
housing within their economic means. This group requires some type of subsidized housing or on-going monthly
rental housing assistance, possibly in conjunction with educational and/or work training that would atlow them to
improve their economic circumstances. A sub-group in this category are individuals and families, such as migrant
farmworkers, that need affordable housing on a seasonable basis but are unable to locate such housing within their
€CoNnomic means.

Other homeless individuals lead unstable lives because of substance abuse, and are unable to maintain a permanent
shelter or job. The homeless problems of such persons cannot be resolved until their substance abuse problems are
resolved. These individuals need a program which can provide temporary or transitional housing while they are
undergoing medical treatment for their substance abuse. "Half-way houses" or group homes are frequently
established to meet the needs of such individuals. Once the substance abuse problem is resolved, these individuals
may need temporary financial assistance in establishing a permanent residence and employment.

Another category of homeless persons are women (often with children) escaping domestic violence. Such women
need temporary shelter until they can arrange for a separate residence. Because such women often have no other
place to stay and no job, they often need temporary financial assistance. For these individuals, homelessness is a
symptom but not a cause of their personal and economic problems. Personal counseling and job training may also
be necessary to resolve their long-term personal and economic problems.

Other homeless persons have mental illnesses that either require institutional or out-patient treatment. These
individuals are mentally incapable of maintaining an independent household and employment, either because they
are not receiving proper medical treatment or because the nature of their condition is so severe that no level of
treatment would be adequate to allow for an independent lifestyle. Many of the mentally ill are homeless because
of efforts to allow these individuals to exercise their rights to refuse medical treatment or because medical
treatment is unavailable. As with other homeless groups, their homelessness is a by-product, not the cause of their
housing problems. Those who can function independently with out-patient medical treatment can be assisted
initially in establishing a household and employment so that they will be productive members of society. This
scenario assumes, of course, that persons with less severe mental illnesses can receive the appropriate medical
treatment on an out-patient basis and will actually follow through with such treatment. Those individuals with
more severe mental illnesses must either be placed in a setting that will guarantee 24-hour supervision and
medical care or in a group home setting that will ensure partial-supervision and medical attention.

The final group of homeless individuals are the "drifiers”. These are primarily single adult males with no
substantial physical or mental illnesses that would prevent them for working and establishing a permanent
household. For whatever reason, individuals in this group have made a conscious decision to travel from place to
place, secking part-time and seasonal work, but never establishing a permanent houschold. They often shun
governmental programs and public attempts at assistance, and would prefer to live in temporary shelters of their
own making rather than in homeless shelters. Unless governmental agencies are willing to force such persons into
homeless shelters, the best that public officials can do to meet the housing needs of these persons is to offer
seasonal shelter during periods of severe weather conditions and places where such persons can shower or bathe.
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Residents Occupying Apartments Subsidized By Federal Government Which May Convert To Market Rate
Status.

Of growing concern over the past five years has been the number of government subsidized rental housing
developments that were constructed during the past ten to twenty years and in which the owner has the option of
pre-paying the government loan and dropping out of the program. Pre-payment of governmental assistance end
any rental restrictions. Low-income households could face rent increases if the owner attempts to charge market
rents for projects in which rent restrictions have been removed. Statewide, thousands of low-income households
face the prospect rent increases each year as a consequence of prepayment options on government assisted loans.

In the City of Ceres, there are three subsidized rental housing developments: Willow Apartments (100 units),
Almond Terrace (46 units), and Ceres Christian Terrace (67 units). According to the "Inventory of Federally
Subsidized Low-Income Rental Units at- Risk of Conversion" (1991 Update), prepared by the California Coalition
for Rural Housing, none of these three development are eligible to convert to market-rate housing within the next
ten years. The owner of the Willow Apartments would ordinarily be eligible to pre-pay its loan after 20 years
(1993), but the loan is a flexible subsidy-type loan, which requires that the affordability of the dwelling units be
maintained for the full 40 years of the loan. This information was confirmed by contacting HUD. Because none of
these developments are eligible to convert, no analysis of preservation costs, replacements costs, resources available
for preservation or replacement, or entities interested in acquiring and preserving these units as low-income
housing is necessary.
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IV. HOUSING NEEDS ASSESSMENT

The local housing needs determinations established by the Stanislaus Area Association of Governments (SAAG)
set forth housing goals for cities and counties in the SAAG region. The housing tables were prepared from a
combination of sources including SAAG's Stanislaus County Projections, Population, Housing and Empl ment

stanislaus County Projections, Population, Housing and Employment,
November, 1989, and the Department of Finance's, Stanislaus County Population and Housing Estimates, January

1, 1990 Report E-5.

The 1990-1997 housing determinations are based on the following data. Table A is SAAG's estimated cumulative
annual household growth for the City of Ceres from 1990 through 1997.

TABLE 25
ESTIMATED CUMULATIVE ANNUAL HOUSEHOLD GROWTH RATE FOR CERES
1990-1997
Annual
1/90 Growth 1/91 1/92 1/93 1/94 1/95 1/96 1/97 7197
@ Rate (2) ¥3] (¥3)] ) 2 ¥)] @ 2) ¥)]
8,892 431% 9,276 9,676 10,093 10,529 10,983 11,457 11,951 12,209
Actual (3) 8,946 9,121 9,383 9,465 9,589 9,872

0.6% 1.96% 2.87% 087% 131% 2.95%

(1) Stanislaus County Population and Housing Estimates, January 1, 1990, Report E-5, CA. Department of
Finance (DOF), May 1, 1990.

(2) Annual Growth Rate is established by applying a yearly percent increase which accounts for the overall
difference of the 1990 base year and July 1, 2000.

(3) Stanislaus County Population and Housing Estimates, January 1, 1991-96, Report E-5, CA. Department of
Finance (DOF), May 1991-96. Actual growth rate between 1992-1996 was significantly slower than estimated
Dprojections.

The following table combines several of the housing needs tables in the SAAG regional housing allocation plan to
show the components of the housing allocation for the City of Ceres between 1990 and 1997. The total housing
construction need estimated by SAAG for the City of Ceres is 3,619 dwelling units between 1990 and 1997, or
approximately 517 dwelling units per year. Over the past 4 1/2 years, the City has approved an average of 545
dwelling units per year. The peak of the City's building activity occurred between 1987 and 1989, during which an
average of 670 dwelling units were approved per year. The real estate recession, which began in mid-1990, forced
many home builders to scale back their building plans, reducing the number of dwelling units approved by permit
to about 521 in 1990 and 1991, approximately 39 percent of the annual average of the prior three years. Between
1992-95, an annual average of 169 dwelling units was approved (676 fotal), representing only 25% of the 1987-89
boom.
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TABLE 26
ASSUMED HOUSING CONSTRUCTION NEEDS 1990-97

BY INCOME CATEGORY
Basic New Construction Need: 3,619
(Owners 2,269)
(Renter 1,350)
Very-Low Income: ' 869
Low-Income; 615
Moderate-Income: 760
Above Moderate-Income: 1,375
44
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V. CONSTRAINTS TO HOUSING DELIVERY
GOVERNMENT CONSTRAINTS

This section of the affordable housing study evaluates actual and potential City government constraints upon the
development of housing for all income levels. Government constraints may include land use controls, codes and
enforcement; on or off-site improvements; fees, exactions and processing; and permit procedures.

Government actions affecting the housing market are, in large part, a reflection of the values of the residents of
Ceres. If there is a community sentiment and a community will to address housing problems, this will typically
cvidence itself in on local government policies. Elected officials who make decisions affecting housing
development do not act in a policy vacuum, but must represent the views of their constituents. It is important to
remember, therefore, in evaluating what the City of Ceres can do to affect the production of housing, that elected
officials have limits on how far they can "lead" a community in a certain policy direction, especially if that policy
direction is at odds with residents' strongly held perceptions about residential growth and development.

Land Use Controls

Much of the development in Ceres has been under the zoning regulations allowed under sixteen different zoning
districts. The Ceres PC [Planned Community] zone, which is far more flexible than other zoning regulations, can
allow up to as many as 25 units per acre, depending on the General Plan designation of a given property. The
number could increase with state law that allows for another 25% increase per acre if the dwelling units are built
for low- and moderate-income households.

Fourteen of the zoning districts are shown below:

R-A Residential Agriculture Zone

R-1 Single-Family Residential Zone

R-2 Two Family Residential Zone (Low Density)

R-3 Medium Density Multiple family Residential Zone
R-4 Medium-High Density Multiple family Residential Zone
C-1 Neighborhood Commercial Zone

C-2 Community Commercial Zone

C-3 Wholesale Commercial Zone

H-1 Highway Commercial Zone

A-P Administrative Professional Zone

C-F Community Facilities Zone

P-C Planned Community Zone

M-1 Light Industrial Zone

M-2 General Industrial Zone

The six residential zones (R-A, R-1, R-2, R-3, R-4, P-C) are discussed in more detail in Appendix HE-3.

In conjunction with density bonuses, the City believes there is sufficient flexibility to permit a variety of housing on
infill sites within the City. The zoning standards bear little relevance to the City's ability to meet its housing
needs, however. Most of the residential development to be approved between 1992 and 1997 will occur under
planned development agreements or specific plans with their own development standards. Policies are included in
this Housing Element which will require that specific plans and planned developments contain sufficient land at
higher residential densities to meet the City's housing needs. These policies will be incorporated into the City's
Land Use and Community Design element.
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a. Density. Increasing the density of housing units within the City has been offered as one solution to reduce
housing costs. The City has offered a number of options to developers, including density bonus programs, cluster
development, the zero lot line approach, and multi-family incentives. The demand in the construction industry is,
however, relatively low for projects in excess of 15 or 25 units per acre.

b. Adequate Supply of Residential Land. The City has an adequate supply of residential land (see table 1)
including a total of over 277 acres that translate into a potential of up to 6,023 units. There is also potential for an
additional 244 to 363 units outside the City limits. Most of this land is not pre- zoned but does have a General
Plan designation (land outside City Limits).

¢. Building Codes and Enforcement. The Uniform Building Code is the standard of construction used by the
City of Ceres, which must, by state law, use the UBC as its building standards code, and the City does not require
additional building standards to the UBC code. This does not create a specific constraint on the construction of
housing units for one income level, as the City is using the same regulations and guidelines that are used
throughout the state.

The City does not have an active building code enforcement program, but will inspect dwelling units for
compliance with uniform codes on a complaint basis. The City is not overly restrictive, but seeks to work with
property owners to bring their dwelling units up to an acceptable standard of habitability. Condemnation and/or
demolition of affordable housing units would be a last resort action, to be pursued only after all other reasonable
alternatives have failed.

Since this Housing Element was adopted, the City has taken a more active role in terms of code enforcement. The
City has hired a part-time Code Enforcement Officer, and in 1996 has adopted a property maintenance and public
nuisance ordinance which provides for the abatement of a wide variety of public nuisances.

d. Processing Time. Processing time is an important factor for all housing unit construction, but specifically for
projects being developed under volatile financial conditions. The City has become accustomed to processing a
large volume of projects throughout the year, however, the average processing time per project can increase
significantly depending on the complexity of the project in question.

The following are average processing times for various types of land use approvals:

Subdivision Maps - 8 weeks

Zone Change - 20 weeks

Conditional Use Permit - 8 weeks

Architectural Site Plan Review - 6 weeks
Planned Community Master Plan - 20 wecks
Planned Community Development Plan - 8 weeks
General Plan Amendment (No EIR) - 20 weeks

J General Plan Amendment (With EIR) - 56 weeks

* L] ® L] L] . L ]

These typical processing times are substantially shorter than state-mandated timeframes for development review.
The City believes these are reasonable timeframes that do not pose a constraint to meeting the City's housing
needs. To reduce the overall development review time for complicated proposals and proposals requiring multiple
approvals, the City encourages pre- application conferences with the City and conducts concurrent reviews of
multiple-approval projects.

Site Improvements Requirements

Site Improvement Requirements as found in the City of Ceres Subdivision Ordinance, Title 17, Chapter 17.26, are
located in Appendix HE-1 of this document.
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Improvements made in the City must conform to the specifications and standards adopted by the City Council.
Off-site requirements are discussed in the next section on fees and exactions. Specifications for lot line
adjustments as found in Chapter 17.36 of the Title 17, Subdivisions Code, are identified in Appendix D.

Fees, Exactions and Processing
The City of Ceres Public Facilities Fees identifies the fee basis and structure as applied to new construction.

A public facilities' fee will be charged and paid at the time of issuance of a building permit for development. If a
Mello-Roos District, assessment district, or other arrangement of such a nature has been made, only the portion of
the fee applicable to the project may be adjusted by staff. The fee will determined by the fee schedule in effect on
the date the permit is issued.

The amount of the public facility fee will be adjusted from time to time. The availability of other funds, such as
Mello-Roos and direct developer payments to construct projects included in the City of Ceres Public Facility Plan
may also affect the amount of fees to be paid.

Exemptions: The public facilities' fees shall not be imposed on any of the following:

. Any alteration or addition to a residential structure, except to the extent that additional dwelling
units are created.

. Any alteration or addition to a specific nonresidential structure if the square footage of the
structure is increased less than ten percent, unless the alteration or addition changes the use of
the structure to a higher density category or will result in the generation of additional peak hour
trip ends.

. Any replacement or reconstruction of any residential, commercial or industrial development
project that is damage or destroyed as a result of a natural disaster as declared by the Governor.

. Any replacement of existing structures, in kind, if the applicant can prove that the structure or
facility legally existed before the ordinance was effective.

. Any replacement, in kind, or structures damaged by fire, flooding, earthquake, etc.
The fee schedule for the City and County can be found in Appendix HE-2.

The fees described in Appendix HE-2 to pay for off-site improvements do not present an impediment to the
production of housing, per se, but definitely impact the cost of housing. These fees can easily add $10,000 or more
to the cost of a single family dwelling unit and $7,000 or more to the cost of a multifamily dwelling unit. These
fees represent 10% or more of the cost of a dwelling units (see also page 51). While the public facilities for which
these fees are charged are necessary to support new development, there are methods available to mitigate the
impact of these fees on housing for low- and moderate-income households (see the housing program section of this
document).
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NONGOVERNMENT CONSTRAINTS

This section of the affordable housing study addresses nongovernment constraints that can effect the trends of
housing sales and constructions, for example, financing, the price of land, and the cost of construction.

Availability of Financing

An important consideration in the assessment of the housing need in the City of Ceres is the availability of
financing. There are several concerns regarding the availability of financing: the ability of home builders to
obtain construction financing, the ability of rental investors to obtain financing for the purchase of apartments, the
ability of households to obtain single family home loans, and the opportunity for all households of similar
cconomic characteristics to have equal access to financing. Since the collapse of many lending institutions, the
federal government has imposed greater restrictions on lending practices. In addition, many lenders have adopted
more conservative underwriting standards over the past several years. As a result, the ability of home builders to
obtain construction financing, particularly rental apartment developers, has declined dramatically. The lack of
construction financing has forced smaller home builders out of business and caused larger homebuilders to seek
out foreign sources of capital. If lending practices are not loosened, however, the ability of homebuilders to
respond to an improving economy in 1992 will be severely hampered. '

At the same time that construction financing has become scarce, money for single family home loans, in particular
refinances, has become plentiful. Home loan interest rates have declined from nearly 11% at the end of the 1980s
to about 8% in early 1996 for a thirty-year, fully amortized, fixed-rate loan. These home loan rates were at their
lowest level since the late 1970s.

Even though money for home loans was plentiful, the Federal Home Loan Bank Board reported in late 1991 that
home loans were not available on an equal basis to all applicants. Although lesser of a problem in California, the
Bank Board concluded that there is a tendency for minority loan applicants, particularly black loan applicants, at
all income levels to be rejected for home loans at a significantly higher rate than white loan applicants. While
low-income households have difficulty in qualifying for home loans because of their financial conditions and credit
history, minority low-income loan applicants, in particular, face problems in obtaining home loans.

The table below illustrates the effect of various interest rates on different loan values and the corresponding
monthly payment required by the borrower.
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TABLE 27
THE EFFECT OF CHANGES IN INTEREST RATES ON THE
COST OF A HOME LOAN*

Loan Amount 8% 2% 10% 1% 12%
$ 60,000 $ 440 . 483 $ 527 $ 571 $ 617
$ 80,000 $ 587 $ 644 . $ 702 $ 762 $ 803
$100,000 $ 734 $ 804 $ 878 $ 952 $1,028
$120,000 $ 880 $ 961 $1,053 $1,143 $1,234
$150,000 $1,100 $1,207 $1,316 $1,428 $1,543
$200,000 $1,467 $1,609 $1,755 $1,905 $2,057

*Assumes a 30-year, fixed rate mortgage.
Source: Connerly & Associates, Inc.

Using the monthly payments required for each loan in the table above, the affordability of each loan can be
determined for different income levels. The table below combines the income limits as stated by the California
Department of Housing and Community Development, 1991, and the respective affordability possible by household
size. Household affordability, as mentioned below, is based on 30% of monthly household income,

TABLE 28
HOUSING AFFORDABILITY TABLE - 1990 and 1996*
HH Very-Low Mon. Lower Mon.
Size  Income Pymnt Income Pymnt

One $12,100 $303 373,950 8350 $19,300 $483 $22,300 8558
Two  $13,800 $345  $15900 $398 $22,100 $552  $25,450 3636
Three $15,500 $388  $17,900 $448 $24850 $621  $28,650 $716
Four  $17,250 $431  $19,900 $498 $27,600 $690 331,850 $796
Five  $18,650 $466 821,500 $538 $29,800 $745  $34,400 3860
Six $20,000 $500  $23,7100 $578 $32,000 $800  $36,950 $924
Seven $21,400 $535 324,700 $618 $34,200 $855  $39,500 $988
Eight $22,750 $569  $26,250 $656 $36,450 $911 $42,050 $1,051

* Affordable housing payment based on 30% of monthly household income.

Source: Connerly & Associates, Inc., and HCD Income Eligibility Limits, 1990, 7996.

Constraints to Water Supply and Disposal

There is the potential that water will become a major constraint in future housing in the City. As mentioned
previously in the document, the City has recently increased the wastewater potential of the sewage system and a
major expansion of the existing system is currently being discussed. One of the major concerns that may slow this
process is not if an expansion of the sewage system is physically possible but instead how such an expansion will
be financed.

Currently the City has a development on the West side (off Morgan Road) that includes approximately 700
residential units and some retail that will push the existing wastewater treatment system to maximum capacity. As
of 1996, the consultant for the treatment expansion has completed 95% of the design documents. Both design and
construction are on hold until issues regarding disposal options are resolved. This would place January 1998 as an
optimistic time line for breaking ground, with build- out any time from 5 to 6 years afterward.
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The capacity of the wastewater treatment plant can thus have a significant impact on the number of housing units
built during the time of this Element. And the biggest question to be answered in the treatment €xpansion process
is how the project will be financed. One estimate (City of Ceres Public Works) placed a $6-9 million price on the
plant expansion with no easy methods of financing it.

The water supply is less constrained as a 1.5 million gallon reservoir was completed in 1991 and many wells
drilled during the last year are currently coming on line. The City is involved in a project that would convert the
City's water source from wells to surface water by 1998. The City is seeking to take water from the Tuolumne
River, with the possibility of two reservoirs (1.5 million gallons) to be built in the future to insure surface water
pressure. Regardless of the time line for conversion though, the water supply is not a constraint to future housing
development, except that new wells may be required to serve new development.

Price of Land

With the average new home prices (3 bedroom units) in the City of Ceres selling for just over $100,000 and
increasing, the price of land has become a very important consideration. Like many urbanizing rural communities,
the value of land prices has been steadily increasing throughout the City. The Building Industry Association of
Central California (BIACC) estimates that land costs for a standard 6,000 square foot construction ready lot in
1992 is $35,000. This includes the cost of land acquisition and average land improvements. The availability of
financing for sewage treatment may significantly influence the price of land and ultimately the cost of a new home
as the number of sites decrease.

Cost of Construction

With increasing land prices and uncertainty over the long term capacity of the wastewater treatment system, the
cost of construction is one of the variables in the development process that may have to come down. The City's
location along Highway 99, its proximity to both the Sacramento and Bay Area housing markets, and the continued
growth in the San Joaquin Valley have all combined to increase the number of developers in the valley. This, in
turn, increases the demand for workers and supplies, both of which should have the final effect of reducing the
construction cost as a total percentage of the finished home.

The BIACC estimates that 1992 construction costs represent 41% of the total home costs - 38% in Mello-Roos
districts. The construction costs for an average 1,500 square foot home are approximately $34/square foot. This
translates into a total cost of $51,000 for the construction component of the total unit cost. The BIACC estimates
the following unit costs for a 1,500 square foot single-family unit in a non Mello-Roos district:
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. House Building Costs (41% of total) $51,000

. Improved Lot Costs (28% of total): $35,000

. Fees - City, County, and School (12% of total): $15,214
. Overhead (11% of total): $13,346

. Soft Costs (8% of total): $10,000

Based on this breakdown, the total cost of the home is $124,560. In Mello-Roos district units, there is an
additional cost of $10,000 to pay the Mello-Roos fees. These cost breakdowns are shown graphically below:

Construction Cost
41%

Construction Cost
38%

Land Cost '
26% ROOS* Land Cost FinancefSelling Costs

28% 8%

Gelling Costs
7%

Overhead - 10%

*Estimated present value of lifetime cost
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FINDINGS AND CONCLUSIONS

Over the past twenty years, the City of Ceres has changed from a small, suburban agricultural community with a
predominantly older, affordable housing stock, to a rapidly growing community with increasingly more expensive
housing. With this tremendous growth, however, has come substantial changes in the population characteristics
of the City. The environment in the City has been especially attractive to residents seeking single family homes,
and home builders have focused on this segment of the market because of the high demand for single family
housing.

Based on the population and housing information presented above, the following conclusions have been reached
regarding affordable housing needs in Ceres:

. Employment growth in the region will require the construction of additional housing affordable
to low-income households in the region (low-income by Stanislaus County standards);

. Most of the remaining vacant land is in large tracts, providing an opportunity for the City to
negotiate with home builders for the creation of affordable housing;

. According to the Stanislaus Area Association of Governments, the City of Ceres should plan for
nearly 1,500 additional low- and very low-income households between 1991 and 1997.

* Land and site development costs in the City may deter some home builders interested in creating
affordable housing. Development fees are needed to pay for infrastructure required to serve new
development.

. The number of special needs groups has grown along with the general population; the number of

single mothers, overcrowded households, and large families have increased. Much of the
increase in populations with special needs can be attributed to population growth in the City. But
the increasing cost of housing relative to local income levels undoubtedly compounds housing
affordability problems for low- income households.

. Although the 1990 Census did not count any homeless persons in the City at the time of the
Census, there is a regional need for homeless shelters, which Ceres acknowledges.

. Although only a small percentage of the City's housing stock is presently deteriorated, there is
still a need for rehabilitating and preserving older structures, especially those occupied by
low-income households, to maintain the city's stock of affordable housing. There will likely be a
growing need for City attention to housing preservation as homes constructed during the late
1960s and through mid-1970s reach an age at which substantial repair become necessary.

. The 1990 Census counted a moderate vacancy rate in the City overall, but the overall rate does
not reflect the availability of affordable housing for low-income households.

