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Final Environmental Impact Report

Manteca General Plan 2023

1. Introduction

This Final Environmental Impact Report (FEIR) presents Lead Agency City of Manteca response
to the comments on the Draft Environmental Impact Report (DEIR) for the Manteca General Plan
2023.  The contents of this document are specified in the California Environmental Quality Act
(CEQA) Guidelines, Section 15132.

Written and personally communicated comments received during the DEIR public review period
are addressed.  Comments were received primarily during the public review period of July 7,
2003 through August 20, 2003.

This “response to comments” document, together with the DEIR, constitute the FEIR for the
Manteca General Plan 2023; the contents of the Draft Environmental Impact Report (DEIR)
for the Manteca General Plan 2023, dated June 30, 2003, are incorporated by reference.

This FEIR document includes:

• List of persons, organizations, and public agencies that submitted comments on
the DEIR;

• Written comments received on the DEIR;

• Comment received on the DEIR through Personal Communication;

• Lead Agency response to comments received; and

• EIR Text Revisions and Staff-Initiated Text Changes

No oral comments were received on the DEIR during scheduled Public Hearings.
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Summary Description of Project

The Manteca General Plan 2023 is a comprehensive update to the General Plan adopted by the
City of Manteca in 1988.  The General Plan includes a policy document, supplemented by
technical reports on cultural resources, traffic, and noise.

The Manteca General Plan includes the seven state-mandated elements and four optional
elements.  The eleven total elements that comprise the General Plan are as follows:

• Land Use- establishes land use designations with types and intensities of use and sets policies

and programs regarding future development of the City.

• Community Design- establishes urban design guidelines to ensure that new development is

attractive and contributes to the sense of Manteca as a location.

• Circulation- contains policies for the City’s roadway system, transit, pedestrian and bicycle

circulation, and methods of managing transportation demand, accounting for the relationship

between land use and circulation.

• Economic Development- addresses the need for Manteca to broaden its employment base to

maintain the high quality of life currently enjoyed, and to implement an economic

development strategy.

• Housing- includes policies and programs to increase the variety and types of housing in the

City, emphasizing infill sites, increased density, and mixed uses downtown, and also includes

a discussion of housing needs and programs to provide additional housing for special needs

populations.

• Public Facilities and Services- discusses public facilities including domestic water, sewer,

storm drainage, electricity services, solid waste, education, police protection, fire protection,

and parks and recreation.

• Safety- contains policies and programs to protect the community from injury, loss of life, and

property damage resulting from natural disasters and hazardous conditions.

• Resource Conservation- emphasizes the accommodation of population growth while

conserving and protecting the area’s natural resources and quality of life.

• Noise- identifies policies that will protect the community from noise hazards.

• Air Quality- addresses the community’s need to cooperate regionally so that increased

development does not further degrade the air quality.

• Administration
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The General Plan 2023 provides a range of residential, commercial, industrial, business-
professional and public land uses, as summarized in the table below.

GENERAL PLAN 2023 LAND USE

Proposed
Developable

Land Use

Existing
Urbanized
Land Use

Total 2023
Land Use

LAND USE Acres Acres Acres
AG Agriculture 3960.0 3960.0
GC General Commercial 518.0 154 672.0
NC Neighborhood Commercial   111.8 380 491.8
CMU Commercial Mixed Use 255.0 255.0
HI Heavy Industrial 715.0 194.9 909.9
LI  Light Industrial 798.1 226 1024.1
BIP  Business Industrial Park 258.0 258.0
BP  Business Professional 133.0 133.0
HDR High Density Residential (15.1 to 25 du/ac) 251.0 191 442.0
MDR Medium Density Residential (8.1to 15 du/ac) 359.0 187.6 546.6
LDR  Low Density Residential (2.1 to 8 du/ac) 3685.9 2741.7 6427.6
VLDR  Very Low Density Residential (0.5 to 2 du/ac) 248.0 109.8 357.8
P/QP/ Public/Quasi-public Schools/Utilities 317.6 788.3 1105.9
OS Open Space 516.0 27 543.0
P Park 175.7 342.4 518.1
Total 12302.1 5342.7 17644.8
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2. List of Persons, Organizations, and Public Agencies That
Submitted Comments on the Draft Environmental Impact Report
(DEIR) for the Manteca General Plan 2023

U.S. Army Corps of Engineers, Sacramento District

Manteca Unified School District

Crystal Quinly, Manteca Resident

City of Lathrop Community Development Dept

Georgianna Reichelt, Manteca Resident

George Dimotakis, Manteca Resident

California State Clearinghouse -  Forwarding Comments Received From:

