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DRAFT 
              
NOTE:  Approval of this application is valid only if the following conditions are met.  This permit shall 
expire unless activated within 18 months of the date of approval.  In order to activate the permit, it 
must be signed by the applicant and one of the following actions must occur:  (a) a valid building 
permit must be obtained to construct the necessary structures and appurtenances; or, (b) the 
property must be used for the purpose for which the permit is granted.  (Stanislaus County 
Ordinance 21.104.030)           
 

CONDITIONS OF APPROVAL 

 

USE PERMIT APPLICATION NO. PLN2013-0078 

CENTRAL VALLEY RECYCLING 

 

Department of Planning and Community Development 

 
1. Use(s) shall be conducted as described in the application and supporting information 

(including the plot plan) as approved by the Planning Commission and/or Board of 
Supervisors and in accordance with other laws and ordinances. 

 
2. Pursuant to Section 711.4 of the California Fish and Game Code (effective January 1, 2015), 

the business operator and/or property owner is required to pay a California Department of 
Fish and Wildlife (formerly the Department of Fish and Game) fee at the time of filing a 
“Notice of Determination.”  Within five (5) days of approval of this project by the Planning 
Commission or Board of Supervisors, the business operator and/or property owner shall 
submit to the Department of Planning and Community Development a check for $2,267.00, 
made payable to Stanislaus County, for the payment of California Department of Fish and 
Wildlife and Clerk Recorder filing fees. 

 
 Pursuant to Section 711.4 (e) (3) of the California Fish and Game Code, no project shall be 

operative, vested, or final, nor shall local government permits for the project be valid, until 
the filing fees required pursuant to this section are paid. 

 
3. Developer shall pay all Public Facilities Impact Fees and Fire Facilities Fees as adopted by 

Resolution of the Board of Supervisors.  The fees shall be payable at the time of issuance of 
a building permit for any construction in the development project and shall be based on the 
rates in effect at the time of building permit issuance. 

 
4. The business operator and/or property owner is required to defend, indemnify, or hold 

harmless the County, its officers, and employees from any claim, action, or proceedings 
against the County to set aside the approval of the project which is brought within the 
applicable statute of limitations.  The County shall promptly notify the business operator 
and/or property owner of any claim, action, or proceeding to set aside the approval and shall 
cooperate fully in the defense. 

 
5. All exterior lighting shall be designed (aimed down and toward the site) to provide adequate 

illumination without a glare effect.  This shall include, but not be limited to, the use of 
shielded light fixtures to prevent skyglow (light spilling into the night sky) and the installation 
of shielded fixtures to prevent light trespass (glare and spill light that shines onto neighboring 
properties). 
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6. Landscaping shall be maintained in compliance with Chapter 21.102 of the Zoning 
Ordinance.  Dead and dying plants shall be replaced within 30 days. 

 
7. Any construction resulting from this project shall comply with standardized dust controls 

adopted by the San Joaquin Valley Air Pollution Control District (SJVAPCD) and may be 
subject to additional regulations/permits, as determined by the SJVAPCD. 

 
8. New or replacement signage shall be approved by the City of Ceres and the Stanislaus 

County Planning Director, or appointed designee(s), prior to installation.  The sign plan for all 
proposed on-site signs shall include plans indicating the location, height, area of the sign(s), 
size of letters, color scheme, and message 

 
9. A valid Stanislaus County Business License shall be maintained for all operating 

businesses. 
 
10. The Department of Planning and Community Development shall record a Notice of 

Administrative Conditions and Restrictions with the County Recorder’s Office within 30 days 
of project approval.  The Notice includes: Conditions of Approval/Development Standards 
and Schedule; any adopted Mitigation Measures; and a project area map. 

 
11. Should any archeological or human remains be discovered during development, work shall 

be immediately halted within 150 feet of the find until it can be evaluated by a qualified 
archaeologist.  If the find is determined to be historically or culturally significant, appropriate 
mitigation measures to protect and preserve the resource shall be formulated and 
implemented.  The Central California Information Center shall be notified if the find is 
deemed historically or culturally significant. 