The City's minimum estimated new housing need between 1990 and 1997 is 3,619 dwelling units, of which
approximately 17 percent (615 dwelling units) should be affordable to very low-income households and 24 percent
(869) should be affordable to low-income households. Therefore the City should focus on strategies that can
increase the supply of rental housing and provide some ownership opportunities in mobilehome, condominium- or
townhouse- type development. It is economically unrealistic to expect that a significant number of single family
dwelling units can be constructed that are affordable to low-income households without deep government subsidies.
The most difficult needs to address will be those households earning less 50 percent of median income, very
low-income households. While it is likely that market rate rental housing can be constructed in Ceres that is
affordable to some low-income households, it is unlikely that rental housing affordable to very low-income
households can be constructed without substantial initial and ongoing subsidies.
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Decreases in home prices and interest rates since the original adoption of this Housing Element have permitted
more low- and moderate-income households to purchase homes, as morigage payments are becoming more
compelitive with rental costs. It is therefore projected that more of the affordable housing needs will be
accomplished through the construction of single family homes, perhaps coupled with first-time homebuyer
programs and/or smaller lot standards. Some single family housing types and programs may even provide
ownership opportunities for very-low income households. Prior to this trend in lowered housing prices and interest
rates, it was assumed that affordable housing for low- and very-low income households would be provided
predominantly through multiple-family rental projects.

Based on these findings, the City has the following affordable housing options are described to assist the City in
addressing its affordable housing needs.
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POLICIES, PROGRAMS, AND QUANTIFIED
OBJECTIVES

The housing strategy presented below is divided into a series of goals, policies, and programs. Each program
includes an implementation timeframe, sources of funding (if applicable) to implement the program, responsible
agencies for program implementation, and expected quantified results. The majority of these policies are directly
or indirectly related to meeting the needs of low and moderate-income households. Other policies and programs
address the potential relationship between affordable housing policies, programs for lower-income households, and
the City's overall housing strategy which must address the housing needs of all segments of the City.

Policies and programs are numbered sequentially under each goal. Seven broad goals have been developed to
define the proposed housing strategy:

. To designate sufficient land at appropriate densities and establish development permit procedures
to accommodate the City's regional share of housing for all income groups,

. To address special housing needs as defined by state law and local needs,

. To meet a reasonable share of the City's low- and moderate-income housing needs,

. To preserve the existing housing stock and conserve existing affordable housing opportunities,

. To assure that all present and future residents have equal access to housing, commensurate with

their financial capacity, without discrimination,

. To promote the preservation of historic residential buildings, and
. To promote energy conservation in the construction of new housing and within the existing
housing stock.

The success of the programs described below is based on certain assumption regarding the roles and
responsibilities of various entities. The assumed roles and responsibilities are as follows:

City of Ceres. The City's primary role will be as a facilitator of private action. As such, neither the City nor the
Ceres Redevelopment Agency will be directly responsible for constructing housing. The City's role will be to
establish a favorable regulatory environment, to provide assistance to developers in using available housing
financing and subsidy programs, and to provide incentives to developers to encourage the production of affordable
housing.

Ceres Redevelopment Agency. The role of the Ceres Redevelopment Agency would be to provide financing for
various low- and moderate-income housing programs, not necessarily as the sole source, but as one of several
sources of funding.

Stanislaus County Housing Authority. The role of the Housing Authority would be to continue to seek additional
Section 8 and other funding commitments for low-income housing that could be used in Ceres.

Private, For-Profit Developers. The City will expect private developers to be receptive to proposing a mixture of
housing types in large development projects and to using state and federal programs for affordable housing in
exchange for regulatory and financial concessions on the part of the City.

Non-Profit Housing Developers. The City will expect non-profit housing developers to take the lead in proposing
affordable housing developments and applying for state and federal funding.
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Realtors. The City will expect the local real estate industry to assist the City in promoting affordable housing
programs, in particular mortgage revenue bond and mortgage credit certificate programs, and seek interested
income-eligible homebuyers.

Lenders. The City will expect local lenders to participate in financing affordable housing developments as part of
their Community Reinvestment Act responsibility.

State of California. The State of California has adopted numerous laws establishing local responsibilities for
housing its citizens. Local governments are highly dependent on the State to provide the necessary financial
resources and fiscal capacity to implement these housing mandates. The City's success in implementing programs
(described below) which involve state funding, redevelopment agency funding, or general fund support for program
administration will depend heavily on the State budget and fiscal policy, and how these affect the availability of
state funding for housing programs, local financial resources, and the revenue generating capacity of local
governments,

GOAL A

TO DESIGNATE SUFFICIENT LAND AT APPROPRIATE DENSITIES AND ESTABLISH
DEVELOPMENT PERMIT PROCEDURES TO ACCOMMODATE THE CITY'S REGIONAL
SHARE OF HOUSING FOR ALL INCOME GROUPS.

POLICY 1: The City will maintain an adequate supply of residential land in appropriate land use designations
and zoning categories to accommodate projected household growth and to meet its regional share of housing

POLICY 2: The City will establish flexible land use regulations through a planned development process for large
tracts of land that allows for a range of housing types and densities within a single development.

POLICY 3: The City will encourage the use of specific plans and development agreements on large tracts of land
to improve the site planning/development process and increase the predictability of the development process.

POLICY 4: The City will expeditiously process residential development proposals that conform to General Plan
policies and City regulatory requirements.

POLICY S§: The City will allow the installation of mobilehomes and factory- built housing on permanent
foundations in accordance with residential design standards administered by the City. These standards will not
distinguish between site-built and factory-built homes.

POLICY 6: The City will plan for a full range of housing types in relation to employment centers in Ceres,
transportation, and commercial services.

POLICY 7: Higher density housing should be located in areas served by the full range of urban services and near
existing or potential public transit routes and employment centers.

POLICY 8: New residential projects should be designed to facilitate non-automobile modes of travel as described
in the Transportation and Circulation Element.

POLICY 9: The City will prepare a capital improvement plan for necessary public facilities and services for new
residential projects. The plan will provide for a schedule for completion of capital facilities, depending on when
they will be needed in conjunction with development.

POLICY 10: The City will promote infill residential development within the Redevelopment Area and other older
parts of the City where adequate public facilities and services are already in place in small projects that can be
integrated with existing neighborhoods.
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POLICY 11: The City will encourage a mix of housing types throughout the city in order to increase residential
choices. Not every neighborhood will include every type of housing, however. The specific mix of housing for any
particular neighborhood should depend on existing land uses within and surrounding the neighborhood, the
environmental characteristics of undeveloped land within the neighborhood, the capacity of public services and
facilities within the neighborhood, and other factors.

GOALB

TO ADDRESS SPECIAL HOUSING NEEDS AS DEFINED BY STATE LAW AND LOCAL NEEDS.

POLICY 1: The City will implement state law which allows for the establishment of group homes in any
residential zone.

POLICY 2: The City will ensure that its land use regulations do not present barriers to the location of child care
facilities within new residential developments or within reasonable proximity to where such facilities are needed.

POLICY 3: The City will encourage the development of rental units for large families in roughly the same
proportion as the percentage of large family renter households within the total renter population.

POLICY 4: The City will ensure that its land use regulations do not present barriers to the development of
housing oriented to the needs of elderly residents, including housing that includes food and health care services,
congregate housing, and other forms of housing for older adults.

POLICY 5: The City will designate zoning categories that are appropriate for the location of facilities serving
homeless individuals and families.

POLICY 6: The City will ensure that its land use regulations and affordable housing policies do not discriminate
against year-round housing for large families, particularly farmworker families.

POLICY 7: The City will implement state and federal requirements for handicapped access in new residential
developments. Any housing developments in which the City acts as a developer, provides financing, or assists a
developer in applying for state or federal funds must address the needs of mobility impaired individuals.

POLICY 8: The City will pursue land use policies that allow small residential developments and individual
housing units meeting special needs to be integrated into existing neighborhoods and new residential
developments. Examples include second dwelling units, duplexes on corner lots, and scattered-site housing
developments on in-fill lots.

POLICY 9: The City will work with surrounding jurisdictions to address the needs of the transient homeless
persons on a regional basis.

GOALC
TO MEET A REASONABLE SHARE OF THE CITY'S LOW- AND MODERATE-INCOME
HOUSING NEEDS.
POLICY 1: While promoting the provision of housing for all economic segments of the community, the City will

seek to ensure design quality in all new residential development.

POLICY 2: The City will pursue state and federal funding assistance that is appropriate to Ceres's needs to
develop housing that is affordable to low- and-moderate-income households.
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POLICY 3: The City will use available local financing techniques, such as mortgage revenue bonds, mortgage
credit certificates, other mortgage backed securities, or other feasible financial assistance techniques to assist home
builders in developing affordable housing.

POLICY 4: Where government-assisted residential units which are required to sell or rent at below-market-rates
are included within a housing development, such units shall be interspersed within the development and shall be
outwardly indistinguishable from market-rate units.

POLICY 5: In accordance with provisions of state law, the City will grant density bonuses of at least twenty-five
(25) percent over the maximum density allowed by the General Plan, and at least one other specified incentive, for
qualifying projects to promote the inclusion of low- and moderate-income and senior citizen housing.

POLICY 6: If below-market-rate units are included within a rental project pursuant to the density bonus program
or other local, state, or federal requirements, the City will require buyer/renter eligibility screening and resale/rent
controls to maintain affordability of the units to originally-targeted income groups. Where allowed by law,
preference will be given to existing Ceres residents.

POLICY 7: The City will continue to work with the Stanislaus County Housing Authority in the administration
of affordable housing programs.

POLICY 8: The City will provide for the development of secondary residential units, as required by state law,
while protecting the single-family character of neighborhoods.

POLICY 9: The City will actively explore the feasibility of assisting the Housing Authority or qualified non-profit
housing developers in using surplus government lands within the City for the development of affordable housing.

POLICY 10: The City work with private and/or non-profit housing developers to develop one or more ownership
housing projects for lower-income households.

POLICY 11: The City will evaluate, on a case-by-case basis, whether fee waivers, reductions, or deferrals are
appropriate in exchange for the provision of affordable housing. The City will prepare guidelines which specify
the conditions under which fee waivers, reductions, or deferrals are appropriate.

GOALD

TO PRESERVE THE EXISTING HOUSING STOCK AND CONSERVE EXISTING AFFORDABLE
HOUSING OPPORTUNITIES.

POLICY 1: The City will encourage private reinvestment in older residential neighborhoods and private
rehabilitation of housing.

POLICY 2: The City will pursue state and federal funding assistance that is appropriate to Ceres's needs to
rehabilitate housing. The City will also contribute redevelopment tax increment funds to support the rehabilitation
of the existing housing stock.

POLICY 3: The City will work with interested individuals and non-profit housing corporations to acquire rental
housing in need of rehabilitation and to maintain the affordability of the units to low-income households, should
such action be the only feasible method of preserving an affordable rental housing development. In no case will
the City use its police powers to condemn private property in order to force a sale to a non-profit housing
corporation.
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POLICY 4: The City will identify non-profit housing corporations with an interest in acquiring
government-assisted, privately owned rental housing at risk of converting to market-rate housing. The City will
assist such entities in applying for state and federal funding to preserve the affordability of "at-risk" rental housing
and consider the use of redevelopment tax increment funds if state and federal funding is insufficient.

POLICY §: The City will continue to make code-enforcement inspections upon a complaint basis to assure that
rental housing is maintained in habitable condition according to County Health Department standards.

POLICY 6: The City will work with the Stanislaus County Housing Authority to preserve Section 8 and other
rent public and private subsidy units in the City.

POLICY 7: The City will establish regulations which govern the conversion of apartments to condominiums
when vacancy rates are below 5 percent for more than one year. This will require a revision of the City's
Subdivision Ordinance.

POLICY 8: The City will provide assistance to mobilehome park owners and residents in applying for state or
federal assistance to rehabilitate a mobilehome park or convert the park to resident ownership. The City will also
consider providing low-interest loans from redevelopment tax increment funding for such assistance.
GOALE
TO ASSURE THAT ALL PRESENT AND FUTURE RESIDENTS HAVE EQUAL ACCESS TO
HOUSING, COMMENSURATE WITH THEIR FINANCIAL CAPACITY, WITHOUT DISCRIMINATION.

POLICY 1: The City will provide public information on the state and federal fair housing laws.

POLICY 2: The City will refer discrimination complaints to the State Fair Employment and Housing
Commission. A person will be designated at the City as the information contact for housing discrimination

referrals.

POLICY 3: The City will cooperate with community-based organizations which provide services or information
to victims of housing discrimination.

POLICY 4: The City will seek joint sponsorship with local homebuilders, real estate agents, and lenders of a
periodic fair- housing public information campaign.

IMPLEMENTATION PROGRAMS

Unless otherwise stated, the Ceres Community Development Department will be the lead coordinating agency
responsible for all programs that address development review and approval, applications for state or federal
funding in which the City is the applicant, and the administration of programs which involve financial
participation by the Ceres Redevelopment Agency. The Ceres Planning Commission will be responsible for
reviewing all development applications and providing recommendations to the City Council. The City Council is
responsible for local approval of development applications. For the sake of brevity, these responsibilities are not
reiterated for each individual program. For programs in which funding sources are listed, these are possible
funding sources only. Not all funding sources listed in association with each program will necessarily be used.
The City will have to assess, on case-by-case basis, the appropriateness of the funding sources and their
availability.

PROGRAM 1: Designate for Sufficient Land. The City will designate sufficient land at various densities to
allow for the construction of sufficient housing to meet its SAAG regional housing allocation between 1992 and
1997. The City will review, as needed, the amount of land designated for various residential uses in conjunction
with the amount and types of housing produced in the previous year to determine if any changes in the General
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Plan may be needed to meet City housing needs. A review of the supply of vacant land and development patterns
over the preceding year will be incorporated into each annual evaluation of the City's implementation of its
Housing Element programs. Since much of the land needed to meet the City's housing needs between 1992 and
1997 is outside the present City limits, the City will have to annex this land before it can be developed.

The Stanislaus County Local Agency Formation Commission is concerned about the premature conversion of
agricultural and open space lands. As a result, LAFCO is reluctant to approve annexations that do not have short-
term prospects for development. This means that the inventory of land zoned for residential development expands
in response to market conditions rather than some static predetermined -inventory. The city also prefers this
process since the area-wide planning required in conjunction with annexation (Ceres Annexation Policy Res. 95-
112) insures that needed public facilities and services are planned and will be available at the time of
development.

While it is true that at any given time the residentially zoned land within the City may not have the capacity to
accommodate all of its Regional Housing Needs for new construction, the land within the City’s Sphere of
Influence that is designated for residential development by the General Plan and approved for residential
development through annexation, represents a more than adequate supply. It should be noted that the City of
Ceres has, during the past five years, never turned down a residential development. Thus, the City believes that it
has fully accommodated the market demand for housing. In fact, the large undeveloped inventory of single-family
lots has caused the developers of previously approved projects to ask the City Council to phase in future
residential development to insure a better balance between supply and demand.

It is impossible for the City meet the literal interpretation of state law [Section 65583(c)(1) of the California
Government Code], which requires local governments to provide sufficient sites with zoning that permit
owner-occupied and rental multifamily residential use by right. This particular wording of state law does not
recognize the common circumstance in which a nearly built-out, but growing, community will meet its regional
housing needs through the annexation of land that is not, at present, zoned. The City will ensure that land to be
annexed includes sufficient medium and high density residential designations to meet Ceres' regional share of
housing for all income groups.

Timeframe: Begin annexation proceedings during 1992 and ongoing thereafter.

Responsible Entities: Land owners and developers to initiate annexations with City concurrence; Community
Development Department to process annexation requests, subject to Planning Commission review and City Council
approval; Local Agency Formation Commission to approve annexation.

Funding Sources: Cost of annexation proceedings to be paid by applicants.

Objective: General objective is to cooperate with land owners to assure that sufficient land is annexed to the City
to meet Ceres SAAG regional housing allocation of 3,619 dwelling units between January 1, 1990 and July 1,
1997. Between January 1, 1990 and December 31, 1991, the City approved 519 dwelling units be permit, leaving
3,100 dwelling units as its remaining regional housing share between January 1, 1992 and July 1, 1997.

Two applications adding 41.22 acres of single family residential land were approved in 1993. No residential
annexations were approved in 1994 or 1995. The Brown annexation, approved in 1996, includes 150 acres of land
with the potential to add 580 single family residential units and 100 multiple family residential units. The mixture
of residential densities was the result of discussions between staff and the developer to specifically meet this
program of the Housing Element.

Resolution 95-112, adopted by the City Council on August 28, 1995, formalized the City's annexation policy.
This policy requires that all annexation applications (with some limited exceptions) shall be accompanied by an
area-wide plan. In the case of area-wide plans for residential developments, the plan is specifically required to
incorporate opportunities for a range of housing types and densities consistent with the latest Housing Element of
the General Plan.
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PROGRAM 2: Specifi¢ Plans and Planned Developments. The City will require that large tracts of vacant land
to develop under a comprehensive site plan, either through a specific plan process or a planned development
process, that provides for a mixture of housing types and a range of housing densities. The purpose of this
requirement will be to ensure that each undeveloped area within the City's and the Sphere of Influence contains a
percentage of land at various densities that correspond to the proportion of the City's regional housing needs for
each income group.

To correlate land use categories with income groups, the following assumption is made: that very low- and
lower-income housing needs can be met with land designated for high density residential use, that
moderate-income housing needs can be met with land zoned for low and medium density residential use, and that
above moderate-income housing needs can be met with land zoned for either low or medium density residential
use. Under this assumption, the City should designate sufficient land for high density residential use to
accommodate approximately 40% of its new construction housing need (very low- and low-income), designate
sufficient land for medium density residential use to accommodate approximately 20% of its new construction
housing need, and designate the remaining land for either low or medium density residential use to meet the City's
above moderate-income housing need.

Timeframe: Ongoing as large developments proposals are submitted to City.

Responsible Entities: Developers, to propose projects with a mixture of housing types, and City, to approve
large-scale development proposals with a mixture of housing types.

Funding Sources: Costs of application processing to be paid from application fees.

Objective: Ensure that development proposals contain a sufficient diversity of land use types to meet the City's
SAAG regional housing share for all income groups (See Program 1).

In 1993, the City approved the Westpointe Master Plan, Development Agreement, and Assessment Bond for the
development of approximately 160 acres. The plan contains provisions for 15.5 acres for a multiple-family
residential senior complex, and a first-time homebuyer program for the single family portion of the project, which
occupies a total of 87 acres. In 1994, the first two residential Planned Developments within Westpointe were
approved, which collectively contain 300 single family units, and are currently under construction. The 150 acre
Brown annexation, discussed in Program 1 above, is being developed with a master plan, and provides a mixture -
of residential densities and housing types.

In September 1995, an update of the Mitchell Road Corridor Specific Plan was adopted. As part of that update,
approximately 16.3 acres of land north of Don Pedro Road was redesignated from Quasi-Regional Commercial to
RL-7 (Low Density Residential, max. 7 dwelling units per acre), and approximately 7.7 acres was redesignated
from Quasi-Regional Commercial to RH-25 (High Density Residential, max. 25 dwelling units per acre). This
change will provide additional land at varying densities in order to meet Ceres’ regional housing share.

As stated in Program 1 above, Resolution 95-112 was adopted, which formalized the policy of requiring area-wide
plans with annexation applications. Residential developments are required to incorporate opportunities for a
range of housing types and densities consistent with the Housing Element.

PROGRAM 3: Density Bonus. The City will provide a minimum density bonus and other incentives to
encourage new construction affordable to low-and very-low income persons. The 25% density bonus will be
offered whenever a developer proposed to provide at least 10% of the dwelling units in a project at costs affordable
to very low-income households or at least 20% of units at costs affordable to low-income households. In addition,
the City will consider providing a density bonus of 25% if at least 50% of the dwelling units in project will be
affordable to moderate-income households. To ensure that the moderate-income density bonus does not conflict
with state law and detract from the use of the low-income density bonus program, moderate-income density
bonuses will be offered only for those types of housing which would not typically be affordable to low-income
households (condominiums, townhouses, single family attached housing, etc.), or in conjunction with development
proposals which also incorporate low-income housing. 1
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The City will publicize the availability of the density bonus program through the local building industry
association, by contacting home builders active in Ceres, and by information available at the Community
Development Department.

In addition to the density bonus, the City will offer at least one other regulatory or financial incentive for the
production of very low- or low-income housing. Other incentives the City will consider on a case-by-case basis, in
conjunction with density bonuses include, but are not limited to: fee reductions or deferrals, expedited permit
processing, contributions of redevelopment tax increment housing set-aside funds, applying for or providing
technical assistance in applying for state or federal funds, the issuance of tax-exempt bonds or mortgage credit
certificates, and the consideration of alternative development standards to reduce development costs. The City will
determine, on a case-by-case basis, the appropriate incentive(s) to offer to make a proposed affordable housing
development financially feasible.

For rental housing developments, the City will require, in exchange for the density bonus, that restrictions be
imposed on the affordable units through a suitable legal instrument that ensures the affordability of those units for
a minimum period of time and at a maximum cost as established by Section 65915 of California Government
Code. As of January 1, 1992, this maximum cost is 30% of 60% of the median income for Stanislaus County.

For ownership projects, the City will require, in exchange for the density bonus, that purchasers meet established
income guidelines and intend to occupy the affordable units as their primary residence. Purchasers will be required
to reside in their units for a minimum period of time (as an anti-speculation mechanism) to avoid resale
restrictions, If this minimum time period is not met, the City will reserve the right to recapture a portion of the
profit on the sale of a dwelling unit.

The City will adopt an ordinance to implement the density bonus program. The ordinance will include income
eligibility guidelines, provisions for applicant screening, a procedure for monitoring the continued affordability of
affordable units, and a procedure for administering the requirements for ownership housing.

Timeframe: City to adopt implementing guidelines by January 1, 1993 and implement thereafter.

Responsible entities: Developers/rental property owners to cooperate with City in establishing and implementing
income screening mechanism. Community Development Department to draft program guidelines, subject to
approval of the Planning Commission and City Council. City may contract with Stanislaus County Housing
Authority to implement program screening,

Funding Sources: City administrative costs to be paid from Redevelopment Agency Housing Set-Aside funds.
Objective: 360 very low-income and 360 low-income dwelling units.

A density bonus ordinance was adopted by the City Council on March 22, 1993. Experience since then has shown
that the density bonus incentive, on its own, has not been enough of a financial incentive to encourage developers
to produce very-low and low-income dwelling units. Although interest by both for-profit and non-profit developers
has been evident, there have been no projects taking advantage of the adopted density bonus program to date.

PROGRAM 4: Affordable Housing Requirements of Redevelopment Law. The City will adopt an ordinance
implementing the affordable housing provisions of redevelopment law, which requires that 15% of any privately
constructed or rehabilitated dwelling units within the Redevelopment Area, and 30% of any dwelling units
constructed or rehabilitated by the Redevelopment Agency anywhere in the City, be affordable to very low- and
low-income households.

Timeframe: City to adopt guidelines implementing state law by January 1, 1993, and implement thereafter.

Responsible Entities: Community Development Department to implement guidelines in cooperation with
developers.
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Funding Sources: RDA Housing Set-Aside Funds, state funds, or federal funds (see Program 6) for projects
involving lower-income housing.

Objective: None at this time for new construction, as there are no plans for the construction of housing by the
RDA or within the Redevelopment Area. See Program 13 for rehabilitation objective.

The Ceres Redevelopment Agency adopted its Housing Production Plan implementing state law regarding
affordable housing provisions of redevelopment law in December, 1994.

PROGRAM S: Second Dwelling Units. The City will revise the Zoning Ordinance to allow secondary dwelling
units by right in single-family residential zones subject to specific criteria concerning floor area, relationship to
principal residence, required parking, and other features. These standards will be in compliance with state law
regarding second units. The City will promote the ability to construct second dwelling units through its permit
Process.

Timeframe: Revise Zoning Ordinance by July 1, 1993, implement thereafter.
Responsible Entities: Community Development Department, Planning Commission, City Council.
Funding Sources: Application fees.

Objective: Depends on level of interest by single family homeowners. City projects that no more than 20
applications will be received between July 1993 and July 1997. Ten units are anticipated to be affordable to very
low-income households and ten to low-income households.

One such unit has been approved using Government Code provisions. This program is pending completion of the
General Plan update.