California Department of Transportation, Division of Aeronautics

California Department of Conservation

California Department of Health Services

California Department of Transportation, District 10

San Joaquin County Department of Public Works

Ernie Tyhurst, Director of Planning, City of Ripon



CITY OF MANTECA

FINAL EIR for General Plan 2023 Response to Comments

September , 2003 Page 5

3. Response to Written Comments

Written comments on the Draft Environmental Impact Report (DEIR) for the Manteca General
Plan 2023 were received from the following persons, organizations, and public agencies.  These
are listed chronologically by date of the written correspondence.

1 July 29, 2003 U.S. Army Corps of Engineers, Sacramento District

2 August 6, 2203 Manteca Unified School District

3 August 18, 2203 Crystal Quinly, Manteca Resident

4 August 19, 2003 City of Lathrop Community Development
Department

5 August 19, 2003 Georgianna Reichelt, Manteca Resident

6 August 20, 2003 George Dimotakis, Manteca Resident

7 August 21, 2003 California State Clearinghouse - Forwarding
Comments Received From:

8 August 21, 2003 California Department of Transportation, 
Division of Aeronautics

9 August 21, 2003 California Department of Conservation

10 August 21, 2003 California Department of Health Services

11 August 22, 2003 California Department of Transportation, 
District 10

12 May 20, 2002 (Resubmitted Response to Notice of Preparation)
San Joaquin County Department of Public Works

Note:  Adjacent to each DEIR comment is a number that corresponds to a response
included immediately after the subject letter.
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Comment Letter 1: Nancy A. Haley, Chief, San Joaquin Valley Office, U.S. Army Corps of

Engineers, July 29, 2002

Response 1-1:  There are no water bodies or streams within the General Plan Study Area.   Areas
identified as within Zone B (Areas between the limits of the 100-year flood and the 500-year
flood) in the Federal Emergency Management Agency Flood Insurance Map, may contain areas
that are periodically wetted due to surface overflow or high ground water.  The General Plan
Study Area is primarily urbanized or in agricultural production for row crops and/or orchards.
Consequently, periodically wetted areas are limited to man-made detention basins in the city park
system and the remnants of the irrigation ditch system that served the agricultural areas around
the urbanized portion of the city.  The General Plan Land Use Map directs growth away from the
Walthall Slough and San Joaquin River area located along the west edge of the Study Area, and
thereby avoids the most likely area of direct impact to wetland resources.

Any development entitled pursuant to the General Plan must comply with the Federal Clean
Water Act including mitigation plans to compensate for the unavoidable losses resulting from
project implementation.

DEIR Mitigation Measure B-3.1 (Page 6-26) addresses impacts to wetlands or other waters of the
U.S. which might be identified within the Study Area:

“(GP Biological Resources Implementation Measure) BR-I-38:  Until such time that a Clean
Water Act regional general permit or its equivalent is issued for coverage under the SJMSCP,
acquisition of a Section 404 permit by project proponents will continue to occur as required by
existing regulations.  Project proponents shall comply with all requirements for protecting
federally protected wetlands.

If the Corps determines that there are jurisdictional waters within the Study Area, project
proponents in those areas must pursue required permits.  If the nationwide permit conditions
cannot be met, then those projects may be authorized by other general or individual permits.  The
range of project alternatives must include alternatives that avoid impacts to the jurisdictional
wetlands.  When it can be clearly demonstrated that there are no practicable alternatives to filling
these waters, mitigation plans must be developed to compensate for the project impacts.”
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Comment Letter 2:  Sandy Dwyer, Administrator of Facilities Planning, Manteca Unified

School District,  August 6, 2003

Response 2-1:  The comment is a proposed change to the draft policies of the General Plan.

Comment noted and will be referred to the Manteca City Council for consideration in the public
review of the Draft General Plan.

Response 2-2:  Comment noted.

Response 2-3:  The comment is a proposed change to the draft policies of the General Plan.

Comment noted and will be referred to the Manteca City Council for consideration in the public
review of the Draft General Plan.

Response 2-4:  The comment is a proposed change to the draft policies of the General Plan.

Comment noted and will be referred to the Manteca City Council for consideration in the public
review of the Draft General Plan.

Response 2-5:  The comment is a proposed change to the draft policies of the General Plan.

Comment noted and will be referred to the Manteca City Council for consideration in the public
review of the Draft General Plan.