 
12. The business operator and/or property owner shall provide a shopping cart rack where 

shopping carts can be stored on-site, out of the view of the public, until the shopping carts 
are removed.  
 

13. The business operator and/or property owner shall provide and maintain trash containers for 
use by patrons entering and exiting the site. 

 
14. The business operator and/or property owner shall provide and maintain screen landscaping 

along the east property line and along the northern and southern property lines, a distance of 
50 feet, west of the Bystrum Road street right-of-way.  The landscaping plan to be as 
approved by the City or Ceres or Stanislaus County.  The approved landscaping shall be 
installed within 60 days of Use Permit approval. 

 
15. The business operator and/or property owner shall implement any conditions associated with 

the findings of the Health Risk Assessment as required by the San Joaquin Valley Air 
Pollution Control District.  Implementation of identified conditions shall commence no later 
than 3 months of Air District determination and shall be fully completed within six months. 

  
16. A Staff Approval Application shall be submitted for any subsequent and separate use of the 

eastern parcel.  To accommodate separate development options and maintain no access 
onto Bystrum Road, a vehicular access easement shall be required as a Condition of 
Approval to provide vehicle access from the eastern parcel, across the western parcel, to 
access South 9th Street. 
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17. The business operator and/or property owner shall install a 3-foot high chain-link fence in the 
front yard along the southern property line to keep traffic flow and access off of the adjacent 
property to the south.  The fence shall be installed within 60 days of Use Permit approval. 

 
18. The Use Permit shall be brought back to the Planning Commission one year after approval 

for review and, if necessary, amendments to operational limits; and the permit shall be 
subsequently brought back at the discretion of the Planning Director, as necessary, to 
address nuisance concerns.  

 
19. The business operator and/or property owner shall maintain the height of the solid block 

wall on the north, east and south side of the tin pile to six feet high and install a 10-foot 
high block wall along the eastern property line.  The business operator and/or property 
owner shall obtain a building permit for the 10-foot high block wall within 60 days of 
project approval and construction of the wall completed within 6 months of permit 
issuance. 

 
20. A maximum of 2,000 tons of scrap metal per month is permitted.  Use of the two excavators 

is limited to Monday through Friday and not on Saturday or Sunday.  Use of the excavator 
with a shearer attachment is limited to operate between the hours of 11:00 a.m. and 2:00 
p.m. Monday through Friday.  Use of the excavator to crush vehicles is limited to the hours 
between 11:00 a.m. and 2:00 p.m. Monday through Friday. The use of the excavators shall 
be kept at least 150 feet away from the fence/property line located to the east. 

 

Building Permits Division 
 
21. The project shall comply with the 2013 California Code of Regulations Title 24 as well as 

handicap accessibility to the entire site. 
 

Department of Public Works 

 
22. The business operator and/or property owner shall obtain an encroachment permit prior to 

any work being done in the Stanislaus County road right-of-way for South 9th Street.  Access 
will only be allowed onto South 9th Street for both parcels.  Access to Bystrum Road will not 
be allowed. 

 
23. Public Works shall approve the location and width of any new driveway approaches on any 

County maintained roadway. 
 
24. The business operator and/or property owner shall design and construct an on-site storm 

water run-off retention basin to serve the site.  The drainage plan design shall be completed 
and submitted for review and approval by the Public Works Department within six months of 
project approval.  The business operator and/or property owner shall complete on-site storm 
basin within 6 months of design approval by the County. 

 
25. A grading and drainage plan for the project site shall be submitted before any building permit 

for the site is issued.  Public Works will review and approve the drainage calculations.  The 
grading and drainage plan shall include the following information: 

 
A. Drainage calculations shall be prepared as per the Stanislaus County Standards and 

Specifications that are current at the time the permit is issued. 
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B. The plan shall contain enough information to verify that all runoff will be kept from 
going onto adjacent properties and Stanislaus County road right-of-way. 