PROGRAM 6: Pursue State and Federal Funding. The City will pursue available and appropriate state and
federal funding sources in cooperation with private developers, non-profit housing corporations, the Stanislaus
County Housing Authority, and other interested entities to support efforts to meet the new construction needs of
low- and moderate-income houscholds and to assist persons with rent payments required for existing wunits.
Whether the City applies for funding individually, as part of a consortium of public agencies, or through a formal
Joint Powers Agreement with other public agencies will depend on the type of program and the benefits to City of
joint versus singular application.

Following are currently-funded (1991) state and federal programs the City specifically intends to pursue:

Section 202- Housing for the Elderly or Handicapped. This federal program provides low interest loans to finance
the construction or rehabilitation of rental housing.

Rental Housing_ Construction Program (RHCP). This program, funding for which has been re-established under
Proposition 84 (1988), provides for the development of rental units by private, non-profit, or public agencies
subject to the reservation 30 percent of the units for very-low and low-income households (two- thirds of which
must be very-low). Funds can be used for long- term financing or a combination of long-term and construction
loan financing.

If other programs become available, the City will evaluate the eligibility and feasibility of City use of fands from
those programs.

Family Housing Demonstration Program. This is a state demonstration program that provides funding for the
construction or rehabilitation of low-income rental housing projects that also provide support services and job
training programs. The City would pursue an application under this program only if a non- profit housing
corporation is interested in sponsoring such a project and can identify an eligible target population for the project.
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Predevelopment Loan Program. This program provides low-interest loans to governmental and non-profit housing
agencies for land, engineering, architectural design, application and development fee, and other costs prior to the
development of a low-income housing project.

HOME/HOPE Programs. These are new programs from the federal government expected to begin in 1992. These
programs will provide funding for low-income housing construction, rehabilitation, and home ownership for
low-income households and may eventually reéplace some current federal programs. The City will explore the
feasibility of establishing a county-wide consortium in conjunction with other Stanislaus County jurisdictions to
become an entitlement entity under the HOME Program.

Community Reinvestment Act Programs (CRA). Sponsored by the Federal Home Loan Bank Board and the
Federal Reserve Bank Board, participating lending institutions provide funds at below-market interest rates for
affordable housing developments.

State Farmworker Housing Program. This program provides grants to non-profit housing developers to construct
permanent family housing for year round very-low income residents who are employed in agriculture.

There are a number of other state and federal programs that provide grants, loans, or mortgage insurance for
affordable housing development and in which eligible applicants are for-profit or non-profit home builders. The
City would lend its support to such applications through favorable land use policies should eligible and financially
feasible projects be submitted to the City.

Timeframe: City to assess annually feasibility of applying for funding under various programs and to work with
other responsible entities to submit funding applications each year for programs considered feasible.

Responsible Entities: Private developers, non-profit housing corporations, City of Ceres (Community
Development Department to be lead agency), and Housing Authority.

Funding Sources: RDA Housing Set-Aside Funds, state housing funds, federal housing funds, private capital
from lending institutions, and contributions from interested developer-applicants.

Objective: See Program 3, as many of the above programs will work in conjunction with density bonus program.
In addition to Program 3 objective, 100 moderate-income units from projects funded by private lending institutions
under CRA.

The City has provided preliminary support of two low-income housing tax credit applications submitted by private
developers to the California Tax Credit Allocation Committee. Unfortunately, both applications were not funded.
One of those developers is currently seeking Federal tax credits. The City has also had some initial discussions
with a non-profit developer desiring to build affordable rental units for seniors under the Section 202 program. A
potential site has been located, and application awards will be made in late 1996.

PROGRAM 7: Use of Tax Increment Funds for Affordable Housing. The Redevelopment Agency may use tax
increment revenues to subsidize on- and off-site infrastructure improvements that will directly benefit a
lower-income housing development or to provide lower-income financing for lower-income housing projects. Tax
increment funding will be one of several financial incentives the Redevelopment Agency will offer to developers to
make the provision of low-income housing financially feasible. The Redevelopment Agency will develop
guidelines for the use of tax increment funds for the development of affordable housing.

Timeframe: Guidelines to be adopted by July 1, 1993 and implemented thereafter to direct use of RDA Housing
Set-Aside funds.

Responsible Agency: Redevelopment Agency.
Funding Source: RDA Housing Set-Aside funds.

Objective: See Programs 2, 6, 8, 13, and 14.
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The Ceres Redevelopment Agency adopted a low- to moderate-income housing production plan in December,
1994. To date, the Ceres Redevelopment Agency has used $200,000 of its housing set-aside fund to operate the
Home Exterior Grant Program, which over a 2-year period assisted 32 very-low to moderate-income households
in improving the exterior appearance of their homes. In addition, the CRA leveraged $64,000 towards the 1992
CDBG housing rehabilitation program, which assisted 20 very-low and low-income households. The CRA has
also pledged another 344,000 towards a 1996 CDBG apphcatton to be utilized for the rehabilitation of targeted
income households if funding is awarded.

PROGRAM 8: Mortgage Revenue Bonds. The City will apply for an allocation from the state to issue mortgage
revenue bonds or other mortgage backed securities, to assist in the development of affordable ownership and rental
housing. The City will apply for at least one allocation. The financial feasibility of issuing bonds will depend on
the ability of the Redevelopment Agency to raise the required 1/2% deposit (either from tax increment funds or
developer contributions, or both), the size of the bond issue relative to the costs of issuing the bond, and the interest
rate at which the bonds can be sold. The use of tax-exempt bond financing can be one of the financial incentives to
implement Program 1, but additional units are expected to be produced, as well.

Mortgage Revenue Bonds can also be used through various California Housing Finance Agency (CHFA) in which
the City or Redevelopment Agency supports a developer's application for multi-family or single-family housing for
low- and moderate-income households. MRBs allow the Redevelopment Agency to offer the low-interest mortgage
loans to those experiencing difficulty in obtaining financing.

MRBs for single family housing are issued to finance the purchase or rehabilitation of owner-occupied homes.
Proceeds from the bonds sales are used to make mortgage or rehabilitation loans to qualified low- or
moderate-income home buyers. The bonds are serviced and repaid from the mortgage payments made by the
property owners.

MRBs for multi-family housing are used to finance construction and mortgage loans as well as capital
improvements for multi-family housing. Federal law requires that 20 percent of the total units in an assisted
project be reserved for lower-income households. State legislation approved in 1985 requires that one half of the
reserved units be set aside for very low-income households (50 percent of median income or below).

Timeframe: Apply for allocation in 1993, if financially feasible. Depending on success of first allocation, apply
for second allocation in 1995 or 1996.

Responsible Entities: Redevelopment Agency (Community Development Department), private developers, or
non-profit housing corporations.

Funding Sources: Contribution from participating developers or RDA Housing Set-Aside funds for required 1/2%
deposit.

Objective: See Program 2 for very low- and low- income. In addition, assist 75 moderate-income households.
No application has been submitted as of yet. Prevailing low interest rates have nullified the most important aspect
of this program.
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PROGRAM 9: Manufactured Housing on Single Family Lots and in Mobilehome Parks. The City will
implement the requirements of state law regarding manufactured housing on foundations on single family lots and
mobilehome parks in single family neighborhoods. The City will permit manufactured housing on the same basis
as site-built housing. The Zoning Ordinance will be amended.

Timeframe: Amend Zoning Code by July 1, 1993.
Responsible Entities; Community Development Departmént, Planning Commission, and City Council.
Funding Source: Not applicable.

Objective: The City expects a maximum of 10 applications for mobilehomes on single family lots between July 1,
1992 and July 1, 1997. Five homes are expected to be affordable to low-income households and five to
moderate-income households.

The Zoning Ordinance was amended in 1981 to permit mobile homes on permanent foundations which utilize
exterior materials customary to conventionally constructed single-family detached dwellings in the vicinity.
However, mobile home parks in residential districts were not accomodated. Although the Zoning Ordinance

process has not begun, the City would consider such an application based on the provisions of the Government
Code.

Program 10: Preservation of Mobilehome Parks. The City will identify those mobilehome parks in properly
zoned locations in which the park infrastructure and the majority of the units can be preserved. If requested for
parks in need of preservation, the City will assist park owners in applying for state assistance to rehabilitate park
infrastructure, assist the residents in applying for state aid to purchase the park, and/or provide tax increment
funding to rehabilitate the park infrastructure and units that are feasible to repair.

Timeframe: Identity mobilehome parks which should be preserved by December 1992. Provide technical
assistance, if requested, thereafter.

Responsible Entities: Community Development Department, Mobilchome Park Owners, Mobilehome Park
residents.

Funding Sources: RDA Housing Set-Aside Funds, state and federal housing program funds.

Objective: Preservation of existing mobilehome parks. (There are 860 mobilehomes in the City of Ceres.)

A survey of all mobile home parks in Ceres was conducted in late summer, 1992. The City deferred fees for the
Westward Ho on-site sewer connection project. An agreement exists for further Ceres Redevelopment Agency
assistance, if desired.

PROGRAM 11: Weatherization and Energy Conservation for Existing Dwelling Units. The City will post
and distribute information on currently available weatherization and energy conservation programs in conjunction
with housing rehabilitation.

Timeframe: 1993 and ongoing.

Responsible Entities: Community Development Department, Pacific Gas and Electric, Central Valley
Opportunity Center, Stanislaus County Department of Social Services.

Funding Sources: RDA Housing Set-Aside Funds, Pacific Gas & Electric, Special Circumstances Grants, and
state Office of Economic Opportunities.
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Objective: Weatherize 50 dwelling units per year, 200 dwelling units total between 1992 and 1997.

Although a weatherization program sponsored by the Central Valley Opportunity Center was offered in
conjunction with the CDBG housing rehabilitation program, none of the applicants were eligible due to the
restrictive income guidelines.

PROGRAM 12: Energy Conservation for New Construction. The City will enforce state requirements,
including Title 24 requirements, for energy conservation in new residential projects and will encourage residential
developers to employ additional energy conservation measures with respect to the siding of buildings, landscaping,
and solar access. Any landscaping and development design guidelines prepared by the City will include
consideration of energy and resource conservation.

Timeframe: Current and ongoing.

Responsible Entities: Community Development Department, Planning Commission, City Council.

Funding Source: Not applicable.

Objective: Increased energy conservation for all new dwelling units.

The Building Department continues to enforce Title 24 requirements for energy conservation, as required by State
law. The Planning Department and Public Works Department now enforce Water Efficent Landscape Guidelines
and Standards, published in 1993, which requires water conservation features in the landscapes of new residential

projects.

PROGRAM 13: Housing Rehabilitation Programs. The City will continue to apply to the State for funds for
housing rehabilitation. Three programs for which the City would be eligible are:

State Community Development Block Grant Program (CDBG). The state-administered non-entitlement CDBG
program provides funding for three eligible activity areas: housing, public facilities, and economic development.

Activities must address one of the following three objectives: serve lower-income people, eliminate slums or
blight, or resolve urgent community development needs. State regulations require that at least 70 percent of the
funds be used to benefit lower- income households and that no activity exclude low-income households. (CDBG
funds can also be used to support public facilities and community services programs for low-income households)

Rental Rehabilitation Program. This program provides partial funding for low-income housing rehabilitation.
California Housing Rehabilitation Program. The owner-occupant component of this program provides funding to
local governments for rehabilitation loans to low-income homeowners. The rental component of this program
provides funding directly to eligible rental property owners.

Timeframe: The City would annually evaluate the feasibility of applying for funds from these programs.
Responsible Entity: Community Development Department

Funding Sources: See above.

Objective: Rehabilitate 30 dwelling units per year, 150 dwelling units between 1992 and 1997.

In January, 1993, the City of Ceres was awarded $500,000 in State Community Development Block Grant funds to
rehabilitate homes in an identified target area to qualifying very-low and low income households. This grant,
which expired on September 30, 1995, assisted in the rehabilitation of 10 owner-occupied and 10 rental units.

Loan payments from this program are placed into a revolving loan fund to be utilized for continuing rehabilitation
activities. In 1995, the revolving loan fund was used to reroof the homes of 3 very-low income senior citizens, and
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pay for the preparation of the City’s 1995 CDBG housing rehabilitation application. Although CDBG applications
were submitted in 1995 and 1996, neither were funded due to the competitive nature of the program.

The Ceres Redevelopment Agency funded the Home Exterior Grant Program, a housing rehabilitation program
designed to assist very-low to moderate income households, which is described in Program 7.

PROGRAM 14: Mortgage Credit Certificates. The City will cooperate with the Modesto Board of Realtors, and
the Stanislaus County Housing Authority in implementing a county-wide mortgage credit certificate (MCC)
program to assist first-time home buyers.

Timeframe: See Program 8.

Responsible Entities: Community Development Department, interested developers, interested real estate agents.
Funding Source: See Program 8.

Objective: Assistance to 75 moderate-income households.

In January, 1994, the City Council approved a cooperative agreement between the City of Ceres and Housing
Authority to allow the Housing Authority to implement a Mortgage Credit Certificate Program within Ceres. After
all of the allocated funding had been expended, a total of 25 MCC'’s had been issued to first-time homebuyers in
Ceres. In 1995, the California Debt Limit Allocation Committee substantially reduced the allocation for local
MCC programs, and none was subsequently made available to Stanislaus County.

PROGRAM 15: Community Reinvestment Act. The City will contact financial institutions serving Ceres to
solicit interest in providing financing to for low- and moderate-income housing as part of their responsibility under
the federal Community Reinvestment Act. The City will seck specific lending commitments to be used in
conjunction with Redevelopment Agency funds and state and federal funds.

The City will seek participation by lenders using three financing mechanisms: The Saving Association Mortgage
Company (SAMCO), the Affordable Housing Program (12th District Federal Home Loan Bank), and the
California Community Reinvestment Corporation. SAMCO is a non-profit financing corporation established by
participating savings institutions to provide financing for affordable housing developments. CCRC is the
commercial banking equivalent. The Affordable Housing Program offers financing through participating 12th
District savings institutions for community development activities benefitting low- and moderate- income
households.

The City will contact financial institutions with which it regularly conducts business to solicit their participation in
one of these three or other CRA-related activities benefitting Ceres.

Timeframe: See Program 6.

Responsible Entities: Ongoing--in conjunction with development proposals for specific plans or large-scale
housing developments. (See also Program 6.)

Funding Source: See Program 6.

Objective: Included in Program 6.

Staff has had several discussions with a local lender who is in the process of developing a housing rehabilitation
program similar to the City’s previous CDBG program, as part of their Community Reinvestment Act
responsibilities.

PROGRAM 16: Relocation of Low-Income Households Occupying Dilapidated Housing. The City will

establish policies and procedures for evaluating applications for demolition of more than one residential structure.
This evaluation shall consider the implications of the demolition with respect to the retention of affordable
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housing. If demolitions are deemed to result in a reduction of the amount of affordable housing in Ceres, the City
shall require the proponent of the demolition to provide relocation assistance to displaced low-income residents.

Within one year following the adoption of the Housing Element, the City will develop replacement housing
guidelines to address the removal of low-income housing by private owners. Among the options the City will
consider are the payment of relocation benefits to displaced households, rehabilitation of existing dwelling units to
be occupied by low-income households, and the construction of replacement housing.

The City will requite owners of units which are vacated for violation of housing and building codes to pay all or a
portion of the costs necessary to relocate displaced residents.

The demolition of dwelling units occupied by low-income households in the Redevelopment Area as part of a
redevelopment project must comply with the requirements of state redevelopment law for replacement housing.

Timeframe: City to adopt procedures by July 1, 1993.

Responsible Entities: Redevelopment Agency (Community Development Department) and applicant for
demolition.

Funding Sources: RDA Housing Set-Aside funds, contribution by applicant for demolition.

Objective: Defray relocation expenses of all low-income households displaced by housing demolition. At present,
the City has identified only one dwelling unit in need of replacement (excluding mobilehomes constructed prior to
1974 HUD standards).

The Housing Production Plan adopted by the Ceres Redevelopment Agency in December, 1994, calls for the
provision of relocation assistance where Agency activities result in displacement.

PROGRAM 17: Annual Housing Element Monitoring Report. The Community Development Department will
annually evaluate and report to the City Council on the City's progress in meeting its Housing Element objectives.
The report to the City Council will include recommendations regarding for changes in Housing Element programs.
The report will also include the following information, only to the extent applicable and in as much detail as
appears warranted each year:

. Progress made toward achieving the City's fair-share housing allocation as determined by SAAG.

. An inventory of housing conditions, including the identification of areas to be targeted for
rehabilitation efforts.

. A summary of efforts taken to improve the condition of the City's housing stock (e.g.,
CDBG-supported rehabilitation loans).

* An inventory of sites suitable for the development of low-income housing projects.

] A summary of efforts undertaken to relocate residents displaced by redevelopment and to replace

affordable units lost as a result of redevelopment.

. Up-to-date information on the homeless population of Ceres and a summary of services available
locally to address the needs of the homeless, based on information provided by homeless shelter
and service providers.

. An analysis of measures that the City might pursue to assist in the development of affordable
housing (e.g. reduction of parking and landscaping requirements for seniors projects, reduction
of residential street development standards, and reduction of open space and park dedication
requirements).
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. An examination of development in multifamily-designated land versus General Plan densities to
determine if minimum desirable densities are being achieved to meet City housing needs.

The City Council will decide, based on this annual evaluation of the its progress, whether or not to adjust its
program actions or to adopt new program actions.

Timeframe: Submit report to City Council by January 31 of each year.
Responsible Entity: Community Development Department.'

Funding Source: RDA Housing Set-Aside funds.

Objective: Not applicable.

Since the adoption of this Housing Element, both the Ceres City Council and State Department of Housing and
Community Development have been provided with an annual report in compliance with this program.

PROGRAM 18: Section 8 Program. The City will continue to cooperate with the Stanislaus County Housing
Authority in its administration of the Section 8 rental assistance program and to increase the availability of Section
8 vouchers and certificates in Ceres. The City's role will be to provide necessary documentation to the Housing
Authority to apply for additional Section 8 commitments.

Timeframe: Current and ongoing.

Responsible Entities: Community Development Department, Housing Authority.

Funding Source: Federal Section 8 program.

Objective: Increase available Section 8 certificates/vouchers for 25 very low-income households.

Although Section 8 certificates are utilized within Ceres, limitations in the method employed by the Housing
Authority to track Section 8 certificate holders may prevent the quantitative evaluation of this program. Potential
cutbacks in the Section 8 program would make it difficult to achieve the goal of increasing the availability of

vouchers and certificates in Ceres.

PROGRAM 19: Zoning for Homeless Facilities. The City will amend its Zoning Ordinance to designate
specific zones in which homeless facilities are appropriate.

Timeframe: Amend Zoning Code by July 1, 1993.

Responsible Entities;: Community Development Department, Planning Commission, City Council.

Funding Source: Not applicable.

Objective: Not applicable.

At the time the need for such a facility is demonstrated, this program will be implemented.

PROGRAM 20: Use of Redevelopment Funds for Homeless/Transitional Housing. The City will consider the
use of redevelopment tax increment funds to construct or expand a homeless or transitional housing facility should
the City determine that such a facility is necessary to meet its the needs homeless Ceres residents.

Timeframe: Ongoing--depends on requests for funding.

Responsible Entity: Redevelopment Agency.
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Funding Source: RDA Housing Set-Aside funds.
Objective: Not applicable.
At the time the need for such a facility is demonstrated, this program will be implemented.

PROGRAM 21: Development of Plan for the Use of Redevelopment Housing Set-Aside Funds. The
Redevelopment Agency will establish and annually update a set of policies and procedures to guide the
implementation of the low- and moderate-income housing requirements for redevelopment tax increment revenues.
This should include establishing a discrete Housing Fund and outlining priorities for the expenditure of Housing
Fund monies. Potential activities which can legally be supported by the Housing Fund include the following:

. Acquisition of land for the development of affordable housing.
. Acquisition of existing housing for retention as affordable units.
. Provision of short- and long-term development financing assistance to developers of low- and

moderate-income units.

. Provision of grants or low-interest loans for housing rehabilitation.
. Provision of grants or low-interest loans for low- or moderate-income homebuyers.
. Advancement of funds to developers of affordable units who are eligible for other federal or state

funding assistance which is not immediately available; repayment of advanced funds can be
conditioned on receipt by the developer of other assistance funds.

. Provision of rental subsidies to low- and moderate-income individuals.

J Planning, designing, and construction of low- and moderate-income housing.

. Payment of predevelopment costs for developers of affordable housing.

. Payment of administrative expenses for nonprofit housing development corporations.

. Construction of on- and off-site improvements necessary to support the private development of

low- and moderate-income housing.

Timeframe: Adopt policies and first plan for use of funds by July 1, 1993, amend and implement annually
thereafter.

Responsible Entity: Redevelopment Agency (Community Development Department to provide staffing).

Funding Source: RDA Housing Set-Aside funds, plus state, federal, and private funding sources to leverage use of
RDA funds to implement plan.

Objective: Seec Programs 2, 6, 8, and 13.

The Ceres Redevelopment Agency adopted the low- to moderate-income housing production plan in December,
1994. This plan includes such priorities as 1) A first-time homebuyer program, 2) Acquisition , construction, or
rehabilitation of housing for low and moderate-income families, seniors, and handicapped individuals, 3) Making
capital improvements to support the creation of new affordable housing, and 4) Upgrading or establishing
housing-related recreational facilities.
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PROGRAM 22: Fair Housing Program. The City will continue to promote equal housing opportunity for all
persons regardless of race, religion, sex, marital status, ancestry, nation origin, or color by supporting efforts of
community groups which provide counseling, investigatory, legal, or referral to victims of discrimination.
Specifically, the City will:

. Maintain information on state and federal fair housing laws at the Community Development
Department for public distribution,

J Designate an individual at the City to refer victims of housing discrimination to the appropriate
local organization or to the State Fair Employment and Housing Commission,

. Seck the cooperation of the local homebuilders association, Realtor association, and lenders in
disseminating fair housing information, and

Timeframe: Establish information procedures and contact person by January 1, 1993, implement thereafter.
Responsible Entities: Community Development Department, real estate agents, home builders, local lenders.
Funding Source: Not applicable.

Objective: Not applicable.

As part of the 1992 CDBG application, the City Council adopted Resolution 92-48, which established a Fair
Housing Plan for the City of Ceres. The Housing Program Coordinator is the contact person to refer victims of
housing discrimination to the appropriate agency.

PROGRAM 23: Housing for Elderly Residents. The City will prepare guidelines for the location and
development of housing projects specifically designed for older residents with special housing needs. Included in
this category would be various types of apartment projects with recreational and food service facilities designed
especially for senior citizens and congregate care facilities.

Timeframe: Develop guidelines by July 1, 1993. Implement thereafter.

Responsible Entity: Community Development Department.

Funding Source: Not applicable.

Objective: Not applicable.

No specific guidelines have been established as of yet. The Westpointe project, however, contains 15.5 acres
specifically set aside for a senior housing project through the development agreement.

PROGRAM 24: Design of Affordable Housing. The City will require that affordable housing projects be
designed so that there is no discernable exterior difference between such projects and market- rate housing projects.
The City will also require that developers of affordable rental housing projects provide information showing how
such project will be managed to maintain units in sound condition.

Timeframe: Current and ongoing.

Responsible Entities: Community Development Department, Planning Commission, City Council, and
developers.

Funding Source: Not applicable.

Objective: Not applicable.
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The Density Bonus ordinance adopted by the City Council on March 8, 1993 contains language requiring that
affordable units have the external appearance of the entire housing development. This program will be reviewed
on a project-by-project basis.

PROGRAM 25: Handicapped Accessibility. The City will implement state standards for accessibility in new
housing by handicapped individuals. The City will encourage developers of affordable housing to incorporate
mobility-impaired accessibility in their project design, and require such design considerations in any development
projects in which the City provides funding, financial or regulatory incentives, or acts as on behalf of the developer
as an applicant for state or federal funding.
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Timeframe: Implementation of state and federal access requirements is current and ongoing. Implementation of
any additional local requirements for projects in which the City is a participant will commence upon adoption of
the Housing Element.