Response 2-6:  Comment noted.

Response 2-6:  Comment noted.  The Environmental Impact Report is amended to read:

Existing Primary and Secondary Education Resources

The Manteca Unified School District (MUSD) operates twenty-one (21) twenty-eight (28)
schools ranging from Kindergarten through High School; education facilities include fifteen (15)
twenty (20) elementary schools, three high schools, one adult education school, and two
continuation high schools.  The estimated number of students is 19,753 21,327 as of May 16,
2003.  Schools follow both a traditional and year-round calendar.  MUSD includes the
communities of Manteca, Lathrop, French Camp, and Weston Ranch.  (8)(9)(10)

Response 2-7:  Comment noted.  The Environmental Impact Report is amended to read:

The projected enrollment is based on an average number of students per dwelling unit.  Table 14-
1 summarizes the student yield rate as of 2000-2001 2003-2004.
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TABLE ERROR! NO TEXT OF SPECIFIED STYLE IN DOCUMENT.-1

PROJECTED STUDENT YIELD RATE

K-6 0.485 0.534 students per unit

7-8 0.139 0.147 students per unit

9-12 0.295 0.267 students per unit

TOTAL       0.948 students per unit

Source:  Student Generation Analysis, Manteca Unified School District, Public Economics, Inc.
May 2001 2003

Response 2-8:  The comment is a proposed change to the draft policies of the General Plan.

Comment noted and will be referred to the Manteca City Council for consideration in the public
review of the Draft General Plan.
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Comment Letter 3:  Crystal Quinly, Manteca Resident, August 18, 2003

Response 3-1:  The proposed General Plan Policy LU-P-15 is  consistent with the planning
principle of locating higher intensity land uses, such as high density residential use and
commercial use, where they can be easily accessed by a major transportation facility, in this case
the Airport Way/SR 120 interchange.   The proposed Commercial Mixed Use (CMU) designation
allows for a mix of commercial, office, and apartment use.  These uses are entirely consistent
with the stated policy.

Response 3-2:  Commercial uses, most notably the General Commercial (GC) located on the
north side of Atherton Drive, can have an effect on the stability of residential areas due to traffic,
noise, lights, and night-time activity.  These are typically mitigated through design standards
applied by the City in the review and approval process for individual development projects.  The
City of Manteca applies such processes through the Zoning Ordinance.  The location of
commercial use adjacent to a residential neighborhood does not inherently destabilize the
neighborhood.

Response 3-3:  The parcels in question front on the west side of Airport Way between Atherton
Drive and Woodward Avenue.    Consistent with the policies in the General Plan, notably LU-P-
15, this location should be allocated to higher density residential use and other uses appropriate to
the character of Airport Way as a major regional circulation route.  The Commercial Mixed Use
(CMU) designation provides for a flexible mix of uses appropriate to this location.  Low Density
Residential is not an appropriate use for this location.  The Commercial Mixed Use designation
will be implemented in the Zoning Ordinance revision that will follow adoption of the General
Plan.  The Zoning Ordinance revision is required to maintain consistency between the General
Plan.  The Commercial Mixed Use designation and subsequent zone classification standards will
specifically address the design standards required to comply with LU-P-24.  Therefore, the
proposed use is not inconsistent with the policy.

Response 3-4:  Policy LU-P-27 relates to maintaining a balance of land use city-wide to ensure
that the City of Manteca sustains the fiscal capacity to provide public services, and adequate land
for employment and housing development.  The criteria used to monitor these components of
community land use include the level of public services provided to the community, the fiscal
health of the City of Manteca as evidenced in the annual budget, the availability of employment
opportunities, and the availability of housing opportunities, among other factors determined by
the City of Manteca.

Response 3-5:  Airport Way has been identified as a major, regional circulation route for many
years and the General Plan traffic analysis indicates the potential for a need to accommodate up to
8 lanes at full development of the General Plan and surrounding development.  These impacts are
of such magnitude that the effects of the proposed Commercial Mixed Use would not be
significant.  In fact, the Commercial Mixed Use designation is designed to facilitate pedestrian
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traffic from the future neighborhoods to the east and west of Airport Way by providing smaller
retail and service commercial uses, office use, and residential uses.

Policy LU-P-47 will be implemented in providing pedestrian and bicycle circulation from the
neighborhood east of Airport Way to the neighborhood located to the east, not to the west across
Airport Way.  The proposed plan is consistent with and is designed to implement Policy LU-P-
47.