 
C. The grading and drainage plan shall comply with the current Stanislaus County 

National Pollutant Discharge Elimination System (NPDES) General Permit and the 
Quality Control standards for New Development and Redevelopment contained 
therein. 

 
D. An Engineer’s Estimate shall be submitted for the grading and drainage work. 

 
E. The grading, drainage, and associated work shall be accepted by Stanislaus County 

Public Works prior to a final inspection or occupancy, as required by the building 
permit. 

 
The business operator and/or property owner of the building permit shall pay the current 
Stanislaus County Public Works weighted labor rate for the plan review of the building 
and/or grading plan. 

 
26. The business operator and/or property owner of the building permit shall pay the current 

Stanislaus County Public Works weighted labor rate for all on-site inspections.  A preliminary 
Engineer’s Estimate for the grading and drainage work shall be submitted to determine the 
amount of deposit for the inspection of the grading.  The deposit shall be made prior to the 
issuance of the building permit.  The Public Works inspector shall be contacted 48 hours 
prior to the commencement of any grading or drainage work on-site.  The Public Works 
inspector will not sign on the grading or building permit until such time that all inspection fees 
have been paid.  Any fees left over from the deposit shall be returned to the business 
operator and/or property owner at the completion and acceptance of the grading and 
drainage construction by Stanislaus County Public Works. 

 
27. An acceptable financial guarantee for the road improvements shall be provided to the 

Department of Public Works prior to the issuance of any building permit.  This may be 
deferred if the work in the right-of-way is done prior to the issuance of any building permit. 

 
28. An Engineer’s Estimate shall be provided and approved by Public Works for any road and 

sidewalk improvements so that the amount of the financial guarantee can be determined. 
 
29. No parking, loading, or unloading of vehicles shall be permitted within the county road right-

of-way of the South 9th Street and Bystrum Road. 
 

Department of Environmental Resources 

 
30. The business operator and/or property owner shall contact the Department of Environmental 

Resources within 30 days of project approval regarding appropriate permitting requirements 
for hazardous materials and/or wastes.  The business operator and/or property owner and/or 
occupants handling hazardous materials or generating hazardous wastes must notify the 
Department of Environmental Resources relative to the following:  (Calif. H&S, Division 20) 

 
A. Permits for the underground storage of hazardous substances at new or the 

modification of an existing tank facility. 
B. Requirements for registering as a handler of hazardous materials in the County. 
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C. Submittal of hazardous materials Business Plans by handlers of materials in excess of 
55 gallons or 500 pounds of a hazardous material or of 200 cubic feet of compressed 
gas. 

D. The handling of acutely hazardous materials may require the preparation of a Risk 
Management Prevention Program which must be implemented prior to operation of the 
facility.  The list of acutely hazardous materials can be found in SARA, Title III, Section 
§302. 

E. Generators of hazardous waste must notify the Department relative to the: 
  (1) quantities of waste generated; (2) plans for reducing wastes generated; and  
  (3) proposed waste disposal practices. 
F. Permits for the treatment of hazardous waste on-site will be required from the 

hazardous materials division. 
G. Medical waste generators must complete and submit a questionnaire to the 

department for determination if they are regulated under the Medical Waste 
Management Act. 

 
Turlock Irrigation District 

 
31. A review of District maps and records indicate that there are no known irrigation facilities 

located within this subject property.  If facilities are found during construction, please contact 
the District. 

 
32. The District’s electric utility maps show an existing overhead 12kV distribution line along the 

north property line.  We are requesting that a 13 foot wide electrical easement be dedicated 
to maintain this line. 

 
33. The owner/developer must apply for a facility change for any pole or electrical facility 

relocation.  Facility changes are performed at developer’s expense. 
 

Modesto City Schools 

 
34. Modesto City Schools does not have any specific conditions to be placed on this project.  

The appropriate commercial fees will be assessed on all construction during the building 
permit process. 