Responsible Entities: Community Development Department, developers.
Funding Source: Not applicable.

Objective: To assure that accessible units are available for the estimated 3 to 4 percent of the City's population
with mobility impairments.

The Building Department has, and continues to implement handicapped accessibility standards for new housing,
despite some opposition from the building industry in enforcing these requirements. No affordable housing
projects have been submitted fo date, but this program will be considered as part of the project review should an
application be submitted.

PROGRAM 26: Streamlining Permit Process. The City undertake a thorough review of its development review
and permit processes to determine if there are time-saving changes that can be made to the process without
sacrificing the quality of the review.

Timeframe: Complete review and adopt changes, if any, by July 1, 1993.

Responsible Entities: Community Development Department, Planning Department, City Council.

Funding Source: Not applicable.

Objective: Not applicable.

Fees for various permits have been completely reviewed and adjusted as necessary. Permit processing was also
considered at the same time, and streamlining took place where appropriate. The City utilizes a free
predevelopment application process which can significantly lessen the actual permit processing timeframe.
PROGRAM 27: Self-Help Housing Program. The City will allocate redevelopment housing set-aside funds to
provide for a local funding match for a Self-Help Housing demonstration project. Such a project would have to be
initiated by a non-profit housing sponsor and use state or federal funds as the primary governmental financing
source.

Since sufficient funding from the Redevelopment Agency may not be immediately available, the City would assist
an interested non-profit housing sponsor in applying for state or federal funding and provide assistance in
identifying appropriate sites for such a demonstration project.

Timeframe: Depends on request for assistance.

Responsible Entities: Redevelopment Agency, non-profit housing corporation.

Funding Source: RDA Housing Set-Aside funds.

Objective: Depends on whether non-profit housing corporation requests assistance from City. No specific project
has been identified at the time of adoption of the Housing Element.

The City has had several discussions with Desarollo Latino Americano, a non-profit housing corporation, on this
matter. No specific project has been proposed to date, but DLA has been reviewing sites for a potential project.
The City is also exploring the potential of assisting DLA in obtaining CDBG funds.
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PROGRAM 28: Mixed Use Developments. The City will encourage mixed commercial/housing developments
through its planned development process when such a development approach can contribute to the City's balance of
housing in relation to jobs or provide affordable housing for low- and moderate-income households.
Encouragement of this type of development would occur primarily through a flexible regulatory approach as part of
the planned development process.

Timeframe: Current and ongoing

Responsible Entities: Community Development Department, Planning Commission, City Council.
Funding Source: Not applicable.
Objective: Not applicable.

Although no planned developments have been submitted which propose a mixture of uses on the same site, the
Westpointe development was approved with an overall mixture of residential and commercial land use
designations, with a focus on first-time homebuyers and the jobs/housing balance. The 1996 update of the
General Plan contains a Downtown Commercial Residential designation in the Land Use and Community Design
Element, which permits and encourages residential development as a mixed use in conjunction with nonresidential
development consistent with the High Density Residential designation.

PROGRAM 29: Advocate Additional State and Federal Financial Commitments to Housing. The City of
Ceres will contact its state and federal legislative and congressional representative to advocate for higher state and
federal financial commitments to low- and moderate-income housing programs to allow provide local governments
with greater financial resources to meet federal and state housing mandates.

Timeframe: Current and ongoing.

Responsible Agency: City Council, Redevelopment Agency.
Funding Seurce: Not applicable.

Objective: Not applicable.

Staff has contacted local legislators regarding its opposition to those proposals to reform Housing Element
requirements in ways that impose greater burdens on the city without the financial resources to implement these
new programs. Staff has also advocated the Mortgage Credit Certificate Program, due to its success in Ceres, to
the California Debt Limit Allocation Committee.

PROGRAM 30: Subsidized Housing Requiring Voter Authorization. The California Constitution (Article
XXXIV) requires local voter authorization to use public funds for certain types of low-income rental housing in
any community. Developments which will be publicly owned or managed, or developments which receive public
subsidies and contain 50% or more low-income housing, must have authorization from local voters. Voter
approval of specific developments is not necessary. The California Constitution does require, however, that local
voters authorize a specific number of dwelling units which can be publicly owned, managed, or subsidized; that the
expected, general location of these units be identified, and that the general types of rental housing anticipated be
identified.

To ensure that the City will can take advantage of all potential sources of state and federal subsidies, and that it can
exercise maximum flexibility in the use of redevelopment funds to support low-income housing development, the
City will submit to Ceres voters a proposal for authorization to expend public funds for low-income rental housing.
The timing of the ballot measure, the contents of the proposal, and the number of units to be proposed for voter
approval will be determined by the City Council with the assistance of a citizen advisory committee.
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Timeframe: Convene advisory committee between January 1993. Develop proposal for Council consideration by
June 1993. Submit measure to voters at next regularly scheduled election.

Responsible Entities: Community Development Department to provide staffing, citizen advisory committee, City
Council.

Funding Source: To be determined.
Objective: To obtain voter authorization no later than July 1, 1994.

Implementation of this program will take place once it can be demonstrated that the City is in a Jfinancial and
administrative position fo own, manage, and/or subsidize these types of projects.

PROGRAM 31: Continued Participation in STANCO. The City will continue its participation in the
Stanislaus County Affordable Housing Corporation (STANCO) as a vehicle for using state and federal funds in
support of low-income housing and as a non-profit developer of low-income housing.

Timeframe: Current and ongoing.

Responsible Entity: Community Development Director to act as City representative to STANCO.

Funding Source: Not applicable.

Objective: Not applicable.

The City is continuing its ongoing participation in STANCO.

PROGRAM 32: Encourage Minimum Density of Development on Multifamily Land. The City will increase
the probability of meeting the quantified objectives in this Housing Element by establishing a policy in the Land
Use Element to assure that land to be annexed to the City and to be designated for multifamily development is, in
fact, developed at minimum densities for multifamily use, unless such land is not needed to meet the City's share

of the region's-low- and moderate-income housing needs.

Timeframe: Policy to be adopted at the next amendment of the Land Use Element--timing depends on when
annexation occurs and General Plan amendment takes place.

Responsible Entities: Community Development Department, Planning Commission, City Council.
Funding Source: Not applicable.
Objective: Not applicable

A comprehensive update of the General Plan is currently underway, and scheduled for adoption in late 1996, The
above policy is reflected in the Draft General Plan.
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SUMMARY OF QUANTIFIED OBJECTIVES

Needs Met  Projected

90-91 92-97
New Construction
Very Low 370
Low Income 375
Moderate Income’ 54 615
Above Moderate? 465 1,375
Rehabilitation/Weatherization
Very Low 3 100
Low : 1 100
Preservation of
At-Risk Units
Low 98
Very Low 2
New Section 8 Commitments
Very Low 25

Total

370
375
669
1,840

103
101

25

% of Needs Met
SAAG Share 92-95
43% 2
61% 8
88% 498
134% 168
25
13

1330 units to be developed in conjunction with Programs 6, 8, 9, 14, and 15. Remaining units assumed to be

provided by private developers at market costs.

2All above moderate-income units assumed to be provided by private developers at market costs.
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APPENDIX HE-1

CITY OF CERES SITE IMPROVEMENT REQUIREMENTS

AND LOT LINE ADJUSTMENT SPECIFICATIONS

Site Improvement Requirements:

L]

Subdividers shalt have their contractors for subdivision improvements consult with the Director
before any construction is started to arrive at an understanding as to requirements and the
schedule of inspections required.

All improvements in subdivisions shall be installed as required to the specifications and
standards established by the City Council. The Director shall administer or perform inspections
to determine conformance.

Plans and profiles for proposed improvements shall be submitted to and approval obtained from
the Director prior to the commencement of construction. A plan of the entire subdivision shall be
on the first sheet of improvement plans.

Inspection fees shall be based on the actual expenses incurred, plus a reasonable sum for
overhead and supervision.

Rejected work shall be remedied or removed by the subdivider. Any work beyond the lines and
grades shown on the plans and not approved by the Director may be ordered removed at the
subdivider's expense.

The Director or his authorized representative shall at all times have access to the work during
construction and shall be furnished with every reasonable facility for ascertaining that materials
used and employed and the workmanship are in accordance with the requirements and intentions
of these specifications. Work done and materials furnished shall be subject to his inspection and
approval. Materials found unsuitable may be rejected and must be removed from the project.

Underground utilities installed in streets or alleys shall be installed prior to surfacing or said
streets or alleys. Service connections shall be laid to such length as will obviate the necessity for
disturbing the street or alley improvements when service connections are completed.

The subdivider shall direct his engineer to furnish the City one complete set of improvement
plans on a reproducible paper after completion of improvements. These plans shall show any
corrections as to location or grade or improvements or "No Corrections," whichever is applicable.
Said plans shall be marked "AS BUILT," and submitted to the Director prior to acceptance of
improvements by the City Council. (Ord. 74-451 (part), 1975)

Lot Line Adjustment Specifications:

Definition: A lot line adjustment is any division of land not requiring a map as specified by the Subdivision Map
Act, in which no more parcels are created by the division than existed prior to it.

Application: Any person desiring a lot line adjustment shall complete an application for a lot line adjustment and
supply all the data required therein.
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Approval:

A. The City Council may approve the lot line adjustment when it finds that:

J The lot line adjustment does not violate exJisting codes and policies;

. The lot line adjustment will not create difficult or unreasonable access to parcels;

. The lot line adjustment would not require variances to permit standard development;
. Utilities and public services can be provided to the revised parcels.

B. If the City Council approves the lot line adjustment, a resolution shall be passed approving said adjustment and
authorizing the execution and recordation of the lot line agreement. (Ord. 87-676 (part), 1987)
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APPENDIX HE-2
CITY AND COUNTY FEE SCHEDULE

PLANNING FEE SCHEDULE
Zone Change ‘
Conventional $1,155.00 + 30.00/1ot 1,4000.00
PC Master Plan 1,235.00 + 30.00/1ot «
Prezone 1,155.00 + 30.00/1ot “
Zoning Text Amendment 1,245.00 1,000 Deposit + Actual Costs
General Plan Amendment:
Map Change or Text Amend. 1,005.00 + 30.00/1ot 2,000 Deposit + Actual Costs
Annexation:
Uninhabited or inhabited,
100% in favor: 1,250.00 + 30.00/lot 2,000 Deposit + Actual Costs
Uninhabited or inhabited,
100% not in favor: 1,620.00 + 30.00/1ot “
Appeal (Public Hearing Req.) 1060.00
Conditional Use Permits
Conventional 475.00 870.00
PC Development Plan 700.00 + 30.00/1ot “
+ 250.00/structure
Variance 700.00 + 30.00/lot 420.00
+250.00/structure
Architectural and Site Plan
Approval / Specific Plan Site Plan 635.00 + 250.00/structure 800.00
Tentative Parcel Maps
Non-vesting map 630.00 + 30.00/10t 490.00

+ 100.00/interior lot or
+ 200.00/corner lot for street tree
Vesting map 750.00 + 30.00/1ot 490.00
+ 100.00/interior lot or
+ 200.00/corner lot for street tree

Environmental Assessment*

Initial study 165.00 540.00
Notice of Preparation 400.00
EIR required 2,000.00 plus all costs for consultant

* The City requires the applicant to select a consultant through the R.F.P. process. The applicant pays all costs for
the consultant. The City fee is for processing the prepared draft EIR.

Exception to Design Standards 525.00 + 30.00/1ot

Time Extension - Maps, etc. 525.00 200.00
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Certificate of Compliance for

Previously Created Parcels 190.00
Temporary Use Permit 25.00 150.00
Administrative Permit 340.00 355.00

Source: City of Ceres Planning Fee Schedule, adopted 1988, 1992.

In 1989, the City of Ceres adopted the following planning fees in addition to fees stated in the Planning Fee
Schedule (adopted 1988). Fees subsequently updated are shown in italics:

Fraffie-Signal Benefit Districts
. Singlefamily-residence—$4-00-00/ i

. Westside Storm Drain Benefit District: $521.00/unit

. Northside Storm Drain Benefit District: $580.00/unit 81,055/unit

d Brown Annexation Street Improvement Benefit District 8 350.80/unit
. Westpointe Storm Drain Benefit District § 966.30/unit
. Mitchell Road Storm Drain Benefit District $3,807.30/acre
. Northeast Storm Drain Benefit District § 580.00/unit

Park-in-Lieu Fees (in PFF)

. R R Zomer J201 50454

. B2 R3Zeone 3326154yt

o R-tZone 26125403t

. Subdivision Map Check and Improvement Plan Check $765 + $3.00/lot over 50 lots
. Parcel Map Check and Improvement Plan Check: $350.00

. Parcel Map Check without Improvemt. Plan Check: $150.00

. Street Tree Planting: $100.00/lot $75.00/lot

. $200.00/corner lot ~ §150.00/corner lot
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. Lighting and Landscape District: $10.00/lot/yr $23.00/lot/year
. Sewer Lateral Dye Testing: $25.00 each ~ $35.00 each
. Lot Line Adjustment Processing: $60.00 $72.00
The City's sewer and water connection fees are shown in the table below. The City's total utility cost for a
single-family residence is $2,594.52 (sewer-$1,677.87 and water $916.65). In neighboring Modesto, utility fees
are only $1,654. These fees are now included in the Public Facility Fees (PFF),
Sewer Connection Fees (Now in PFF)
Mainline Fee
Single-Family Residence $1,677.87 each
Multifamily Residential $1,386.66 per unit

Water Connection Charges (Now in PFF)

Residential:
a) Single-Family Residence $ 916.65 each
b) Multifamily Residence $ 759.72 per unit

Monthly Sewer and Water Charges (Pertain to R-1 Zone only)

Sewer Water
$8.00 City $10.80 $11.00 #* City $15.30
$8.00 County $16.50 County

* $8.25 for qualifying senior citizens.
S, DcsineE $530- 580/

The City also issues a park development fee. (Now in PFF)

Park Development Factor

Density of Dwelling Units PDF Fee per unit
R-A 1.2 0.0124 $1,207.41
R-1 12 0.0124 $1,207.41
R-2 1.0 0.0103 $1,006.17
R-3 1.0 0.0103 $1,006.17
R-4 0.8 0.0083 $ 804.94

PDF Park Development Factor:  (No longer applicable)

PDF (Average development cost per acre + Park land value) *
Ratio of land values * (Acres per 100 dwelling units/100)/
Equivalent land value
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School Fees - Single and Multiple FamilyResidential 85,024/unit*
Figure adfusted annually
*Senior projects (age 55+) exempted

Summary of County-Wide Impact Fees to be Implemented

Residential Land Use

Fee Type Single- Family Multifamily Senior Hsng
Inter-City Roads $1,457 , $ 976 $583
City/County Roads* 987 661 395

Jails 1,066 689 689
Justice 128 83 83
Library 314 203 203
Parks 138 89 89
Public Health 93 60 60
Out-Patient 61 39 39
Other Facility 90 58 58

Fee Admin. 108 71 55
County Wide Total $4,442 $2,594 $2,929 $1,698 $2,254 §$ 865

Source: Stanislaus County-Wide Impact Fees, 1992, 1996.

Ceres Public Facility Fees $5,416 $3,765 33,520
1996

Other fees included the fees imposed in the Fire Hydrant Benefit District,

Multifamily Residential: $2.90 per lin, foot. of street
Duplex Residentiat: $150.00 per dwelling unit
Single-Family Residential; $200.00 per dwelling unit.
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APPENDIX HE-3

RESIDENTIAL ZONES

R-A: RESIDENTIAL AGRICULTURAL ZONE
Principal uses: Buildings, structures and land shall be used and buildings and structures shall hereafter be erected,
altered, or enlarged in the R-A Zone only for the following residential uses, plus such other uses as the
Commission may deem to be similar and not more obnoxious or detrimental to the public health, safety , and
welfare.

. Single-family dwellings.

. Churches on a minimum lot size of one acre and located on a major thoroughfare or primary
collector as designated by the General Plan. (Ord. 88-700 (part), 1988: Ord. 78-515, 1978)

The minimum lot size in the R-A zone is one acre and maximum lot coverage 15%.
R-1: SINGLE-FAMILY RESIDENTIAL ZONE

Principal uses: Buildings, structures, and land shall be used in the R-1 Zone only for the following residential
uses, plus other uses approved by the commission:

. Single-family detached dwellings.

. Condominium, group and cluster dwellings.

. Two-family dwellings on corner lots.

. Mobilehomes on permanent foundations that are certified under the National Mobile Home

Construction and Safety Standards Act of 1974.

. Churches on a minimum lot size of one acre and located on a major thoroughfare or primary
collector as designated by the General Plan. (Ord. 88-700, 1988; Ord. 78-515, 1978)

The minimum lot size is 6,200 square feet (7,500 square feet for corner lots). The maximum lot coverage is 40%.
Lots must have a minimum 60-foot width and 100-foot depth (corner lots must have a minimum 75-foot width, and
curvilinear lots a minimum 40-foot width). The minimum front yard is 20 feet, and the minimum rear yard is 20%
of the lot depth, up to 25 feet. Interior side yards must be at least five feet, and exterior side yards (adjacent to a
street) at least 15 feet.

R-2 TWO FAMILY RESIDENTIAL ZONE (LOW DENSITY)

Principal uses: Buildings, structures, and land shall be used in the R-2 Zone only for the following residential
uses.

. Single-family detached dwellings.
. Two-family dwellings.
¥ Group and cluster dwellings, condominiums.
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. Mobilehomes on permanent foundations that are certified under the National Mobile Home
Construction and Safety Standards Act of 1974.

. Churches as per R-1 Zone requirements.

The minimum lot area is 9,000 square feet, and the maximum lot coverage is 50% (45% for corner lots). Yard
requirements are similar to those in the R-1 zone.

R-3 MEDIUM DENSITY MULTIPLE FAMILY RESIDENTIAL ZONE

Principal uses: Buildings, structures, and land shall be used in the R-3 Zone only for the following residential uses.

o One and two (2) family dwellings.

. Condominium, group and cluster dwellings.

. Medium density multifamily dwellings.

. Mobilehomes on permanent foundations as per R-1 Zone requirements.
. Churches as per R-1 Zone requirements.

The minimum lot size is 6,000 square feet. Lot coverage and yard requirements are similar to those in the R-2
zone. Building height is limited to 35 feet, and floor area ratio to between .72 and .96:1.0, depending on the
number of stories and type of lot. The development standards allow up to 15 dwelling units per acre, which is
consistent with the City's General Plan.

R-4 MEDIUM-HIGH DENSITY MULTIPLE FAMILY RESIDENTIAL ZONE

Principal uses: Buildings, structures, and land shall be used in the R-4 Zone only for the following uses.

J One and two (2) family dwellings.

* Condominium, group and other cluster dwellings.

. Medium density multifamily dwellings.

. Medium-high density multifamily dwellings.

. Mobilehomes on permanent foundations as per R-1 Zone requirements.
. Churches as per R-1 Zone requirements.

The minimum lot size is 5,300 square feet. The maximum lot coverage for single family or two-family dwellings
is the same as in the R-1 or R-2 zone. For multifamily buildings, the maximum lot coverage is 60% (54% for
corner lots). Lot width and yard requirements are similar to those in the R-2 zone. The allowed floor area ratio for
two or more story buildings is between .64 and 1.94:1.0, depending on the number of stories and type of lot. The
maximum height is 35 feet. These standards would allow up to 25 dwelling units per acre, the maximum density
permitted for properties designated High Density Residential in the General Plan.

P-C PLANNED COMMUNITY ZONE

Purpose and intent: The purpose of this District is to establish a needed level of pre-planning for the development
of redevelopment of land and to encourage innovative design solutions while retaining good land use relationships
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and compatibility of uses. A specific function is to facilitate the variation of standards of the zoning ordinance
under proper planning, to achieve, where appropriate, unique and innovative community design whenever it can be
demonstrated that such variation will result in an environment superior to that possible under the normal
application of standards.
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CHAPTER 4
PUBLIC FACILITIES
AND SERVICES

City development is dependent on a complicated network of public facilities and services. Each type of service
has a unique set of constraints and must adapt to growth and change differently. This chapter focuses on water,
sewer collection and treatment, storm drainage, solid waste collection and disposal, fire protection, law
enforcement, schools, and other utilities such as gas, electricity, and communications.

Transportation facilities are discussed separately in Chapter 2, and parks are addressed in Chapter 5.

GOALS, POLICIES, AND IMPLEMENTATION PROGRAMS

This chapter contains goals, policies, and implementation programs that establish the framework for the
provision of public facilities and services to meet the demand created by existing and future development in
Ceres. The goals and policies of this section are organized topically according to the following categories, each
of which relates to a particular type of facility or service.

General Public Facilities and Services

Public Facilities and Services Funding

Water Supply and Delivery

Wastewater Collection, Treatment, and Disposal
Stormwater Drainage

Solid Waste Collection and Disposal

Law Enforcement

Fire Protection

Schools

Public Utilities

Modern development requires a wide range of publicly-provided services,
ENERAL PUBLIC such as water, sewer, storm drainage, and garbage collection. The City of
FACILITIES AND Ceres directly proYldes or contracts for most 'of these services. The Gene‘ral
Plan seeks to provide for the logical and efficient extension of these services
SERVICES as new development occurs.

GOAL4.A

To ensure the timely development of public facilities and the maintenance
of adequate service levels for these facilities to meet the needs of existing
and future city residents.

POLICIES

4.A.1. Where new development requires the construction of new public
facilities, the new development shall fund its fair share of the
construction of those facilities. The City shall require dedication of
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PUBLIC FACILITIES AND SERVICES, Chapter 4

P UBLIC FACILITIES
AND SERVICES
FUNDING

Ceres General Plan Policy Document

4.A2

4.A3.

4A4

4.A.5.

land within newly developing areas for required public facilities, as
allowed by law.

The City shall ensure through the development review process that
adequate public facilities and services are available to serve new
development. The City shall not approve new development where
existing facilities are inadequate unless the following conditions are
met:

a. The applicant can demonstrate that all necessary public
facilities will be installed or adequately financed (through fees
or other means); and

b.  The facilities improvements are consistent with the City’s
Public Facilities Plan and/or other functional plans for
infrastructure or public facilities. Where oversized or out-of-
sequence public facilities are required, reimbursement from the
City or future developers, depending on the circumstances,
may be arranged in accordance with the City of Ceres’ Public
Facilities Fees Administrative Procedures.

The City shall require areawide plan proposals to include plans for
development and financing of public facilities and services.

The City shall update the Public Facilities Plan and other functional
plans for infrastructure or public facilities on a regular basis to
ensure compliance with appropriate state and federal laws;
incorporation of state of the art technology, and compatibility with
changing land use policy.

The City shall provide for expansion of general government
services (e.g., City administrative services) in connection with new
development.

IMPLEMENTATION PROGRAMS

4.1.

The City shall update the Public Facilities Plan based on the updated
General Plan.

Responsibility: City Council
Planning Commission

Public Works Department

Time Frame: FY 97-98

In the past, federal and state grants paid for some improvements and
expansions of City facilities, but the availability of these funds has
dwindled. New development is therefore generally responsible for
providing for the extensions of the services it requires.

Facilities not only have to be constructed, but they require ongoing
maintenance and operation. The policies in this section seek to provide for
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PUBLIC FACILITIES AND SERVICES, Chapter 4

funding of new facilities and services as new development occurs, and to
consider how the ongoing maintenance and operations of these facilities
will be funded to ensure that operational levels do not decline.

GoAL4.B

To ensure that adequate facility and service standards are achieved and
maintained through the use of equitable funding methods.

POLICIES

4B.1.

4B.2.

4B.3.