Response 3-6:  The quality of life and character of the residential neighborhoods fronting major
arterial streets throughout the City can best be protected and enhanced by orienting pedestrian
traffic and the activity focus of the neighborhood toward neighborhood features, such as
neighborhood parks and schools, and small service commercial and retail areas.  This is a
fundamental principle in neighborhood design that is implemented by the design of the local
circulation system and the location of neighborhood features.  Airport Way will become a
pedestrian barrier as growth occurs throughout the west side of the City of Manteca, and beyond
the city boundaries.   The Commercial Mixed Use designation on the northeast corner of
Woodward Avenue and Airport Way will include the type of retail, service commercial, and
office uses that are neighborhood oriented.  The site is not suitable for larger scale retail uses that
would tend to be auto oriented.

Response 3-7:  Comment noted.  The comment relates to the writer’s perceived sequence of
events in the preparation of the General Plan and is not an environmental issue.

Response 3-8:  Comment noted.  The comment relates to the commentator’s perceived sequence
of events in the preparation of the General Plan and is not an environmental issue.

Response 3-9:  The comment is consistent with the General Plan Policy LU-P-24 and the
description of the Commercial Mixed Use designation.  The Commercial Mixed Use designation
will be implemented with a new Commercial Mixed Use Zone Classification pursuant to adoption
of the General Plan.  The new zone classification must be consistent with the General Plan
description of the CMU designation.
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Comment Letter 4:  Deanna Walsh, Principal Planner, City of Lathrop, August 19, 2003

Response 4-1:  The analysis assumed that Louise Avenue will be four lanes extending from the
City of Lathrop to Manteca.  The table in the General Plan describing the lane configurations will
be updated to clarify the lane assumptions.

Response 4-2:  The brief list of the projects included in the analysis on Page 15-44 was not
intended to be exhaustive nor solely based on approved projects in adjacent jurisdictions. The
inclusion of the Landmark Logistic Center was intended to ensure that the infrastructure south of
State Route 120, including the potential McKinley Avenue interchange, was sufficient for the
anticipated travel demand. Generally speaking, the traffic analysis relied on the regionally
prepared growth forecasts for adjacent jurisdictions. This approach is considered adequate for the
purposes of CEQA given the difficulty in accurately forecasting land use in other jurisdictions.

Response 4-3: The increase in traffic in Lathrop from the incremental development should be
minimal.  First, a majority of the additional development occurs south of State Route 120.  For
example, the proposed business park south of McKinley Avenue would directly access SR 120
via a proposed interchange.  This project would take access to SR 120 and I-5 without impacting
the City of Lathrop.  Second, the traffic volumes on roadways adjacent to Lathrop are below the
capacity threshold of a four-lane facility, which is the lane configuration in Lathrop according to
the City of Lathrop comments.  Finally, the Manteca General Plan adds both homes and jobs.
When this additional employment occurs, the traditional commuting patterns around Manteca will
significantly change with less need to access Interstate 5.  For these reasons, it is unlikely that the
Manteca General Plan would negatively impact the City of Lathrop. Therefore, it is unnecessary
to address these impacts in the EIR and to develop a mitigation-monitoring plan.
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Comment Letter 5:  Georgianna Reichelt, Resident, August 19, 2003

Response 5-1:  Comment noted.

Response 5-2: Comment noted.

Response 5-3:  Comment noted.

Response 5-4: Comment noted.

Response 5-5:  The General Plan includes several goals and policies designed to redress the
imbalance between jobs and housing, and to increase the proportion of housing affordable to low
and middle income households.  The Land Use Element includes proposals that would increase
the density of residential development, and thereby reduce the cost of housing.

Response 5-6:  The Manteca Unified School District has provided comments on the Draft EIR
and did not indicate overcrowding or the inability to fund new school construction.  The General
Plan includes several policies (PF-P-32 through PF-P-37) and implementation measures (PF-I-18
through PF-I-21) that require the City to cooperate with the school district in long range
planning, identification of suitable school sites, and programs that fund new schools through fees
on new development.  Refer to Response to Comment 2 (Manteca Unified School District) for
additional comments on the schools in the City and recommendations for policy amendments by
the school district board.

Response 5-7:  The Draft EIR addresses the loss of agricultural land.  Refer to Response to
Comment 9 (California Department of Conservation) for additional information on this subject.

Response 5-8:  Comment noted.