 

Central Valley Regional Water Quality Control Board 
 
35. Dischargers whose projects disturb one or more acres of soil, or where projects disturb less 

than one acre but are part of a larger common plan of development that in total disturbs one 
or more acres, are required to obtain coverage under the General Permit for Storm Water 
Discharges Associated with Construction Activities (Construction General Permit), 
construction General Permit Order No. 2009-009-DWQ.  Construction activity subject to this 
permit includes clearing, grading, grubbing, and disturbances to the ground such as 
stockpiling or excavation, but does not include regular maintenance activities performed to 
restore the original line, grade, or capacity of the facility.  The Construction General Permit 
requires the development and implementation of a Storm Water Pollution Prevention Plan 
(SWPPP). 

 
36. The Phase I and II MS4 permits require the permittees reduce pollutants and runoff flows 

from new development and redevelopment using Best Management Practices (BMPs) to the 
maximum extent practicable (MEP). 
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37. Storm water discharges associated with industrial sites must comply with the regulations 

contained in the Industrial Storm Water General Permit Order No. 97-03-DWQ. 
 
San Joaquin Valley Air Pollution Control District 
 
38. The proposed project may be subject to District Rule 2010 (Permits Required) and Rule 

2201 (New and Modified Stationary Source Review).  As such, the District recommends the 
business operator and/or property owner contact the District’s Small Business Assistance 
(SBA) office prior to starting construction regarding the requirements for an Authority to 
Construct (ATC) and to identify other District rules and regulations that apply to this project 

 
 

MITIGATION MEASURES 

 

(Pursuant to California Public Resources Code 15074.1:  Prior to deleting and  

substituting for a mitigation measure, the lead agency shall do both of the following: 

1) Hold a public hearing to consider the project; and 

Adopt a written finding that the new measure is equivalent or more effective in mitigating or 

avoiding potential significant effects and that it in itself will not cause any potentially 

significant effect on the environment.) 

 

 
39. A Screening Level Analysis for potential risk associated with project related truck traffic 

and exposure to heavy metals is required within 60 days of project approval to determine 
if preparation of a health risk assessment is warranted as determined by the San Joaquin 
Valley Air Pollution Control District 

 
40. Implementation of Best Management Practices identified on pages 16 thru 23 of the 

Storm Water Pollution Prevention Plan and Monitoring Program prepared for Central 
Valley Recycling, 524 S. 9th Street, Modesto by H2E Consulting, which is Attachment 1 of 
the Initial Study and hereby incorporated by reference. 

 
41. Maintain the height of the solid block wall around the tin pile to six feet high and install a 

10 foot high block wall along the eastern property line. 
 
42. Limit use of excavators to the west of the tin pile. 
 
43. Continue to load and unload trucks west of the tin pile. 
 
44. Limit the use of the excavators and metal baler to the hours between 8:30 a.m. and 5:00 

p.m., Monday through Saturday Friday. 
 
45. Vehicle crushing and/or vehicle cutting shall be limited to the hours of 11:00 a.m. and 

2:00 p.m., Monday through Saturday Friday. 
 
46. Install and maintain trees and landscaping along the eastern property line and a distance 

of 50 feet along the north and south property lines from the eastern property line.  
Landscaping plans and materials to be in conformance with City of Ceres Standards and 
Specifications or as approved by Stanislaus County. 
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47. Vehicle stacking in the public road right-of-way is not permitted.  Should the number of 
vehicles entering the property back up onto 9th Street for more than two (2) consecutive days 
within any two (2) week period, the applicant business operator and/or property owner 
shall submit a new traffic circulation plan for the site within 15 calendar days of the violation. 
The plan shall be designed in such a way as to eliminate any stacking onto 9th Street and 
submitted to the Department of Public Works for approval of the Public Works Director or his 
designee. 

 

******** 
 

Please note:  If Conditions of Approval/Development Standards are amended by the Planning 
Commission or Board of Supervisors, such amendments will be noted in the upper right-hand corner 
of the Conditions of Approval/Development Standards; new wording is in bold, and deleted wording 
will have a line through it. 
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