The City shall require, to the extent legally possible, that new
development pays the cost of providing new public facilities and
services and/or the costs for upgrading of all existing facilities that
it uses, based on the demand for these facilities attributable to the
new development; exceptions may be made when new
development generates significant public benefits (e.g., low-income
housing, significant primary wage earner employment) and/or
when alternative sources of funding can be identified to offset
foregone revenues.

The City shall seek broad-based funding sources for public facilities
and services that benefit both current and future residents of the
City.

The City shall require preparation of a fiscal impact analysis for all
areawide plans or significant general plan land use amendments.
The analysis will examine the fiscal impacts on the City and other
service providers that result from large-scale development. Where
the fiscal impact study shows that the development enabled by an
areawide plan will create an operating deficits, the City shall
require a mechanism to fully mitigate the funding deficit, except as
provided in Policy 4.B.1.

IMPLEMENTATION PROGRAMS

4.2

4.3,

The City will update the Public Facilities Plan based on the updated
General Plan and updated infrastructure master plans.

Responsibility: City Council
Public Works Department
Finance Department

Time Frame: FY 97-98

The City will update its development fees based on the updated
Public Facilities Plan.

Responsibility: City Council
Public Works Department

Finance Department

Time Frame: FY 97-98
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PUBLIC FACILITIES AND SERVICES, Chapter 4

WATER SUPPLY

AND DELIVERY

Ceres General Plan Policy Document

4.4

The City shall update its fiscal model based on development of
Phase 1 of the Urban Growth Area.

Responsibility: Planning and Community Development
Department

Time Frame: FY 97-98

Ceres currently relies on groundwater as its municipal water supply; much
of the surrounding agricultural operations also rely on groundwater as a
primary or secondary supply. The General Plan seeks to ensure a safe and
adequate water supply for existing and future development and to promote
water conservation. Figure 4-1 shows the general layout of the future water

system.

GoaL4.C
To ensure a safe and reliable water supply sufficient to meet the future
needs of the city.

POLICIES

4C.1.

4.C.2.

4.C3.

4CA4.

The City shall continue to investigate the possibility of securing
and using surface water supplies for domestic use within the Ceres
area.

The City shall only approve new development that relies on a
public water system and where an adequate water supply and
conveyance system exists or will be provided.

The City shall promote efficient water use and reduced water
demand by:

a. Requiring water-conserving design and equipment in new
construction;

b. Encouraging water-conserving landscaping and other
conservation measures; and

c. Encouraging retrofitting existing development with
water-conserving devices.

d. Providing public education programs

e. Distributing outdoor lawn watering guidelines

f. Promoting water audit and leak detection programs

g. Enforcing water conservation programs

The City shall investigate the use of reclaimed wastewater to offset
the demand for new water supplies. Such programs may include :
dual water systems for potable and nonpotable water; reuse of grey
water in homes or businesses for irrigation; and reuse of sewage
effluent for irrigation of crops, golf courses, or city irrigation.

4-4
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4.C.5.

4.C.6.

PUBLIC FACILITIES AND SERVICES, Chapter 4

The City shall promote aquifer and wellhead protection programs
to limit infiltation of pollutants that might contaminate the
groundwater supply.

The City shall participate in a groundwater management program
to preserve existing groundwater quality and quantity and to
ensure future supplies.

IMPLEMENTATION PROGRAMS

4.5.

4.6.

4.7.

The City shall continue to participate in the Drinking Water
Authority in exploring the potential for the development of a
regional surface water supply and treatment system.

Responsibility: City Council
Planning Commission
Public Works Department

Time Frame:  Ongoing

The City shall prepare a water master plan to address future water
supply, treatment, and distribution system. This water master plan
shall explore:

a. Water supply alternatives

b. Treatment alternatives, including wellhead and central-ized
treatment.

c. Alternatives for reuse of grey water

d. Water conservation programs

Responsibility: City Council
Public Works Department

Time Frame: FY 98-99
The City shall continue to implement the Urban Water
Management Plan and Water Efficient Landscape Guidelines and
standards and update as necessary and as required by law.
Responsibility: Public Works Department

Planning and Community Development

Department

Time Frame:  Ongoing

Also see Programs 4.1, 4.2, and 4.3.
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PUBLIC FACILITIES AND SERVICES, Chapter 4

WASTEWATER

COLLECTION,
TREATMENT, AND
DISPOSAL

Ceres General Plan Policy Document

The City provides sewer collection, treatment, and disposal services. The
wastewater treatment plant is located in the southwest part of the city
south of Service Road and east of Morgan Road, and is designed to serve
domestic flows rather than heavy industrial wastewater. New
development will require expansion of the plant and new trunk lines.
Figure 4-2 shows the general layout of the future wastewater system.

The policies in this section seek to provide for the logical expansion and
extension of the wastewater system to serve new development. Water
conservation efforts also reduce the amount of wastewater that must
ultimately be disposed. Industrial waste source control and pretreatment
of industrial wastewater can relieve the burden on the City’s treatment
plant.

GoAL4.D

To ensure adequate wastewater collection and treatment and the safe
disposal of wastes.

POLICIES

4.D.1. The City shall promote reduced wastewater system demand
through efficient water use by:

a. Requiring water-conserving design and equipment in new
construction;
Encouraging retrofitting with water-conserving devices; and
c. Designing wastewater systems to minimize inflow
and infiltration to the extent economically feasible.

4.D.2. The City shall prohibit on-site treatment and disposal facilities
within its service area, except where such systems are deemed
appropriate and will not pose health risks or risks to groundwater.

4.D.3. The City will review development proposals in the vicinity of the
wastewater treatment plant site to ensure their safety and

compatibility.

4D.4. The City will investigate options for the reuse of treated
wastewater.

See also Policy 1.G.5. regarding accommodation of wet industries.
IMPLEMENTATION PROGRAMS

4.8. The City shall update the Wastewater Master Plan based on the
updated General Plan and begin expansion of the wastewater
treatment plant.
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PUBLIC FACILITIES AND SERVICES, Chapter 4

Responsibility: City Council
Planning Commission
Public Works Department

Time Frame:  FY 97-98; 98-99

See Programs 4.1., 4.2, and 4.3.

The City’s storm drainage system consists of collection, conveyance,
TORMWATER detention, and pumping facilities. Future development will require
DRAINAGE extensions of the storm drainage system; in addition, additional federal and

state water quality standards will require examination of the quality of
stormwater released into public waterways. Policies of this section require
the expansion of the storm drainage system in the safest and most efficient
manner.

Policies in this section address the future storm drainage. These policies
encourage joint use of storm drainage facilities with park, although the
drainage function should be subsidiary to their park function.

GOAL4.E

To collect and dispose of stormwater in a manner that minimizes
inconvenience to the public, minimizes potential water-related damage,
and enhances the environment.

POLICIES

4.E.1l. The City shall require new development to adequately mitigate
increases in stormwater peak flows and/or volume. Mitigation
measures should take into consideration impacts on adjoining
lands in the city and immediately adjacent to the city in
unincorporated Stanislaus County.

4.E.2.  All drainage designs shall be in accordance with the accepted
principles of civil engineering, the Stanislaus County Storm
Drainage Design Manual, and City improvement standards.

4E3. New development shall have surface drainage disposal
accommodated in one of the following ways:

a. Positive drainage - positive drainage to a river, stream, creek,
or other natural water course.

b. Irrigation facility - drainage into an irrigation district facility,
either by gravity or pumping, pursuant to the City - Turlock
Irrigation District agreement.

¢. Drainage ponds - ponds, either in individual lots within a
subdivision or in the case of larger developments, within a
depressed portion of a common area.
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4EA4.

4ES5.

4E.6.

4E7.

4E.8.

4E.9.

4.E.10.

4E.11.

d. Drainage unit - use of french drains within depressed areas of
the street right-of-way for those subdivisions or portions of
subdivisions of such size that one of the solutions in
subsections a, b, or ¢ is not feasible, as determined by the City
Engineer

e. On-site drainage - drainage retained on-site within the
development.

Commercial development shall accommodate drainage on-site
unless a method described in subsections a or b above is available
and the development participates in a system to address on-site
drainage as approved by the City Engineer. All on-site industrial
drainage shall remain on-site. The City shall encourage
commercial and industrial development to integrate on-site storm
drainage facilities with landscaping.

The City shall encourage project designs that minimize drainage
concentrations and impervious coverage.

The City shall require appropriate mitigation for grading activities
during the rainy season to avoid sedimentation of storm drainage
facilities.

The City shall require projects that have significant impacts on the
quality of surface water runoff to incorporate mitigation measures
for water quality impacts related to urban runoff.

Future drainage system requirements shall comply with applicable
state and federal pollutant discharge requirements.

The City shall seek to minimize operational complexities and
maintenance requirements of the storm drainage system.

The City shall allow stormwater detention facilities to mitigate
drainage impacts and reduce storm drainage system costs. To the
extent practical, stormwater detention facilities should be designed
for multiple purposes, including recreational and/or stormwater
quality improvement.

The City shall consider using stormwater of adequate quality to
replenish the local groundwater basin, restore wetlands and
riparian habitat, and irrigate agricultural lands, or as open space or
recreational enhancements.

The City shall, when necessary to meet federal stormwater quality
requirements, establish a storm drain utility to address these
requirements on a citywide basis.

See also Policy 5.A.2 regarding joint use of storm drainage and park facilities.
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IMPLEMENTATION PROGRAMS

49.  The City shall update the Storm Drainage Master Plan based on the
updated General Plan.

Responsibility: City Council
Planning Commission
. Public Works Department
Time Frame:  FY 97-98

Also see programs 4.1, 4.2, and 4.3.

Solid waste collection and disposal in Ceres is provided by a franchise
agreement, with disposal at the Stanislaus County Fink Road landfill and
waste-to-energy (WTE) facility. New residential, commercial, and
industrial development will generate additional waste and will hasten the
rate at which the landfill is filled. Policies in this section seek to reduce the
amount of waste produced through source reduction, reuse, and recycling,
and to ensure safe disposal of waste. Solid waste management policy is
specifically addressed in the City’s Source Reduction and Recycling Element
and the County Integrated Waste Management Plan. The goal of this Plan is
to reduce the total amount of waste generated and disposed of through
source reduction, recycling and composting, and safe transformation and
land disposal of solid wastes. State law requires that a minimum of 25
percent of the total wastes generated are diverted from landfills by 1995
and a minimum of 50 percent by the year 2000.

GOALA4F
To ensure the safe and efficient disposal or recycling of solid waste
generated in Ceres.

POLICIES
4F.1. The City shall require waste collection in all new development.

4.F2. The City shall promote maximum use of solid waste source
reduction, recycling, composting, and environmentally-safe
transformation of wastes.

4.F3. The City shall require that all new development complies with
applicable provisions of the City of Ceres Source Reduction and
Recycling Element and the Stanislaus County Integrated Waste
Management Plan.

4F4. The City shall encourage development of regional and
community-based recycling facilities in heavy commercial and

industrial areas.

4F5.  The City shall require screening of waste and recycling containers
in commercial, industrial, and multi-family residential areas.
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LAW

ENFORCEMENT

Ceres General Plan Policy Document

4.F.6. The City shall encourage businesses to use recycled products in
their manufacturing processes and consumers to buy recycled
products.

4F.7. The City shall continue to work with Stanislaus County in securing
additional waste disposal capacity.

IMPLEMENTATION PROGRAMS

4.10.  The City shall periodically review and update the Source Reduction
and Recycling Element and evaluate progress in achieving stated
source reduction goals.

Responsibility: Public Works Department

Time Frame:  Ongoing

A sense of public safety is one of the most important features of small-town
quality and enjoyment of a community. In recognition of this importance,
public safety expenditures typically represent two-thirds of the City’s
General Fund expenditures. The policies in this section address public
safety by setting standards for police service. Public safety can also be
addressed through other public safety programs and design of new
development and public facilities such as parks and schools.

The City’s central public safety center (law enforcement and fire
protection/emergency response )is located in Downtown Ceres, with
opportunity for expansion to serve future development. In addition, as
future fire stations are required to serve new development, these facilities
will serve a joint-use function with community policing presence. (See also
Figure 4-3 and the following section on Fire Protection/Emergency Medical
Service).

See also the “Public Safety ”section in Chapter 7, Health and Safety.

GoAL4.G

To provide adequate police services to deter crime and to meet the growing
demand for services associated with increasing population and
commercial/industrial development in the city.

POLICIES

4.G.1. The City shall, through adequate staffing and patrol arrangements,
endeavor to maintain the minimum feasible response times for
police calls. The City shall strive to achieve a maximum four
minute response time for life-threatening events.

4.G.2. The City shall strive to maintain conditions so that officers have a

minimum 40 percent patrol time to ensure that law enforcement
can play a proactive, rather than reactive, role.
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FIRE PROTECTION/
EMERGENCY
MEDICAL SERVICES

PUBLIC FACILITIES AND SERVICES, Chapter 4

4.G.3. Within the City's overall budgetary constraints, the City shall
provide police facilities (including patrol and other vehicles,
necessary equipment, and support personnel) sufficient to maintain
its service standards.

4.G4. The City shall require new development to develop or fund police
facilities, personnel, and operations and maintenance that, at a
minimum, maintain the above standards.

4.G.5. The City shall pursue the development of an 800 megahertz radio
system to ensure efficient dispatch and response time. New
development shall be required to contribute its fair share in paying
the costs of this system.

4.G.6. The City shall promote public safety programs, including
neighborhood watch, child identification and fingerprinting, and
other public education efforts.

4.G.7. The City shall consider public safety issues in all aspects of public
facility, commercial, and residential project design, including crime
prevention through environmental design.

IMPLEMENTATION MEASURES
4.11.  The City shall monitor response times and patrol time to review
staffing requirements necessary to maintain established levels of

service.

Responsibility: Department of Public Safety
City Manager

Time Frame:  Quarterly

See also Program 4.2

Fire protection is a critical component of public safety. The adequacy of fire
protection depends on several factors: personnel and equipment, available
water supply and pressure, quickness of response, and reducing potential
fire hazards. Buildings can also be constructed with fire resistant materials,
smoke alarms, or sprinkler systems that can reduce fire potential.

Figure 4-3 shows the generalized locations of future public safety facilities
to meet adequate response times.

See also the “Fire Hazards" section in Chapter 7, Health and Safety.

GoAL4.H

To protect residents of and visitors to Ceres from injury and loss of life and
to protect property from fires.
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EDUCATION

Ceres General Plan Policy Document

POLICIES

4.H.1. The City shall attempt to maintain an ISO (Insurance Service
Organization) rating of 4 or better.

4.H.2. The City shall, through adequate staffing and facilities, endeavor to
maintain the minimum feasible response times for fire calls. To this
end, the City shall attempt to maintain a response time of two
minutes or less for emergency medical response and six minutes or
less for fire suppression calls.

4.H.3. The City shall require new development to develop or fund fire
protection facilities, personnel, and operations and maintenance
that, at a minimum, maintains the above service level standards.

4H4. The City shall identify key fire loss problems and design
appropriate fire safety education programs to reduce fire incidents
and losses.

4.H.5. The City shall endeavor through project review to control fire
losses and fire protection costs through requiring use of automatic
fire detection, control, and suppression systems.

4.H.6. The City shall only approve new multi-story buildings over three
stories in height if adequate firefighting equipment to serve
buildings higher than three stories can be provided.

The availability and quality of education in Ceres is an important factor in
quality of life, and is also important in terms of the attractiveness of Ceres
for economic development. The largest provider of primary and secondary
education in Ceres is the Ceres Unified School District. The Modesto City
School District and Modesto High School District (“Modesto City Schools”)
also provides service to two areas within the Planning Area: the central part
of the city north of Hatch Road immediately east of SR 99, and the
westernmost part of the Planning Area west of Crows Landing and south of
Whitmore Avenue. Figure 4-4 shows the school districts’ boundaries
within the Planning Area. The Stanislaus County Office of Education
provides specialized training and education services. California State
University at Turlock offers graduate and post-graduate education in
nearby Turlock. Policies of the General Plan encourage high quality
educational resources for all Ceres residents.

GoAL4.I

To provide for educational needs for all Ceres residents.
POLICIES
4.11. The City should continue to assist the school districts in providing

quality education facilities that will accommodate projected
student growth.
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PUBLIC FACILITIES AND SERVICES, Chapter 4

4.12. The City and the school districts should work together in using
existing school facilities for non-school-related and child care
activities.

4.13.  The City shall support the development of appropriately-located
private school facilities to provide additional educational facilities
in Ceres.

Growth in Ceres will necessitate development of additional public schools.
The Ceres Unified School District is responsible for providing public
education to most of Ceres; the Modesto City Schools provide service to the
northcentral and southwest parts of the Planning Area. Funding for new
schools has become a complicated matter, with scarce state funding
resources, and questions about the legality and equity of various local
funding options. Policies of the plan seek to promote high quality
education facilities in Ceres and assist school district in planning for and
funding the development of needed new school facilities.

The specific sites of new schools will depend upon the decisions by the
School Board and availability of appropriate land. The Ceres Unified
School District is researching the best location for a second high school.
Additional elementary schools and a junior high school will also be
required in connection with projected growth. Figure 4-4 shows school
district boundaries. General locations of elementary schools are shown on
the Land Use Diagram (Figure 1-2).

GOAL4.J

To ensure that adequate school facilities are available and appropriately
located to meet the needs of Ceres residents.

POLICIES

4.]J.1.  The City shall work cooperatively with the school districts in
monitoring housing, population, and school enrollment trends and
in planning for future school facility needs, and shall assist the
districts in locating appropriate sites for new schools in the
Planning Area.

4].2. The City's land use planning should be coordinated with the
planning of school facilities. The City and the school districts
should work together in the early stages of the areawide planning
and school site selection processes. As needed, the City should
reserve school sites in areawide plans to accommodate school
district needs.

4].3. The City should plan and approve residential uses in those areas
that are most accessible to school sites in order to enhance
neighborhoods, minimize transportation requirements and costs,
and minimize safety problems.
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L IBRARIES

Ceres General Plan Policy Document

4]4.

4.].5.

43.6.

43.7.

4]8.

The City shall encourage siting school facilities so they serve as
focal points within the neighborhoods and the community.

The City shall encourage siting schools in areas with safe and
convenient pedestrian and bicycle access.

The City shall encourage the design and improvement of school
facilities to provide adequate off-street parking and areas for
student pick-up and drop-off to minimize safety problems.

The City will work closely with the school districts to secure
adequate funding for new school facilities. To this end, the City
will continue its agreement (City Resolution 94-111) with the Ceres
Unified School District for collecting development fees for all
projects in the CUSD portion of the Urban Growth Area except
where specifically addressed otherwise through an existing
development agreement. The City shall negotiate with Modesto
City Schools to provide for appropriate mitigation for development
within the Modesto City Schools” portion of the Urban Growth
Area.

The City shall support enactment of state legislation to finance the
construction of new schools and shall support the modification of
state laws and regulations to improve the funding of new school
sites and facilities.

IMPLEMENTATION MEASURES

4.12.

The City shall negotiate with Modesto City Schools to determine an
appropriate mitigation agreement for new development within the
Modesto City Schools portion of the Urban Growth Area,

Responsibility: City Manager
Planning and Community Development
Department
City Attorney
City Council

Time Frame: FY 97-98

The Ceres Library is located downtown and is an important community
facility. The library is the major provider of information that remains free
and accessible to everyone. The policies of this section seek to maintain the
library’s vital role in the community and provide for its expansion as
growth increases the demand for library services.

GoAL4.K

To ensure that library facilities are available to all current and future Ceres
residents.
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PUBLIC FACILITIES AND SERVICES, Chapter 4
POLICIES

4K.1. The City shall continue to support a high level of countywide
funding for library services through sales taxes and other County
sources.

4K.2. The City shall continue to cooperate with the County in collecting
County development fees on new development in Ceres to ensure
that new development contributes its fair share to the development
of additional library facilities, as long as the mutual agreement is in
force.

Other public utilities important to future development include electricity,
gas, and communication services. Provided by private utility companies,
these services are critical for existing and new development.

These facilities need to be sited carefully to minimize health hazards.
Overhead lines in older parts of the city are often unsightly.

GoOAL4.L

To promote adequate levels of service for utility services provided by
private companies and ensure that these are constructed to minimize
negative effects on surrounding development.

POLICIES

4.L.1. The City shall communicate its major development plans with
utility companies and coordinate planning of extension of these
facilities.

4.L.2. The City shall require undergrounding of utility lines in new
development and as areas are redeveloped, except where infeasible
for operational or financial reasons.

4.L.3. The City shall promote technological improvements and upgrading
of utility services in Ceres.

The City of Ceres will make a concerted effort to foster the use of emerging
information technology. Increased use of information technology can
increase interaction and cooperation among the community, government,
industry, and education. Use of this technology can improve the lives of
Ceres residents by increasing mobility (while lessening the burden on the
physical transportation structure and reducing related environmental
pollutants). Residents can also increase control over the demands placed
upon their lives through the convenience offered by a communitywide
information infrastructure.
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GOAL4M

To expand the use of information technology as a communication tool in
order to improve personal convenience, to reduce dependency on
nonrenewable resources, to take advantage of the ecological and financial
efficiencies of new technologies, and to develop a better-informed citizenry.

POLICIES

4M.1.

4M.2.

4M.3.

4M4.

4 M.5.

4M.6.

4M7.

4M.8.

The City shall facilitate and support development of the
infrastructure necessary for all residents to use and benefit from
new communication technologies.

The City shall explore the feasibility of prewiring industrial areas
and business parks for new information technologies.

The City shall encourage telecommuting where feasible.

The City shall work with Stanislaus County, other cities, and other
agencies to coordinate telecommunication infrastructure planning
on a regional basis.

The City shall support efforts by the County Library system in
providing access to the general public to the Internet and other
emerging information technologies.

The City shall strive to expand opportunities for all citizens to
participate in City governance through the use of communication
technologies.

The City shall continue to actively use the cable television system
as a communications tool in providing governmental information
to the viewing public.

The City shall continue its support of the public access channel on
the cable television system.

IMPLEMENTATION PROGRAMS

413,

The City shall study the use of City right-of-way to foster
development of a “public utility” telecommunications infra-
structure to provide high-speed networking throughout the
community, and to make the community attractive to information-
based businesses.

Responsibility: City Manager
Public Works Department

Time Frame: FY 00-01
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CHAPTER 5
RECREATIONAL AND
CULTURAL RESOURCES

Ceres” quality of life and diversity is reflected in its recreational and cultural services. The City provides and
maintains public parks, but this is only part of the city’s recreation and entertainment. The needs for parks
facilities and services span all age and income groups. The General Plan sets the framework for an expanded
park system with physical recreational facilities to provide the opportunity for a variety of recreational
activities.

This chapter also provides for preservation of Ceres’ important historic and archaeological resources.

G OALS, POLICIES, AND IMPLEMENTATION PROGRAMS

This chapter contains goals, policies, and implementation programs that establish the framework for the
provision of recreational facilities and services and the protection and enhancement of cultural resources for
Ceres residents and visitors. The goals and policies of this chapter are organized topically according to the
following categories, each of which relates to specific topic.

¢ Parks and Recreation
¢ Historic Preservation
* Archaeological Resources

Parks and recreational activities foster community interaction and a sense
ARKS AND of community involvement. Ceres’ diverse population has varied parks
RECREATION and recreational interests. The high proportion of families with children

creates a significant demand for organized sports facilities (e.g., softball,
baseball, soccer fields). The City seeks to provide opportunities for all
segments of the population to enjoy passive and active recreational
facilities.

Ceres currently has one community park—Smyrna Park—along with many
neighborhood parks. As of 1995, the City owned and operated 68.5 acres of
park land. Ceres also participates in the development of the Tuolumne
River Regional Park with the City of Modesto and Stanislaus County.
Ceres has relied on school grounds for recreational uses, and in the past,
used school acreage as credit toward meeting City park standards. The
City's 1995 ratio was approximately 2.5 acres of City-owned parkland per
1,000 residents. When open space at school grounds is considered as
available parkland, the ratio is about 4.6 acres per 1,000 residents. The
addition of portable classrooms and move toward year-round schools has
limited the use of school grounds for recreational use. Although the City
will continue joint use agreements with the school district and promote
joint development and use of facilities, the General Plan establishes a
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standard for City park development that no longer allows deductions for
school acreage.