Response 5-9:  Comment appears to relate to implementation of improvements due to a specific
development agreement that precedes this General Plan update.  The issue is not clear, but
appears to be beyond the scope of this General Plan and the Environmental Impact Report.
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Comment Letter 6:  George Dimotakis, Resident, Communication to Ben Cantu August 20,

2003

Mr. Dimotakis presented Mr. Cantu with the copies of the maps on pages 32 and 33 indicating
that Figure 4-2  (Prime Farmlands and Farmlands of Statewide Importance in the Study Area) is
incorrect with regard to the depiction of Prime Farmland.

Response 6-1:  The figure is provided by the State Department of Conservation Farmland
Mapping and Monitoring Program.  It identifies the areas shown in white, including the
Dimotakis farm, as Urbanized.  The land is in active agricultural production, but is surrounded by
industrial land use on the east and west, the railroad and industrial land use to the north, and State
Route 120 to the south.   The map is a correct representation of the Department of Conservation
FMMP map.

The presentation of this map does not affect the ability of the landowner to continue farming this
land.  The General Plan Land Use Map designates this land as Agriculture, and the land is within
a Williamson Act Contract.
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Comment Letter 8: Sandy Hesnard, Aviation Environmental Planner, Department of

Transportation , Division of Aeronautics, July 31, 2003

Response 8-1:  The General Plan Study Area Boundary coincides with French Camp Road on the
north.  This is the area within the General Plan Study Area that is nearest the Stockton Metro
Airport, approximately 8000 feet from the nearest point along the airport runway.  Figure 11-6,
“Study Area Within the Area of Influence of the Stockton Metro Airport” is added to the
Environmental Impact Report.  This figure illustrates the boundary of the Area of Influence, the
Conical Zone, and the Horizontal Zone as defined in the San Joaquin County Council of
Governments “Airport Land Use Plan” as amended in 1993.  This is the current Airport Land Use
Plan that applies to the Stockton Metro Airport.

Figure 11-6 indicates that the Area of Influence generally affects that portion of the General Plan
Study Area north of Lathrop Road and extending beyond the Study Area boundary to the east and
west.  The Conical Zone affects the Study Area in the area generally north of Lovelace Road and
Roth Road, and also extends beyond the Study Area to the east and west.  The Horizontal Zone is
located approximately one-quarter mile along the south edge of French Camp Road at the edge of
the Study Area.

The General Plan proposes no new land uses in the area affected by the Horizontal Zone or the
Conical Zone.   Consistent with the San Joaquin County General Plan, the 2023 General Plan
proposes Agricultural Land Use in this area.

The General Plan Draft EIR was referred to the San Joaquin Council of Governments, which
provides the staff to the San Joaquin County ALUC.  The SJCOG did not provide any comment
to the DEIR.

Any future urban expansion of Manteca within the Area of Influence and specifically those areas
affected by the Conical Zone and the Horizontal Zone (north of Lovelace Road) would potentially
impact the Stockton Metro Airport.

Mitigation Measure:

The following policies should be added to the 2023 General Plan:

LU-P-51 New residential land uses (developments with no less than 5 units) within the
Stockton Metro Airport Area of Influence must have an avigation easement
recorded in favor of the airport.  The Deed of Avigation and Hazard Easement
must be filed with the County Recorder prior to development construction.

Occupied structures must be soundproofed to reduce interior noise to 45 dB.
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Comment Letter 9:  Erik Vink, Assistant Director, Department of Conservation, August 18,

2003

Response 9-1: The General Plan Study Area encompasses a substantial area that is not planned
for urban development, but rather would remain in agricultural or urban reserve area.  The Study
Area encompasses a total of 5,265.1 acres of Prime Farmland and 11,863.2 acres of Farmland of
Statewide Importance.  However, the General Plan Land Use Map is designed to direct future
urbanization away from those lands identified as Prime Farmland where feasible.  Figure 4-4
illustrates that the Prime Farmlands are located to the north, east and southwest of the Primary
Urban Service Boundary.  Much of the Prime Farmland designation lies within areas previously
urbanized.  The land use within the Primary Urban Service Boundary is sufficient to meet the
projected growth needs of the City of Manteca over the 20 year horizon of the 2023 General Plan.

Land within the Secondary Urban Service Boundary is designated as Agriculture or Urban
Reserve.  Lands in these designations are not expected to be developed within the 20 year horizon
of the 2023 General Plan.  The urban reserve designation is used to indicate the general direction
of development for the City of Manteca, beyond 20 years.  The purpose is to provide long range
guidance for public infrastructure and transportation planning, and to establish the intended path
of future development relative to neighboring jurisdictions.  Urbanization of these reserve areas is
contemplated in the General Plan in policies that allow future growth, but would require an
amendment to the General Plan, or adoption of a Specific Plan and concurrent amendment to the
General Plan.  Both of these actions would require additional environmental analysis.