The General Plan sets standards and seeks to provide for the development
of new parks and recreational facilities, including new community parks in
the Planning Area, new neighborhood parks, and expanded recreational
activities.

The precise location of future park sites will be determined by the City in
conjunction with new development and based upon available and
appropriate land. Figure 5-1 shows the general possible locations for
community parks; the Land Use Diagram (Figure 1-2) shows conceptual
locations for future neighborhood parks. Specific locations will be
determined through the areawide planning process and City park planning
efforts.

The section on “Open Space for the Preservation of Natural Resources” in
Chapter 7 also addresses the use of parks for open space.

GOALS5.A

To establish and maintain a public park system and recreational facilities
suited to the needs of Ceres residents, employees, and visitors.

POLICIES

5.A.1.  The City shall continue to develop and expand its park system, to
include a balance of passive and active recreational opportunities.

5.A.2. The City shall strive to achieve the following standards for the
development of park facilities:

Facility Type Size Standard
Neighborhood Park 5to 10 acres 1.4 acres/
1,000 population
Community Park 40 to 60 acres 2.6 acres/
1,000 population

Joint use of City parks as drainage detention basins will be
permitted, with the park as the primary use. Joint use of parks
with and adjacent to schools will also be encouraged.

5.A.3. Neighborhood parks should serve as the recreational and social
focus of the neighborhood, and should include facilities for both
active and passive recreation activities. Neighborhood parks
should be easily accessible to the neighborhood via trails,
bikeways, sidewalks, or low-volume residential streets. A
prototype neighborhood park is illustrated below.
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RECREATIONAL AND CULTURAL RESOURCES, Chapter 5

Neighborhood Park Prototype

5A4.

Community parks should focus on meeting the recreational needs

of large sections of the community and allow for group activities
and other recreational opportunities not feasible at the
neighborhood level. Community parks should be developed with a
balance of active and passive recreation activities. A prototype
community park is illustrated below.

PLAY AREA AND DECH:

DAY CARE CENTER

AND/OR

RECREATION CENTER 4 —

PICHIC SHELTER

ACCESS SHELTER

PICNIC TABLES -]

PED PATH

R

Community Park Prototype
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5.A.5.

5.A.6.

5A7.

5.A8.

5.A9.

5.A.10.

5A11.

5.A12,

5.A.13.

The City shall pursue the development of community parks to
serve citywide needs. The first priority for development of a new
community park will be in the eastern part of the Planning Area;
other locations will also be identified.

The City shall investigate the potential public use of canal
rights-of-way and the reservation of selected adjacent sites for use
as greenbelts or recreation corridors.

The City shall continue to cooperate with Stanislaus County and
the City of Modesto in the development of the Tuolumne River
Regional Park.

The City shall consider the following factors in the design of new
parks:

Safety

Security

Maintenance

Accessibility by various means of transportation
Landscaping complimentary to the surrounding environment
Travel distance of users

Passive vs. active use areas

Restroom facilities

Citizen input

Adequacy of off-street parking

Flexibility for programming activities

Casualty collection points for rotocraft

AT TR e A0 T

—_—

The City shall continue to cooperate with the public and quasi-
public agencies in the joint development, maintenance, and use of
facilities. The City shall explore additional partnerships for
development of regional youth and adult sports facilities and
recreation programs. To this end, the City shall continue the joint
use agreements with the school district for the utilization of parks
and school facilities.

The City shall encourage the establishment or joint development of
commercial or private recreation facilities within the Ceres area.

The City shall either pursue the development of a municipal golf
course or assist in the private development of a new public golf
course for the enjoyment of Ceres citizens.

The City shall promote the development of youth sports facilities
adjacent to schools and/or close to residential areas of the city.

The City shall ensure that recreation facilities are sited to minimize
negative impacts on surrounding residential neighborhoods (i.e.,
parking, night lighting, excessive noise).



HISTORIC

PRESERVATION

RECREATIONAL AND CULTURAL RESOURCES, Chapter 5

5.A.14. The City shall maintain an ongoing emphasis on youth and senior
citizen programs and services, especially those that have positive
educational and social influences on youth at risk for illegal, anti-
social, or unhealthy behavior.

IMPLEMENTATION PROGRAMS

51 The City shall prepare a Parks Master Plan to identify locations of
major parks and recreational facilities, specific criteria and
standards for the development of sports and recreational facilities,
identification of funding sources for the development and
maintenance of parks and open space resources.

Responsibility: City Council
Parks and Recreation Commission
Management Services Department
Public Works Department
Planning and Community Development
Department

Time Frame: FY 98-99

In addition to the Daniel Whitmore House, which is on the National
Register of Historic Places, there are a number of structures in Ceres
that are historically significant at the local level. These include homes
built in the early 1900s, churches, meeting halls, and other buildings
and sites. Preservation of Ceres'’s significant buildings has largely
relied on individual initiative. Policies in this section seek to develop a
more systematic and comprehensive historic preservation program to
ensure that Ceres’s historically- and architecturally-significant
resources are preserved.

GOAL5.B

To preserve and maintain sites, structures, and landscapes that serve
as significant, visible reminders of the city’s social, architectural, and
agricultural history.

POLICIES

5.B.1. The City shall assist property owners in seeking registration
- of historic structures and sites as State Historic Landmarks or
listing on the National Register of Historic Places.

5.B.2. The City shall encourage the preservation, maintenance, and
adaptive reuse of existing historic buildings in the
Redevelopment Areas and other areas of the Planning Area
in order to prevent demolition and disrepair.

5.B.3. The City shall encourage the preservation of buildings of local
historic importance in the Downtown and surrounding areas.
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ARCHAEOLOGICAL
RESOURCES

Ceres General Plan Policy Document

5B.4. The City shall encourage relocation of reusable historic
buildings as a means of historic preservation.

5B.5. The City shall continue to implement the Historic Building
Code for historic properties.

IMPLEMENTATION PROGRAMS

5.2. The City may apply an historic overlay zone to locally-
important historic buildings or areas within the Downtown
with concentrations of locally-important historic buildings.

Responsibility: City Council
Planning Commission
Planning and Community Development
Department

Time Frame:  Ongoing

Far less is known about the Ceres area prior to European settlement,
and evidence of early native peoples who occupied the area is scarce.
Any artifacts or information are therefore valuable. Policies in this
section seek to identify and preserve any archaeological resources that
might be disturbed by development activity.

GOAL5.C

To protect Ceres’ Native American heritage.
POLICIES

5.C.1. The City shall refer development proposals that may
adversely affect archaeological sites to the California
Archaeological Inventory at California State University,
Stanislaus.

5.C.2. The City shall not knowingly approve any public or private
project that may adversely affect an archaeological site
without first consulting the California Archaeological
Inventory, conducting a site evaluation as may be indicated,
and attempting to mitigate any adverse impacts according to
the recommendations of a qualified archaeologist. City
implementation of this policy shall be guided by Appendix K
of the CEQA Guidelines.
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CHAPTER 6

AGRICULTURAL AND
NATURAL RESOURCES

Ceres’ natural resources, water, vegetation, wildlife, and air, and the surrounding agricultural resources
contribute to the city’s economy and are important elements in the quality of life of Ceres’ residents. These
natural resources exist in limited quality and are at risk of destruction or degradation through continued urban
development. The General Plan seeks to balance the need for growth while encouraging the conservation and
enhancement of the area’s agricultural and natural resources, frequently in cooperation with other agencies.

G OALS, POLICIES, AND IMPLEMENTATION PROGRAMS

This chapter contains goals, policies, and implementation programs that establish the framework for the
protection of valuable natural resources in the Ceres area. The goals and policies are organized topically
according to the following categories, each of which relates to a key objective for protection of Ceres’

environmental resources.

* Agricultural Land

*  Water Resources

* Fish and Wildlife Habitat

*  Vegetation

*  Air Quality—General

*  Air Quality—Transportation
AGRICULTURAL
LAND

Open Space for the Preservation of Natural Resources

Ceres’ agricultural surroundings play an important role in its history and
character, and agriculture is an important part of Ceres” and Stanislaus
County’s economy.

Most of Ceres was developed on prime agricultural land, as the properties
of prime soil are also those properties that are ideal for urban development.
Growth in Ceres will result in conversion of some agricultural uses to
urban development. Policies of the Plan, however, seek to maintain
agricultural use as long as possible and to protect adjacent agricultural
lands from negative effects of adjacent urban development.

Policies in Chapter 1, Land Use and Community Design, also discuss the
relationship between urban and agricultural uses and establishment of a permanent
growth boundary on the eastern side of the city.

GOALG6.A

To promote the productivity of agricultural lands surrounding Ceres and
the continued viability of Stanislaus County agriculture.
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PoOLICIES

6.A.1.

6.A2

6.A.3.

6.A4.

6.A 5.

6.A.6.

The City shall discourage leapfrog development and development
in peninsulas extending into agricultural lands to avoid adverse
effects on agricultural operations.

The City shall encourage continued agricultural production on
properties within the Urban Growth Area until they are needed for
urban development. The City shall continue to participate in the
City-County agreement for County referral of development
proposals in unincorporated areas of the city.

The City shall ensure that new development and public works
projects do not encourage expansion of urban uses outside the
Planning Area into areas designated for Agriculture on the Land
Use Diagram.

The City shall require development adjacent to designated
agricultural areas to minimize conflicts with adjacent agricultural
uses.

The City shall continue to support the County’s right-to-farm
ordinance.

The City shall encourage and support Stanislaus County in the
implementation of its agricultural preserve program.

IMPLEMENTATION PROGRAMS

6.1

6.2

The City shall review, and revise as necessary, the Zoning
Ordinance to ensure implementation of the provisions of the
County’s right-to-farm ordinance.

Responsibility: Planning and Community Development
Department

Time Frame:  FY 97-98

The City shall continue to monitor planning and development
proposals in the unincorporated areas surrounding Ceres and
shall communicate the City’s position on agricultural

preservation as necessary.

Responsibility: Planning and Community Development
Department

Time Frame:  FY 97-98; ongoing
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The quantity, quality, and availability of water is vital to natural processes
ATER and human activities within any urban area. Water is essential to the
development of housing, commerce, industry, and agriculture, to
RESOURCES recreation, and to the maintenance of high quality fish and wildlife
habitats.

The Tuolumne River forms the northernmost Planning Area boundary. A
groundwater aquifer underlies the city, and serves as its municipal water
supply. These resources are regional in nature and require a cooperative
effort to ensure protection of water quality in these bodies. Other potential
sources of water for the city include reclaimed water, reuse, and recharge of
the groundwater basin. Policies in this section seek to protect these
resources and maintain the highest quality for human and natural use.

See also “Water Supply and Delivery ”section in Chapter 4.

GOAL6.B

To protect and enhance the natural qualities of the Ceres area’s rivers,
creeks, and groundwater.

POLICIES

6.B.1.  The City shall cooperate with other agencies in the conservation of
the Tuolumne River for the protection of its water resources and its
open space qualities.

6.B.2. The City shall cooperate with other jurisdictions to jointly study the
potential for using surface water sources to balance the ground-
water supply to protect against aquifer overdrafts and water
quality degradation.

6.B.3. The City shall help protect groundwater resources from overdraft
by promoting water conservation and groundwater recharge
efforts.

6.B.4. The City shall continue to require the use of feasible and practical
best management practices (BMPs) to protect receiving waters from

the adverse effects of construction activities and urban runoff.

6.B.5. The City shall encourage the protection of floodplain lands (See
‘Flood Hazards and Protection "section of Chapter 7, Health and Safety).

IMPLEMENTATION PROGRAMS

6.3 The City shall identify appropriate best management practices
(BMPs) in the update of the Storm Drainage Master Plan.

Responsibility: Public Works Department

Time Frame: FY 97-98
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FISH AND WILDLIFE
HABITAT

Ceres General Plan Policy Document

Fish and wildlife in the Ceres area are found in both natural and altered
habitats. Habitats altered either by agricultural cultivation or by urban
development make up most of the Planning Area. Although altered by
human activities, some of these areas are still valuable for wildlife, such as
the wastewater treatment plant site. The California Department of Fish and
Game, in their comments on the General Plan Update process, indicated
that there was no fish or wildlife habitat of major concern, and concluded
that development in the Urban Growth Area should not have significant
impacts on fish and wildlife habitat, except for the area adjacent to the
Tuolumne River.

Natural habitats in and around Ceres consist primarily of riparian areas in
the northernmost part of the Planning Area, although most of this area is
already developed. Policies in this section encourage the protection of the
important habitat in this area and are generally applicable only to those
areas in the northernmost Planning Area, adjacent to the Tuolumne River.

GoaLe6.C

To protect, restore, and enhance habitats that support fish and wildlife
species so as to maintain populations at viable levels.

POLICIES

6.C.1. The City shall support preservation of habitats of rare, threatened,
endangered, and/or other special status species. The City shall
require development in areas known to have particular value for
wildlife to be carefully planned and, where possible, located so that
the reasonable value of the habitat for wildlife is maintained.

6.C.2. The City shall encourage the control of residual pesticides to
prevent potential damage to water quality, vegetation, and wildlife.

6.C.3. Prior to approval of discretionary development permits involving
parcels within a significant ecological resource area, the City shall
require, as part of the environmental review process, a biotic
resources evaluation of the site by a wildlife biologist. Such
evaluation will consider the potential for significant impact on
these resources, and will identify feasible measures to mitigate such
impacts or indicate why mitigation is not feasible. In approving
any such discretionary development permit, the City shall
determine the feasibility of the identified mitigation measures.

Significant ecological resource areas shall, at a minimum, include
the following:

a. Any habitat for rare, threatened or endangered animals or
plants.

b. Riparian and wetland habitats associated with the Tuolumne
River
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6.C.4. The City shall support and cooperate with efforts of other local,
state, and federal agencies and private entities engaged in the
preservation and protection of significant biological resources from
incompatible land uses and development. Significant biological
resources include endangered, threatened, or rare species and their
habitats, wetland habitats, wildlife migration corridors, and
locally-important species/communities.

6.C.5. The City shall support the management efforts of the California
Department of Fish and Game to maintain and enhance the
productivity of fisheries in the Tuolumne River.

Like fish and wildlife habitat, the diverse stands of vegetation in Ceres
include both native and non-native species, although the only known area
of special habitat is the riparian vegetation along the Tuolumne River,
Policies of this section support the preservation of important plant species,
and promote the use of native species where possible in new development
and landscaping.

GOAL 6.D:
To preserve and protect the valuable vegetation resources of the Ceres area.

POLICIES

6.D.1. The City shall encourage landowners and developers to preserve
natural vegetation along the Tuolumne River and to use native and
compatible non-native species in landscaping in these areas.

6.D.2. The City shall support the preservation of outstanding areas of
natural riparian vegetation.

6.D.3. The City shall establish procedures for identifying and preserving
rare, threatened, and endangered plant species and their habitats
that may be adversely affected by public or private development
projects. A biotic resources evaluation, as outlined under Policy
6.C.3, shall be conducted by a qualified plant biologist for these
species and shall include a review of lists maintained by various
resource agencies which identify known occurrences of rare,
threatened, and endangered plants in the Ceres area.

6.D.4. If possible, the City shall support the management of wetland and
riparian plant communities for passive recreation, groundwater
recharge, nutrient catchment, and wildlife habitats.

6.D.5. The City shall encourage the planting of native trees, shrubs, and
grasslands in order to preserve the visual integrity of the landscape,
provide habitat conditions suitable for native wildlife, and ensure
that a maximum number and variety of well-adapted plants are
maintained.
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OPEN SPACE FOR

THE PRESERVATION
OF NATURAL
RESOURCES

AIR QUALITY--

GENERAL

Ceres General Plan Policy Document

Part of the enjoyment of Ceres is its open space resources, both manmade
and natural. Ceres’ open space resources include parks, mature trees in the
neighborhoods and along roadways, the agricultural lands surrounding
Ceres, and surrounding elements of the natural environ-ment. Other goals
and policies related to open space can be found throughout this and other
chapters, in sections relating to agriculture, and wildlife habitat, in Chapter
5 related to park facilities, and in Chapter 7 relating to floodplain lands.

GOAL6.E

To preserve and enhance open space lands to maintain the natural
resources of the Ceres area.

POLICIES

6.E.1. The City shall support the preservation and enhancement of river
bluffs, natural vegetation, and natural resources as open space to
the maximum extent feasible. The City shall permanently protect,
as open space, areas of natural resource value, including wetland
preserves, riparian corridors, and floodplains, to the maximum
extent feasible.

6.E.2. The City shall require that new development be designed and
constructed to preserve significant stands of vegetation and any
areas of special ecological significance as open space to the
maximum extent feasible.

6.E.3. The City shall support the maintenance of open space and natural
areas that are interconnected and of sufficient size to protect
biodiversity, accommodate wildlife movement, and sustain
ecosystems.

6.E4. The City shall encourage the development of natural open space
areas at the regional, community, and neighborhood parks.

6.E.5. The City shall plan and establish natural open space parkland as a
part of the overall City park system, including its participation in
the Tuolumnne River Regional Park system and other areas where
appropriate.

6.E.6. The City shall manage, enhance, and improve the City’s tree cover
as a valuable community resource.

Ceres is located within the San Joaquin Valley Air Basin, in which the air
quality does not meet some state and federal health standards, particularly
for ozone and small particulates (PM10). While emission control
requirements on motor vehicles and industrial operations have
substantially reduced air pollution from these sources, increased
development and the associated increase in emissions from automobiles
threatens to offset these gains. The San Joaquin Unified Air Pollution
Control District (SfVUAPCD) monitors and regulates air quality in the
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Ceres area and regulates air pollution emissions of commercial and
industrial operations.

This section includes policies generally addressing ways to improve
regional air quality. The next section specifically addresses the trans-

portation-related policies pertaining to air quality.

Appendix B of this Policy Document summarizes all the policies and
programs located throughout the General Plan that relate to air quality.

GoAL6.F

To protect and improve air quality in the Ceres area.

POLICIES

6.E.1.

6.2,

6.F.3.

6.F4.

6.E.5.

6.F.6.

6.E7.

6.E.8.

The City shall cooperate with other agencies to develop a consistent
and effective approach to regional air quality planning and
management.

The City shall support the San Joaquin Unified Air Pollution
Control District (SJVUAPCD) in its development of improved
ambient air quality monitoring capabilities and the establishment
of standards, thresholds, and rules to more adequately address the
air quality impacts of new development.

The City shall require major new development projects (e.g., those
generating 4,000 to 5,000 average daily trips or exceeding the
SJVUAPCD's small project exemption level) to submit an air
quality analysis for review and approval. Based on this analysis,

- the City shall require appropriate mitigation measures.

The City shall solicit and consider comments from local and
regional agencies on proposed projects that may affect regional air
quality. The City shall submit development proposals to the
SJVUAPCD for review and comment in compliance with the
California Environmental Quality Act (CEQA) prior to
consideration by the City.

The City shall require project-level environmental review to
include identification of potential air quality impacts and
designation of design and other appropriate mitigation measures or
offset fees to reduce impacts.

The City shall encourage development to be located and designed
to minimize direct and indirect air pollutants.

In reviewing project applications, the City shall consider
alternatives or amendments that reduce emissions of air pollutants.

The City shall encourage the use of EPA-certified woodstoves and

fireplace inserts in lieu of wood burning fireplaces in new
development. The City may limit the number of woodstoves per
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AIR QUALITY--

TRANSPORTATION

Ceres General Plan Policy Document

housing unit to ensure that homeowners are not relying on wood to
heat their homes.

6.F.9. The City shall encourage inclusion of exterior electrical outlets and
natural gas hookups, as appropriate, in new residential
development in order to encourage the use of electrical, rather than
gas-powered equipment, and to encourage the use of natural gas-
fired barbecues.

'

The relationship between development patterns and the transportation
system has important air quality implications. This General Plan
encourages compact land use patterns and increased availability and
convenience of alternative forms of transportation to reduce the length and
number of automobile trips (see Chapters 1 and 2). Policies in this section
address specific actions to address the air quality implications from
automobile transportation expected from future growth.

Appendix B of this Policy Document summarizes all the policies and
programs located throughout the General Plan that relate to air quality.

GoAL6.G

To integrate air quality planning with the land use and transportation
planning process.

POLICIES

6.G.1. The City shall continue and, where appropriate, expand the use of
synchronized traffic signals on roadways susceptible to emissions
improvement through approach control.

6.G.2. The City shall encourage the use of alternative modes of
transportation by incorporating public transit, bicycle, and
pedestrian modes in City transportation planning and by requiring
new development to provide adequate pedestrian and bikeway
facilities.

6.G.3. As appropriate and as warranted by the demand for transit

services, the City shall endeavor to secure adequate funding for
transit services so that transit is a viable transportation alternative.

IMPLEMENTATION PROGRAMS

6.4 The City shall include provisions for funding of non-automotive
forms of transportation in its capital improvement planning.

Responsibility: Public Works Department
Time Frame: = Ongoing as needed.

6.5 The City shall pursue grant funds for the development of
alternative transportation facilities.
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Responsibility: Planning and Community Development

Department

Public Works Department
Time Frame:  Ongoing, as available.
The City shall monitor and participate in countywide
transportation planning and promote its goals and policies for
promoting alternative forms of transportation.
Responsibility: Public Works Department

Planning and Community Development

Department

Time Frame: Ongoing
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CHAPTER 7
HEALTH AND SAFETY

The process of planning for future urban growth and development requires the thorough consideration a wide
range of public safety issues. Safety hazards are naturally-induced, such as seismic and geologic, flood, and
wildland fire hazards; some hazards are the result of natural hazards which are exacerbated by human activity
and alteration of the natural environment, such as dam failure, urban fire, and development in sensitive areas
such as floodplains and areas subject to erosion and landsliding; and some hazards are manmade, including
airport crash hazards, hazardous materials, and crime. In addition to safety issues related to hazardous
conditions, the planning process should account for other issues related to community health and safety,
including crime and noise exposure.

Many of the health and safety risks associated with development can be avoided through locational decisions
made at the planning stages of development, while others may be lessened through the use of mitigation
measures in the planning and land use regulation process. This chapter outlines the City’s strategy for ensuring
the maintenance of a healthy and safe physical environment in Ceres.

G OALS, POLICIES, AND IMPLEMENTATION PROGRAMS

This chapter contains goals, policies, programs, and standards intended to protect Ceres residents, businesses,
and visitors from the harmful effects of natural and man-made hazards. This information is organized under
the following topics, each of which relates to specific conditions and concerns relevant to Ceres.

Seismic and Geologic Hazards
Flood Hazards and Protection
Fire Hazards

Public Safety

Aircraft Crash Hazards
Hazardous Materials
Emergency Response

Noise

The primary seismic and geologic hazards affecting development in Ceres
EISMIC AND is earthquakes. Generally flat in topography, Ceres does not face risks from

GEOLOGIC HAZARDS landsliding or seiches.

Earthquakes occur infrequently, but can inflict major damage. Generally,
the city has experienced groundshaking from earthquakes in the region, but
no major damage. The earthquakes affecting Ceres most recently include
the 1989 Loma Prieta quake, the 1983 Coalinga quake, and the 1952
Tehachapi quake. Ceres is within Uniform Building Code seismic zone 3,
indicating moderate potential for groundshaking. Modern building
construction codes require that buildings be designed to resist stresses
produced by lateral forces causes by wind and earthquakes.
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FLOOD HAZARDS
AND PROTECTION

Ceres General Plan Policy Document

All soils have properties and characteristics such as erosion potential,
shrink-swell behavior, and permeability, that determine their suitability
and constraints for building sites, grading, infrastructure, and drainage
systems. Because of its topography and water table, soils in Ceres do not
typically exhibit any unusual qualities that require special foundations or
engineering.

The policies in this section seek to ensure that new buildings and facilities
are designed to withstand seismic and geologic hazards.

GOAL7.A
To minimize the loss of life, injury, and property damage due to seismic
and geological hazards

POLICIES

7.A.1. The City shall require that new structures intended for human
occupancy be designed and constructed according to Uniform
Building Code Zone 3 requirements to minimize risk to the safety of
occupants due to groundshaking.

7.A.2. City shall continue to support scientific geologic investigations
which refine, enlarge, and improve the body of knowledge on
active fault zones, unstable areas, severe groundshaking, and other
hazardous conditions in the Ceres area.

7.A.3. The City shall require that new structures and alterations to
existing structures comply with the current edition of the Uniform
Building Code .

7.A.4. The City shall support ways to improve the structural safety and
stability of older structures of designated historic significance while
maintaining their historical character through the use of the State
Historic Building Code.

7.A.5. The City shall continue to implement the Dangerous Building Code to
address older buildings that may at risk for seismic or geologic
hazards.

7.A.6. The City shall avoid siting of structures across soil materials of
substantially different expansive properties.

Areas within the 100-year floodplain within the Planning Area are limited
to the northern part adjacent to Tuolumne River.

The policies of this section seek to protect new development in this area

from damage, and to require new development within identified
floodplains to be designed to avoid flood damage.

7-2



FIRE HAZARDS

HEALTH AND SAFETY, Chapter 7

GOAL7.B

To protect the lives and property of the citizens of Ceres from hazards
associated with development in floodplains and to manage floodplains for
their natural resource values.

POLICIES

7.B.1. The City shall implement floodplain zoning and undertake other
actions required to comply with state floodplain requirements,
upon annexation of areas within the floodplain.

7.B.2. The City shall require evaluation of potential flood hazards prior to
approval of development projects. The City shall require
proponents of new development to submit accurate topographic
and flow characteristics information. This will include depiction of
the 100-year floodplain boundaries under fully-developed,
unmitigated runoff conditions.

7.B.3. The City shall require flood-proofing of structures in areas subject
to flooding (upon annexation of an area within the floodplain).

7.B.4. The City shall continue to work closely with the Federal Emergency
Management Agency, U.S. Army Corps of Engineers, and
Reclamation Board in defining existing and potential flood problem
areas and solutions.

7.B.5. The City shall recognize floodplains as a potential public resource
to be managed and maintained for the public's benefit and, where
possible, shall view flood waters as a resource to be used for
waterfowl habitat, aquifer recharge, fishery enhancement,
agricultural water supply, and other suitable uses.

Structural and wildland fire hazards can threaten life and property in
Ceres. Wildland fires resulting from either natural on manmade causes
occur in forest, brush, or grasslands, so the threat is minimal in Ceres,
although vacant lots and fallow agricultural areas with weeds can be fire
hazards. Structural fires usually result from manmade causes and can
spread easily. Structural fire hazards are highest from those structures
built before building and fire codes were established.

The policies of this section seek to ensure that new development is
constructed to minimize potential fire hazards, and to provide public
education concerning fire prevention. The “Fire Protection” section in
Chapter 4 addresses the service levels and maintenance of the City’s Public
Safety Department.

GoAL7.C

To prevent and minimize the risk of loss of life, injury, and damage to
property and watershed resources resulting from unwanted fires.
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PUBLIC SAFETY

Ceres General Plan Policy Document

POLICIES
7.C.1.  The City shall require that new development meets state, county,
and local fire district standards for fire protection.

7.C.2.  The Emergency Services Division of the City Public Safety
Department shall review development proposals for compliance
with fire safety standards.

7.C.3. The City shall ensure that existing and new buildings of public
assembly incorporate adequate fire protection measures to reduce
the potential loss of life and property in accordance with state and
local codes and ordinances.

7.C.4. The Emergency Services Division of the City Public Safety
Department shall continue education programs in schools, service
clubs, organized groups, industry, utility companies, government
agencies, press, radio, and television in order to increase public
awareness of local fire hazards.

7.C.5. The City shall encourage and promote installation and
maintenance of smoke detectors in existing residences and
commercial facilities that were constructed prior to the requirement
for their installation.

7.C.6. The City shall develop high-visibility fire prevention programs,
including those offering voluntary home inspections and
promoting awareness of home fire prevention measures.

Public safety concerns danger and injury resulting from crime. In addition
to responding to crime through adequate police personnel and equipment,
the design of development can deter and reduce crime potential. This
section addresses physical design concerns for public safety.

See also the section on “Law Enforcement” in Chapter 4, Public Facilities
and Services.

GoAL7.D

To reduce the risk and fear of crime through physical planning strategies
that maximize surveillance opportunities and minimize opportunities for
crime and by promoting community awareness and crime prevention.

POLICIES
7.D.1. The City shall require review of proposed development projects by

the Public Safety Department to promote public safety features in
physical design.
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7.D.3.

7.D4.

7.D.5.

7.D.6.
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The City shall promote crime prevention programs for commercial
and industrial areas. New commercial and industrial development
should include crime prevention mechanisms to aid community
surveillance and the patrol operations of law enforcement
personnel.

The City shall promote the establishment of neighborhood watch
programs to encourage community participation in the patrol of
neighborhood areas, and increased awareness of any suspicious
activity.

Street lighting shall be required in urban residential and in all
commercial and industrial areas to discourage crime.

Lighting shall be designed for the security and safety of on-site
areas such as parking lots, loading, shipping and receiving,
pathways and working areas. The height and design of light
fixtures should be compatible with surrounding buildings.

The City shall discourage crime through the incorporation of
“defensible space” concepts into the design of dwellings and
structures as follows:

a. Residential

i.  Well-lighted and visible streets and street names,
entrances, and house numbers.

ii. Well-lighted and windowed apartment stairwells, where
possible.

iii. Fewer and more visible access points.

iv. A visually well-defined separation between public and
private areas.

v. Placement of windows to allow easy resident surveillance
of yards, corridors, entrances, parking areas, streets, and
other public and semi-public places.

vi. Location of kitchen and living areas to facilitate
surveillance.

vii. Elimination of undefined hallways, particularly double-
loaded corridors shared by large numbers of families.
Entries and circulation corridors should be designed so that
as few families as possible share a common lobby,
facilitating the recognition of strangers.

b. Industrial and Commercial
i. Landscaping and the location of buildings and walls
should facilitate surveillance from the street and from
neighboring structures, and should not provide places for
concealment near entryways.
ii. The street system should allow emergency vehicle access
around buildings to the full extent possible.
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AIRCRAFT CRASH
HAZARDS

HAZARDOUS

MATERIALS

Ceres General Plan Policy Document

iii. Parking and walkways should be located where
surveillance from streets or an attendant is possible to
reduce worker or customer isolation when walking to and
from cars.

iv. Access to buildings or building groups and access between
buildings should be limited

v. Access to roofs by pallets and flag poles should be
eliminated or avoided.

IMPLEMENTATION PROGRAMS

7.1 The City shall review, and revise as necessary, the Zoning Ordinance
to ensure consistency with public safety policies and design
requirements.

Responsibility: Planning and Community Development
Department

Time Frame: FY 97-98; 98-99

Ceres is located south of the Modesto City-County Airport. While unlikely,
any crash landing of an aircraft is a potentially disastrous hazard. This
section includes policies to encourage safe development patterns around
airports and within flight zones to minimize risk.

See also “Airport Area Development "section in Chapter 1, Land Use and
Community Design.

GOAL7.E
To minimize the risk of loss of life, injury, damage to property, and
economic and social dislocations resulting from airport hazards.

POLICIES

7.E.1. The City shall work with the City of Modesto and Stanislaus
County to ensure that new development around airports does not
create safety hazards such as lights from direct or reflective sources,
smoke, elertrical interference, hazardous chemicals, or fuel storage
in violation of adopted safety standards.

7.E2. The City shall oppose changes in flight patterns that would
increase flight activity over Ceres and significantly increase noise
or safety concerns.

Ceres has some industries and activities that involve the transport, storage,
or use toxic or hazardous chemicals, posing potential safety hazards in the
event of unintentional exposure, leak, fire, or accident. Some of the

byproducts of industrial processes in Ceres are hazardous materials which
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need proper disposal. Residents and businesses in Ceres also generate
household hazardous wastes such as waste oil, paint, and solvents. Policies
in this section focus on safe disposal, use, storage, and transport of
hazardous materials, as well as proper siting between hazardous waste
storage and use and sensitive land uses such as homes and schools.

4

GOAL7.F

To minimize the risk of loss of life, injury, serious illness, damage to
property, and economic and social dislocations resulting from the use,
transport, treatment, and disposal of hazardous materials and hazardous
materials wastes.

POLICIES

7.F.1.  The City shall ensure that the use and disposal of hazardous
materials in the city complies with local, state, and federal safety
standards.

7.E2.  The City shall require preliminary (Phase 1) soil investigation in
conjunction with areawide plans and/ or prior to approving
residential development plans or tentative maps.

7.E3.  The City shall discourage the development of residences or schools
near known hazardous waste disposal or handling facilities.

7.F4. The City shall review all proposed development projects that
manufacture, use, or transport hazardous materials for compliance
with the County Hazardous Waste Management Plan.

7.F.5. The City, in conjunction with the County, shall strictly regulate the
storage of hazardous materials and wastes.

7.F.6. The City shall require secondary containment and periodic
examination for storage of large quantities of toxic materials.

7.E7. The City shall ensure that industrial facilities are constructed and
operated in accordance with current safety and environmental
protection standards.

7.F8. The City shall require that new industries that store and process
hazardous materials provide a buffer zone between the installation
and the property boundaries sufficient to protect public safety. The
adequacy of the buffer zone shall be determined by the City.

7.F9. The City shall require that applications for development projects
that will generate significant quantities of hazardous wastes or
utilize hazardous materials include detailed information on
hazardous waste reduction, recycling, and storage.

7.F.10. The City shall, in the circumstances required by state law, require

that businesses that handle hazardous materials prepare emergency
response plans.

7-7 Ceres General Plan Policy Document



HEALTH AND SAFETY, Chapter 7

7.E.11. The City shall encourage the State Department of Health Services
and the California Highway Patrol to review permits for
radioactive materials on a regular basis and to promulgate and
enforce public safety standards for the use of these materials,
including the placarding of transport vehicles.

7.F.12. The City shall review development proposals in locations that may
be inappropriate for hazardous material storage, maintenance, use,
and disposal facilities (i.e., near schools, nursing homes) to ensure
that the proposed development would not pose significant safety
risks.

7.F.13. The City shall work with other agencies to ensure an adequate
countywide response capability to hazardous materials
emergencies.

7.F.14. The City shall provide the public, industry, agriculture, and local
government with the information needed to take rational steps to
minimize, recycle, treat, dispose, and otherwise manage hazardous
wastes in Ceres.

7.E.15. The City, in conjunction with the County, shall provide for the
education of small quantity, household, and agricultural generators
regarding their responsibilities for source reduction and proper and
safe hazardous waste management.

7.F.16. The City, with the assistance of the County, shall develop and
maintain complete and accurate information on the types,
quantities, sources, and management of all hazardous wastes
generated in Ceres to aid in management planning and emergency
response.

7.F17. The City, with the assistance of the County, shall provide for safe
and efficient hazardous waste emergency response and
contaminated site cleanup.

Although Ceres seeks to minimize hazards and reduce such risks, in the

MERGENCY rare event of an emergency, quick and effective response is vital. The City’s
RESPONSE Emergency Plan addresses earthquake, fire, technological disaster, toxic
spill, flooding, and dam failure. Responses include fire and rescue
personnel, law enforcement, utility plans, evacuation plans, and evacuation
centers. Policies of the plan seek to ensure continued emergency
preparedness.

GoAL7.G

To ensure the maintenance of an Emergency Plan to effectively prepare for,

respond to, recover from, and mitigate the effects of natural or

technological disasters.

Ceres General Plan Policy Document
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HEALTH AND SAFETY, Chapter 7
POLICIES

7.G.1. The City shall periodically update the City of Ceres Emergency Plan,
as necessary, to ensure that an adequate plan and program can be
activated in the event of an emergency.

7.G.2. The City shall continue to coordinate emergency preparedness,
response, recovery, and mitigation activities with Stanislaus
County, special districts, service agencies, voluntary organizations,
other cities within the county, surrounding cities and counties, and
state and federal agencies.

7.G.3. The City shall consider a promotional program to inform the
general public of emergency preparedness and disaster response
procedures.

7.G4. The City shall maintain the capability to effectively respond to
emergency incidents.

7.G.5. The City shall maintain an emergency operations center to
coordinate emergency response, management, and recovery
activities.

7.G.6. The City shall ensure that the siting of critical emergency response
facilities such as hospitals, public safety facilities, dispatch centers,
emergency operations centers, and other emergency service
facilities and utilities have minimal exposure to flooding, seismic
and geological effects, fire, and explosions.

A feature of Ceres’ small-town character and quality of life is its relatively
quiet atmosphere. Noise results from many sources, including traffic on
freeways and other roads, railroad operations, aircraft, and industrial
activities. Exposure to excessive noise has often been cited as a health
problem, not so much in terms of actual physiological damage, such as
hearing impairment, but more in terms of general well-being and
contributing to undue stress and annoyance. These policies seek to protect
noise-sensitive uses (residential areas, motels, hospitals, nursing homes,
theaters, auditoriums, music halls, churches, meeting halls, offices, schools,
libraries, museums, playgrounds, and parks) from excessive noise. New
development must be designed and located so as not to result in excessive
noise on adjacent properties, and development of new noise-sensitive uses
in areas projected to have high noise levels must be constructed so as to
reduce interior noise levels.

Figures 7-1 and 7-2 show future noise contours in Ceres. A full-scale map is
also available for review at the City of Ceres Planning and Community
Development Department.

GoAL7.H

To protect Ceres residents from the harmful and annoying effects of
exposure to excessive noise.
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POLICIES

7.H.1. The City shall prohibit new development of noise-sensitive uses
where the interior noise level due to non-transportation noise
sources will exceed the noise level standards of Table 7-1 as
measured at the property line of the new development, unless
effective noise mitigation measures have been incorporated into the
development design to achieve the standards specified in Table 7-1.

7.H.2. The City shall require that noise created by new proposed
non-transportation sources be mitigated so as not to exceed the
noise level standards of Table 7-1 as measured at the property line
of lands designated for noise-sensitive uses.

TABLE 7-1

NOISE LEVEL PERFORMANCE STANDARDS
New Projects Affected by or Including
Non-transportation Sources

Daytime Nighttime
Noise Level Descriptor (7 a.m. to 10 p.m.) (10 p.m. to 7 a.m.)
Hourly L., dB 55 45
Maximum level, dB 75 65

Each of the noise levels specified above shall be lowered by five dB for
simple tone noises, noises consisting primarily of speech or music, or for
recurring impulsive noises. These noise level standards do not apply to
residential units established in conjunction with industrial or commercial
uses (e.g., caretaker dwellings).

7.H.3. The City shall not subject existing dwellings and new dwellings to
the standards presented in Table 7-1 if feasible mitigation measures
are not available to meet the requirements in Table 7-1. Asa
consequence, such dwellings may be located in areas where noise
levels exceed the standards and it shall not be the responsibility of
City to ensure that such dwellings meet the standards of this
section of the General Plan or the noise standards imposed by
lending agencies such as HUD, FHA and Cal Vet. In conjunction
with approval of new residential projects, the City shall require
recordation of notice that the noise levels may exceed these
standards. If homes are located and constructed in accordance with
these policies and standards, it is expected that the resulting
exterior and interior noise levels will conform to the
HUD/FHA /Cal Vet noise standards.

7.H.4. Where proposed non-residential land uses are likely to produce
noise levels exceeding the performance standards of Table 7-1 at
existing or planned noise-sensitive uses, the City shall require an
acoustical analysis as part of the environmental review process so
that noise mitigation may be included in the project design. The
acoustical analysis shall meet the following requirements:

Ceres General Plan Policy Documnent 7-10
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7.H.5.

7.H.6.

HEALTH AND SAFETY, Chapter 7

a. It shall be the financial responsibility of the applicant.

b. It shall be prepared by a qualified person experienced in the
fields of environmental noise assessment and architectural
acoustics.

¢. It shall include representative noise level measurements with
sufficient sampling periods and locations to adequately
describe local conditions and the predominant noise sources.

d. It shall include estimates of existing and projected cumulative
(20 years) noise levels in terms of L, or CNEL and/or the
standards of Table 7-1, and compare those levels to the adopted
policies of the General Plan.

e. It shall recommend appropriate mitigation to achieve
compliance with the adopted policies and standards of the
noise section of the General Plan, giving preference to proper
site planning and design over mitigation measures which
require the construction of noise barriers or structural
modifications to buildings which contain noise-sensitive land
uses. Where the noise source in question consists of
intermittent single events, the report must address the effects of
maximum noise levels in sleeping rooms in terms of possible
sleep disturbance.

f. It shall include estimates of noise exposure after the prescribed
mitigation measures have been implemented.

g. It shall describe a post-project assessment program which
could be used to evaluate the effectiveness of the proposed
mitigation measures.

The City shall evaluate the general feasibility of proposed projects
with respect to existing and future transportation noise levels
shown in Figure 7-3.

The City shall prohibit new development of noise-sensitive land
uses in areas exposed to existing or projected levels of noise from
transportation noise sources which exceed the levels specified in
Table 7-2, unless the project design includes effective mitigation
measures to reduce exterior noise and noise levels in interior spaces
to the levels specified in Table 7-2.
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TABLE 7-2

MAXIMUM ALLOWABLE NOISE EXPOSURE
Transportation Noise Sources

Outdoor Interior Spaces
_ Activity Areas’ | L, /CNEL,
Land Use L;/CNEL, dB dB L., dB?
Residential 60° 45 —
Transient Lodging 60° 45 —
Hospitals, Nursing Homes 60° 45 -
Theaters, Auditoriums, Music Halls — — 35
Churches, Meeting Halls 60° e 40
Office Buildings — — 45
Schools, Libraries, Museums - - 45
Playgrounds, Neighborhood Parks 70 — -

! Where the location of outdoor activity areas is unknown, the exterior noise level
standard shall be applied to the property line of the receiving land use. For residential
uses with front yards facing the identified noise source, an exterior noise level criterion
of 65 dB L, shall be applied at the building facade, in addition to a 60 dB L, criterion at
the outdoor activity area.

? As determined for a typical worst-case hour during periods of use.

® Where it is not possible to reduce noise in outdoor activity areas to 60 dB L ;/CNEL or
less using a practical application of the best-available noise reduction measures, an
exterior noise level of up to 65 dB L,,/CNEL may be allowed provided that available
exterior noise level reduction measures have been implemented and interior noise levels
are in compliance with this table.

7.H.7. The noise created by new transportation noise sources shall be

mitigated so as not to exceed the levels specified in Table 7-2 at
outdoor activity areas or interior spaces of existing noise-sensitive
land uses.

7.H.8. New roadway improvement projects will be needed to

accommodate development permitted according to the Land Use
Diagram. As a result, existing noise-sensitive uses may be exposed
to increased noise levels due to increased roadway capacity and
increases in travel speeds, making it impractical to achieve the
noise level standards contained Table 7-2. As an alternative to the
standards in Table 7-2, the City will apply the following criteria to
determine the significance of increases in noise related to
improvement projects:

a. Where existing traffic noise levels are less than 60 dB L, at the
outdoor activity areas of noise-sensitive uses, a +5 dB L,
increase in noise levels due to a roadway improvement project
will be considered significant; and

7-12




FIGURE 7-3

FEASIBILITY OF DEVELOPMENTS WITH RESPECT TO NOISE

COMMUNITY NOISE EXPOSURE
Ldn or CNEL, dB
LAND USE CATEGORY 55 60 65 70 75 80

Residential, Theaters, i
Auditoriums, Music Halls, Bl b
Meeting Halls, Churches
Transient Lodging -
Motels, Hotels

Schools, Libraries, Museums,
Hospitals, Nursing Homes,
Child Care Facilities
Playgrounds,

Neighborhood Parks

Office Buildings, : . _
Retail Commercial iy BN

Industrial, Manufacturing,
Utilities

Golf Courses, Outdoor
Spectator Sports

INTERPRETATION
FEASIBLE

Specified land use is satisfactory. No noise mitigation measures are required.

PROBABLY FEASIBLE
Use should be permitted only after careful study and inclusion of

protective measures as needed to satisfy the policies of the noise section
of the General Plan

BB USUALLY NOT FEASIBLE

Development is usually not feasible in accordance with the goals and
policies of the noise section of the General Plan.
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b.  Where existing traffic noise levels range between 60 and 65 dB
L, at the outdoor activity areas of noise-sensitive uses, a +3 dB
Ly, increase in noise levels due to a roadway improvement
project will be considered significant; and

c. Where existing traffic noise levels are greater than 65 dB L at
the outdoor activity areas of noise-sensitive uses,a + 1.5dB L
increase in noise levels due to a roadway improvement project
will be considered significant.

GOAL7]J
To protect the economic base of the City by preventing incompatible land
uses from encroaching upon existing or planned noise-producing uses.

7.J.1. Where noise-sensitive land uses are proposed in areas exposed to
existing or projected exterior noise levels exceeding the levels
specified in Table 7-2 or the performance standards of Table 7-1, an
acoustical analysis shall be required as part of the environmental
review process so that noise mitigation may be included in the
project design.

7.J.2. Where noise mitigation measures are required to achieve the
standards of Tables 7-1 and 7-2, the emphasis of such measures
shall be placed upon site planning and project design. The use of
noise barriers shall be considered a means of achieving the noise
standards only after all other practical design-related noise
mitigation measures have been integrated into the project.
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CHAPTER 8
ADMINISTRATION AND
IMPLEMENTATION

The effectiveness of the General Plan ultimately depends on how it is implemented and maintained over time.
State law requires that most actions of local governments affecting the physical environment be consistent with
the general plan, and sets out guidelines for the plan’s monitoring, updating, and amendment.

G OALS, POLICIES, AND IMPLEMENTATION PROGRAMS

This chapter contains goals, policies, and programs to ensure that the City of Ceres maintain a high level of
attention to the General Plan by providing for routine review and update of the Policy Document and Background
Report and ensuring that other City regulations and ordinances are consistent with the General Plan.

GOALS.A:

ADMINISTR ATION To provide for the ongoing administration and implementation of the
AND General Plan.

IMPLEMENTATION
POLICIES

8.A.1. The City shall review the General Plan annually and revise it as
deemed necessary.

8.A.2. The General Plan shall be amended no more than four times per
year. Each amendment, however, may include multiple changes.

8.A.3. The City shall conduct a major review of the General Plan, including
the General Plan Policy Document and Background Report, every five
years and revise it as deemed necessary.

8.A.4. The City shall review and amend, as necessary, applicable
ordinances and regulations to ensure consistency with the General
Plan.

IMPLEMENTATION PROGRAMS

8.1.  The Planning Commission shall review the General Plan annually,
focusing principally on actions undertaken in the previous year to
carry out the implementation programs of the Plan. The Planning
Commission's report to the City Council shall include, as the
Commission deems appropriate, recommendations for
amendments to the General Plan. This review shall also be used to
satisfy the requirements of Public Resources Code §21081.6 for a
mitigation monitoring program.
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8.2,

8.3.

8.4.

8.5.

Responsibility: Planning Commission
Planning and Community Development
Department

Time Frame:  FY 97-98; annually thereafter

The City shall conduct a major review of the General Plan, including

the General Plan Policy Document and Background Report, every five
years and revise it as deemed necessary.

Responsibility: City Council
Planning Commission
Planning and Community Development
Department

Time Frame:  FY 01-02; every five years thereafter

The City shall investigate and implement, as appropriate,

mechanisms to be used for funding the five-year update of the
General Plan.

Responsibility: City Manager
Finance Department
Planning and Community Development
Department

Time Frame:  Ongoing

The City shall review and amend, as necessary, applicable

ordinances and regulations referenced herein to ensure consistency
with the General Plan. These shall include the following:

Zoning Ordinance
Subdivision Ordinance
Development standards
Capital Improvement Program
Public Facilities Plan

o po e

Responsibility: Public Works Department
Planning and Community Development
Department

Time Frame: FY 97-98; 98-99 as necessary

The City shall implement the provisions of this General Plan
through its ongoing project review process.

Responsibility: Planning Commission
City Council
Planning and Community Development
Department

Time Frame: Ongoing
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APPENDIX A

CITY OF CERES ANNEXATION POLICY
(Resolution No. 95-112)

1. AREAWIDE PLANNING REQUIRED FOR ANNEXATION TO THE CITY OF CERES

All applications for annexation to the City of Ceres, except for those listed in number six below, shall be
accompanied by, and based on, an appropriate areawide plan (e.g., master plan, specific plan, etc.) That
addresses land use, circulation, housing, infrastructure, public facilities, and public services. The geographic
scope of the areawide plan shall reflect a reasonable and logical unit taking into consideration such factors as
existing and proposed land uses and natural and man-made features (e.g., rivers, major streets and roads,
railroads, canals, power lines, etc.).

In the case of areawide plans prepared for areas that are planned for predominantly residential development, the
areawide plan shall emphasize the creation of residential neighborhoods, including when appropriate, schools,
parks, and conveniently located neighborhood-serving commercial, and shall incorporate opportunities for a
range of housing types and densities consistent with the latest Housing Element of the City’s General Plan.

2. INFRASTRUCTURE STUDY—PUBLIC FACILITIES FEES AND ADDITIONAL MITIGATION WHERE
NECESSARY

All areawide plans shall provide an analysis of the public facilities and infrastructure (streets, traffic signals,
water supply system, waste water treatment system, parks, public safety facilities, etc.) needed to accommodate
the proposed development described in the areawide plan. This analysis shall also identify the funding source
of any needed public facilities, including any proposals for the creation of districts to fund any such facilities.
The infrastructure or public facilities planned in conjunction with an areawide plan shall be consistent with the
city’s Public Facilities Plan and/or other functional plans for infrastructure or public facilities.

It shall be the responsibility of project sponsors to insure that adequate infrastructure and public facilities are
available to serve the development described in the areawide plan. The City may require project sponsors
and/or future developers to fund or install public facilities, for which it collects Public Facilities Fees, if
necessary, to have the public facilities available to serve the development anticipated in the areawide plan at the
time it becomes needed. The City may also require the oversizing of infrastructure or public facilities where such
facilities will be needed to serve future development consistent with the city’s General Plan. Where oversized or
out-of-sequence public facilities are required, reimbursement from either the City or future developers,
depending on the circumstances, may be arranged by agreement with the city.

Pursuant to the City Council’s policy regarding school mitigation (described in more detail in Resolution 94-111),
the payment of School Mitigation Fees for residential development approved in conjunction with areawide plans
shall be required as set forth in City Council Resolution 94-111. All other proposed land uses shall mitigate
school impacts in accordance with state law and Resolution 94-111.

3. FISCALIMPACT STUDY AND MITIGATION OF PUBLIC SERVICES COSTS—GROWTH PAYS ITS
OWN WAY

All areawide plans shall be subject to fiscal impact study that compares the ongoing operating costs
(maintenance and operations) to the city for the delivery of public services with the revenues generated by the
projects that will be developed under the areawide plan. In order to insure that the study is objective and
consistent over time, the City will make arrangements for the completion of the fiscal impact study. However,
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project sponsors and /or future developers will be responsible for paying for this study either up front or in
conjunction with the approval of individual projects.

Where the fiscal impact study shows that the development enabled by an areawide plan will generate a surplus
of revenue (more revenue than cost), no fiscal mitigation shall be required. Where the fiscal impact study shows
that the development enabled by an areawide plan will create an operating deficit (greater cost than revenue),
project sponsors, future developers, and future property owners shall be required to mitigate 100% of any
operating deficits. ,

The operating deficits not associated with the maintenance of parks and landscaped areas shall be addressed by
the payment of a one-time Services Mitigation Fee. The fee shall be determined by capitalizing the projected
annual deficit for a period of 15 years adjusted to reflect an annual inflation rate of 6 percent for this period. This
fee may be collected in conjunction with either the subdivision phase or the building permit phase of a project.
Like the School Mitigation Fees discussed above, the payment of this fee may be deferred to the final building
inspection when appropriately secured as a lien against the property.

While the specific means of mitigation will vary on a case-by-case basis, the City’s policy is to address all of those
operating costs associated with park maintenance and landscaping maintenance by providing funds for these
services through its Landscape and Lighting District. Operating costs associated with park maintenance shall be
addressed through a Mello-Roos district, or the inclusion of such costs in a one-time Services Mitigation Fee.!

4. COST SHARING PREFERRED—"FIRST-IN" PAYS IF NECESSARY

It is the preference of the Ceres City Council that all of the property owners, namely those whose property is
included with the proposed master plan area and/or who will at some point in time benefit from the preparation
of a master plan and subsequent annexation, ultimately and equitably share the costs associated with the
preparation and processing of the various applications and studies associated with the areawide planning of a
particular area. The City Council encourages the affected parties to voluntarily arrive at cost-sharing
arrangements prior to or during the processing of areawide plan and application for annexation. However,
where prior agreement to share the costs associated with the master planning process cannot be reached among
the various property owners involved, it shall be the responsibility of the initiating party or parties who seek the
approvals and entitlements to pay for all of the costs associated with the preparation of the areawide plan and
application for annexation.

Where no prior voluntary agreement to share the costs associated with the areawide plan and application for
annexation has been reached with the other benefiting property owners, reimbursement for a pro rata share of
these costs from future developers of these properties may be arranged by agreement with the city.

5. CITY RESPONSIBLE FOR APPLICATION TO ANNEX

The City Council of the City of Ceres shall have the sole discretion to determine whether an application to annex
property to the City of Ceres shall be made to the Stanislaus County Local Agency Formation Commission
(LAFCO). No application to annex property to the City of Ceres shall be made without the Planning
Commission holding a public hearing to make a recommendation to the City Council on the area and extent of
the annexation, and the City Council holding a public hearing to approve the annexation and to submit an
application for annexation to LAFCO. An areawide plan shall be the basis for evaluating a proposed annexation.
It shall be the responsibility of the project sponsor to pay all costs associated with the annexation application
including LAFCO annexation fees, State Board of Equalization fees, and any special election costs, if necessary.
The City Council may waive, defer or pay for the costs associated with an annexation application where it
determines that it is in the public interest to do so.

1[’olicy modified to reflect changes in the law brought about by the passage of Proposition 218 in November 1996.
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6. EXCEPTIONS

The requirements for areawide planning, analysis of the impact on public facilities and public services described
above may be waived by the City Council, individually or as a whole, for certain types of annexation
applications where these types of studies are unnecessary or impractical due to the size, scale, location, or other
special circumstances associated with the application to annex to the City of Ceres. In general, these types of
annexation applications include:

» existing developed area; ,

» existing or proposed public facilities;

» small scale (generally less than 10 acres) infill or island areas;

* unique economic development opportunities that offer significant community benefits (e.g., 100
permanent/part time jobs, substantial sales tax revenues, etc.);

* housing projects for very low and low income households.
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APPENDIX B

POLICIES AND PROGRAMS RELATED TO AIR QUALITY

This appendix is a compilation of policies and implementation programs located in various sections of the
General Plan Policy Document that address air quality and the air quality implications of transportation and
development.

CHAPTER 1: LAND USE AND COMMUNITY DESIGN
Citywide Growth and Development

Policy 1.B.7.  The City shall promote infill development and reuse of underutilized parcels in the city,
consistent with maintaining or enhancing the positive qualities of the surrounding
neighborhoods.

Policy 1.B.9.  The City shall promote pedestrian, bicycle, and transit access and circulation in designating and
approving new development.

Policy 1.B.10.  The City shall monitor technological advances that may affect planning (e.g., advances in the use
of electric cars, changes in communications systems) to take the lead in planning for changes
that may affect land use.

Residential Development - General

Policy 1.C.4.  The City shall reserve designated higher density housing sites for medium and high density and
multi-family housing development by requiring new development to meet at least the minimum
density prescribed in the appropriate Medium Density or High Density Residential land use
designation.

Policy 1.C.5.  The City shall encourage multi-family housing to be located throughout the community,
especially near transportation corridors, downtown, major commercial areas and neighborhood
commercial centers.

New Residential Neighborhoods

Policy 1.D.1.  The City shall encourage the creation of well-defined residential neighborhoods throughout the
city, including in newly-developing areas. Each neighborhood should have a clear focal point,
such as a park, school, or other open space and community facility, and shall be designed to
promote pedestrian convenience. To this end, the City shall consider the form of historic
neighborhoods, including emphasis on pedestrian access and circulation and tree-lined
parkways, as models for the planning and design of new residential neighborhoods. (See also
Policy 2.C.2 in the Residential Streets section Chapter 2)

Policy 1.D.2.  Consistent with the City’s annexation policy (Appendix A), new residential development shall
occur after adoption of areawide plans (i.e., master plans or specific plans). Areawide plans
shall indicate the locations of various residential land uses, parks, schools, neighborhood
commercial, streets, bikeways, walkways, and other infrastructure. Areawide plans shall
include a mix of residential densities.
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Policy 1.D.3.

Policy 1.D4.

Program 1.9.

Each residential areawide plan shall at a minimum address the following: . ..

e. Provisions for the extension of the existing city roadway system into new development
areas. New development shall be linked to adjacent existing neighborhoods and planned
neighborhoods. . ..

h. Provisions for linking residential neighborhoods, parks, schools, shopping areas, and
employment centers through a system of pedestrian and bicycle pathways. . . .

The City shall require residential subdivisions to be designed to provide well-connected internal
and external street, bicycle, and pedestrian systems.

The City shall promote architectural and landscape design features in new development that
create more pedestrian-friendly neighborhoods, such as rear, setback, or detached garages, front
porches, tree-lined streets, and landscaped strips between street and sidewalks.

The City shall consider the preparation, if necessary, of residential design guidelines to promote
features that make development more pedestrian and bicycle friendly.

Commercial Land Use

Policy 1.F.2.

Commercial facilities should be designed to promote transit, pedestrian, and bicycle access. The
City shall require that new commercial development be designed to encourage and facilitate
pedestrian circulation within and between commercial sites and nearby residential areas rather
than being designed solely to serve vehicular circulation.

Mitchell/Service Road Regional Commercial Area

Policy 1.K.2.

Policy 1.K3.

The City shall require the preparation of a master plan or amendment to the Mitchell Road
Corridor Specific Plan to guide the development of the Mitchell /Service Road area, as shown in
Figure 1-5, consistent with the general guidelines included in Appendix A. This conceptional
illustration includes the following features:

a. An area designated for a pedestrian-oriented shopping street related to the unique
development opportunities created by and contained within the couplet roadways north of
Service Road (area a in Figure 1-5)

The master plan or amended Mitchell Road Corridor Specific Plan shall contain a detailed land use
plan that includes the following as appropirate:

a. Opportunities for a range of sizes and types of commercial businesses.

b. A central north-south aligned pedestrian street/major public space located midway
between the couplet roadways

c.  Opportunities for mixed use development along the pedestrian street specifically, and
within the area bounded by the Mitchell Road couplets in general (e.g. retail on first floor,
offices and housing on second floors).

d. Larger retail anchor stores at the north and south termini of the pedestrian street.

e. Moderately-scaled parcels on the two couplet streets, with stores fronting directly on the
street sidewalk.

f.  Larger-scale retail commercial uses west of Mitchell Road’s western couplet.

g. Commercial/office uses that generate lower traffic volumes within the area south of Service
Road
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Existing uses shall be integrated in the land use plan wherever possible.

Policy 1 K4, The master plan or amended Mitchell Road Corridor Specific Plan shall address the following
urban design considerations:

a.

Building height, scale, massing, and general character:

The pedestrian street should have a traditional “main street” character, including continuous
building frontage, a high percentage of windows on ground floor street facing elevations
A minimum length of blank walls

Buildings within the pedestrian area should be two to three stories in height, with building
frontages typical of historic retail streets

Building height and scale along the couplet roads should be no more than three to four
stories

Buildings within the larger retail complex to the west of Mitchell Road should not exceed
three stories in height, and should be sited in traditional shopping center configurations,
with parking surrounding the buildings

Quality and character of public space

Pedestrians should have priority over the automobile within the primary core area
Buildings within the pedestrian area should front on the property line with generous
sidewalks and street trees lining and defining the public walkway

Buildings should front on primary street property lines at all intersections, although
diagonal entrances and/or arcades are encouraged at such locations

A distinctive landmark should be created at the northern and southern entries into the
master plan area to serve as gateways into the new pedestrian-commercial area.

Policy 1.K7.  The master plan or amended Mitchell Road Corridor Specific Plan shall include the outline for a
centralized retail management program for the pedestrian-oriented specialty retail area that
addresses the following;:

Downtown

TR e o

Tenant recruitment

Times of operation

Coordinated promotion

Employee parking

Public safety

Retail uses located within the public space
Signs

Maintenance of common space

Policy 1.M.1.  The City shall promote the commercial area downtown as a pedestrian, specialty retail,
entertainment, cultural, and office and financial area.

CHAPTER 2: TRANSPORTATION AND CIRCULATION

Street and Roadway System

Policy 2.A.3.  The City shall strive to meet the level of service standards through a balanced transportation
system that provides alternatives to the automobile.

Policy 2.A.8.  The City shall continue to participate in the countywide Congestion Management Plan.
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Residential Streets

Policy 2.C.2.

The City shall promote connectivity in its residential street patterns. Where cul-de-sacs are
permitted, the City shall promote pedestrian and bicycle travel by including pathways as
appropriate to connect cul-de-sacs to other streets or community facilities such as parks and
schools.

Policy 2.C.3.  The City shall require sidewalks for all streets in new residential areas.

Program 2.6. The City shall conduct a review of local street width requirements in connection with planning
for major new residential areas to identify the circumstances under which street widths within
the existing right-of-way may be reduced to promote a more pedestrian-friendly environment.

Automobile Parking

Policy 2.D.3.  The City shall promote priority parking in safe and convenient locations for employee car pools

and cyclists.

Transit Facilities and Services

Policy 2.E.1.

Policy 2.E.2.

Policy 2.E.3.

Policy 2.E4.

Policy 2.E.5.

Policy 2.E.6.

Policy 2.E.7.

Program 2.8.

Program 2.9.

The City shall continue to plan and implement additional transit services that are timely, cost-
effective, and responsive to growth patterns and existing and future transit demand. To this
end, the City will coordinate with Stanislaus County and City of Modesto transit agencies in
providing and expanding intercity transit services.

The City shall consider the need for future transit right-of-way in reviewing and approving
plans for development. Rights- of-way may either be exclusive or shared with other vehicles.

The City shall consider the transit needs of senior, disabled, minority, low-income, and transit-
dependent persons in making decisions regarding transit services and in compliance with the
Americans with Disabilities Act.

The City shall continue to support efforts to provide demand-responsive service ("paratransit")
and other transportation services for those unable to use conventional transit.

The City shall require new development to reserve space for future public transit stops, with
turnouts, where sufficient population or employment concentrations will warrant an existing or
future route.

The City shall strive to ensure that transit routes serve those areas with the greatest need and the
largest number of potential users.

The City shall investigate transit possibilities for the use of heavy rail right-of-way if railroads
consider abandoning their rights-of-way.

In reviewing and approving areawide plans pursuant to Appendix A of this Policy Document, the
City shall require consideration of transit opportunities, and reservation of transit stops where
future population or employment concentrations warrant.

The City shall continue to contract with Laidlaw or other service providers as deemed
appropriate to provide Dial-a-Ride services to Ceres residents.
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Non-Motorized Transportation

Policy 2.F.1.

Policy 2.F.2.

Policy 2.F.3.

Policy 2.F 4.

Policy 2.F.5.

Policy 2.F.6.

Policy 2.F.7.

Policy 2.F.8.

Policy 2.F.9.

Policy 2.F.10.

Policy 2.F.11.

Policy 2.F.12.

Policy 2.F.13.

Program 2.10.

Program 2.11.

Program 2.12.

The City shall promote the development of a comprehensive and safe system of recreational and
commuter bicycle routes that provide connections between the city's major employment and
housing areas and between its existing and planned bikeways. The bikeway plan is shown in
Figure 2-2.

The City shall promote bicycling and walking through appropriate facilities, programs, and
information.

The City shall pursue alternative sources of funding for the development and improvement of
bikeways and pedestrian pathways.

The City shall require developers to finance and install pedestrian pathways, bikeways, and
mutlti-purpose paths within new development, as appropriate.

The City shall require new development to provide adequate rights-of-way to accommodate
bikeways where needed on new collector, arterials, and expressway streets, and to contribute to
the development of needed bikeways.

The City shall encourage the development of adequate, convenient, and secure bicycle parking
at employment centers, schools, recreational facilities, transit terminals, commercial businesses,
and in other locations where people congregate.

The City shall require new multi-family residential, commercial and industrial developments to
include bicycle facilities.

The City shall promote bicycle safety education to children and adults.
The City shall regard commuter bicycle routes as higher priorities than recreational routes.

The City shall consider the needs of bicyclists when new roadways are constructed and existing
roadways are upgraded.

The City shall develop safe and pleasant pedestrian ways. To this end, the City shall ensure
adequately wide sidewalks to accommodate pedestrian movement.

The City shall encourage separation of sidewalks from streets on arterials and major collector
streets.

The City shall ensure that pedestrian access continues to be provided when the Pine Street and
Whitmore Avenue overpasses are improved, and shall encourage improved pedestrian and
bicycle facilities with these improvements.

The City shall revise the Zoning Ordinance and its development standards to incorporate bicycle
parking standards into its parking requirements.

As appropriate and available, the City will use grant monies, license fees, and fines, along with
capital improvement monies to help fund the development and installation of bikeways and
bicycle parking facilities.

The City will review and include bicycle facilities in the Capital Improvement Program as
necessary to implement the policies in this section.
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CHAPTER 5: RECREATIONAL AND CULTURAL RESOURCES

Parks and Recreation

Policy 5.A.8.

The City shall consider the following factors in the design of new parks:

a. Safety

b. Security

¢. Maintenance

d. Accessibility by various means of transportation

CHAPTER 6: AGRICULTURAL AND NATURAL RESOURCES

Air Quality — General

Policy 6.F.1.

Policy 6.F.2.

Policy 6.F.3.

Policy 6.F 4.

Policy 6.F.5.

Policy 6.F.6.

Policy 6.F.7.

Policy 6.F.8.

Policy 6.F.9.

The City shall cooperate with other agencies to develop a consistent and effective approach to
regional air quality planning and management.

The City shall support the San Joaquin Unified Air Pollution Control District (SJVUAPCD) in its
development of improved ambient air quality monitoring capabilities and the establishment of
standards, thresholds, and rules to more adequately address the air quality impacts of new
development.

The City shall require major new development projects (e.g., those generating 4,000 to 5,000
average daily trips or exceeding the SJVUAPCD's small project exemption level) to submit an air
quality analysis for review and approval. Based on this analysis, the City shall require
appropriate mitigation measures.

The City shall solicit and consider comments from local and regional agencies on proposed
projects that may affect regional air quality. The City shall submit development proposals to the
SJVUAPCD for review and comment in compliance with the California Environmental Quality
Act (CEQA) prior to consideration by the City.

The City shall require project-level environmental review to include identification of potential
air quality impacts and designation of design and other appropriate mitigation measures or
offset fees to reduce impacts.

The City shall encourage development to be located and designed to minimize direct and
indirect air pollutants.

In reviewing project applications, the City shall consider alternatives or amendments that reduce
emissions of air pollutants.

The City shall encourage the use of EPA-certified woodstoves and fireplace inserts in lieu of
wood burning fireplaces in new development. The City may limit the number of woodstoves
per housing unit to ensure that homeowners are not relying on wood to heat their homes.

The City shall encourage inclusion of exterior electrical outlets and natural gas hookups, as
appropriate, in new residential development in order to encourage the use of electrical, rather
than gas-powered equipment, and to encourage the use of natural gas-fired barbecues.
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Air Quality — Transportation

Policy 6.G.1.

Policy 6.G.2.

Program 6.4

Program 6.5

Program 6.6

The City shall continue and, where appropriate, expand the use of synchronized traffic signals
on roadways susceptible to emissions improvement through approach control.

The City shall encourage the use of alternative modes of transportation by incorporating public
transit, bicycle, and pedestrian modes in City transportation planning and by requiring new
development to provide adequate pedestrjan and bikeway facilities.

The City shall include provisions for funding of non-automotive forms of transportation in its
capital improvement planning.

The City shall pursue grant funds for the development of alternative transportation facilities.

The City shall monitor and participate in countywide transportation planning and promote its
goals and policies for promoting alternative forms of transportation.
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APPENDIX C

POLICY DOCUMENT GLOSSARY

Affordable housing - Housing capable of being purchased or rented by a household with very low, low, or
moderate income. Housing is considered affordable when a household pays less than 30 percent of its gross
monthly income (GMI) for housing, including utilities.

Areawide plan - A master plan or specific plan for area proposed for development that addresses land use,
circulation, housing, infrastructure, public facilities, and public services, pursuant to the City of Ceres
Annexation Policy (Appendix A).

Best management practices (BMPs) - Any program, technology, process, siting criteria, operating method,
measure, or device which controls, prevents, removes, or reduces storm water pollution. The most effective,
or "best” techniques are applied to each specific circumstance depending on the pollution problem and
physical and geopolitical setting.

Buffer - Areas or bands of land that serve to separate inherently or potentially incompatible land uses, such as
residential areas and areas of intensive agriculture.

California Environmental Quality Act (CEQA) - A state law requiring state and local agencies to regulate
activities with consideration for environmental protection. If a proposed activity has the potential for a
significant adverse environmental impact, an Environmental Impact Report (EIR) must be prepared and
certified as to its adequacy before taking action on the proposed project.

Capital Improvement Program (CIP) - A plan, adopted by a city or county, that schedules physical
improvements, usually for a minimum of five years in the future, to fit the projected fiscal capability of the
jurisdiction. The program generally should be reviewed annually for consistency with the general plan.

CNEL - Community Noise Equivalent Level; 24-hour energy equivalent level derived from a variety of single-
noise events, with weighting factors of 5 and 10 dBA applied to the evening (7 PM to 10 PM) and nighttime
(10 PM to 7 AM) periods, respectively, to allow for the greater sensitivity to noise during these hours.

Db - Decibel; a unit used to express the relative intensity of a sound as it is heard by the human ear.

Development - The physical alteration of land by humans. Development includes: subdivision of land;
construction or alteration of structures, roads, utilities, and other facilities; installation of septic systems;
grading; deposit of refuse, debris, or fill materials; and clearing of natural vegetative cover (with the
exception of agricultural activities). Development does not include routine repair and maintenance
activities.

Discretionary Development- Development project which requires the exercise of judgment or deliberation when
the County decides to approve or disapprove a particular activity, as distinguished from situations where
the County has to determine whether there has been conformity with applicable statutes, ordinances, or
regulations.

Floor-Area-Ratio (FAR) - The ratio of the gross building square footage permitted on a lot to the net square
footage of the lot. For example, on a lot with 10,000 net square feet of land area, an FAR of 1.00 will allow
10,000 square feet of gross square feet of building floor area to be built, regardless of the number of stories in
the building (e.g., 5,000 square feet per floor on two floors or 10,000 square feet on one floor). On the same
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