The impact on Prime Farmland is minimized by the land use design.  In addition, the 2023
General Plan includes amendments to the land use designations that are designed to provide a
more compact pattern of development.  Specifically, the land use densities allowed in the
Residential land use categories are increased compared to the 1988 General Plan.

Figure 4-5 “Prime Farmlands Within Williamson Act Contracts”, illustrates the extent of both
Prime Farmland and Farmlands of Statewide Importance.  Table 4-5 (DEIR ,p.4-14) indicates
Full development of the Primary Service boundary beyond the land already developed in the City
of Manteca would require the conversion of  1,052 acres of Prime Farmland and 4,780.9 acres of
Farmland of Statewide Importance.

Response 9-2:  Figure 4-5 “Prime Farmlands Within Williamson Act Contracts” illustrates the
location of all Williamson Act Contracts in the Study Area relative to the Prime Farmlands and
the Farmlands of Statewide Importance.  In addition, Figure 4-5 illustrates the current City of
Manteca boundary and the Primary Urban Service Boundary.  This illustrates that the Williamson
Act Contracts tend to be concentrated in the northeast, east, and south areas.  The 2023 General
Plan Land Use Map directs urban expansion to the south of State Route 120 and away from the
Prime Farmlands.
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Currently there are no Williamson Act Contracts in the incorporated boundary of the City of
Manteca.

The Primary Urban Service boundary encompasses a total 946 acres within Williamson Act
Contracts.

Prime Farmland within the Primary Urban Service boundary and within a Williamson Act
Contract is a total of 48.9 acres.

Response 9-2: The City of Manteca has not historically undertaken cancellation of Williamson
Act Contracts.  Previously existing contracts have gone through the full termination period prior
to development.  The 2023 General Plan does not contemplate or require cancellation of contracts
to meet the growth projections in a 10 year time horizon.  Projected growth in the Primary
Service Area Boundary would require that some Williamson Act Contracts be allowed to roll-out
over  a 10 year time frame.  The General Plan includes several policies that encourage the
continued use of agricultural land and avoid premature conversion of agricultural land.  Policy
RC-P-26 specifically directs the City to discourage cancellation of Williamson Act Contract in
the Secondary Urban Service Boundary.

The existing Williamson Act Contract lands, with the notable exception of lands near Woodward
Avenue between Union Avenue and Main Street, and near Woodward Avenue and Austin Road
are located near the edge of the Study Area.  Adequate land exists on lands not subject to a
Williamson Act Contract in the Primary Urban Service Area to accommodate projected growth
through a 20 year horizon, at the very least.  Therefore, cancellation of contracts would not be
required.

Response 9-3:  No termination of a Williamson Act/FSZ contract by acquisition is contemplated
in 2023 General Plan.  There are no public facilities identified in the General Plan Land Use Map
that would require acquisition of land currently in a Williamson Act contract.

Response 9-4:  All lands within an Agricultural Preserve that are identified as future development
area in the 2023 General Plan Land Use Map would require annexation by the City of Manteca.
The City would process such annexations through the Local Agency Formation Commission
(LAFCO) in a logical and consistent manner as required by LAFCO, and as established by
several policies in the Land Use Element, most notably, LU-P-7.  The effect of these policies and
the practices of the City of Manteca is that land is annexed only as needed to accommodate
planned growth.

Response 9-5:  Lands that are annexed to the City for urban uses identified in the 2023 General
Plan may include land that are within an Agricultural Preserve established by San Joaquin
County.  The General Plan policies indicate the City’s intent to encourage continued agricultural
activities on the adjacent lands that may be within an Agricultural Preserve.  Compatibility of the
proposed urban uses with the agricultural lands remaining within the Agricultural Preserve or
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lands remaining under contract is a potential impact that is addressed by minimizing the extent of
potential conflict and by supporting the right to farm.   The City of Manteca maintains a right to
farm ordinance in the Zoning Ordinance.  In addition, the land use pattern promoted in the 2023
General Plan is designed to minimize potential impacts by directing growth in a compact pattern
rather than allowing urbanization to sprawl over agricultural areas.

Response 9-6:  Virtually all of San Joaquin County is within  Agricultural Preserves. Any urban
expansion will affect the agricultural preserve in the peripheral areas around the city.  The City of
Manteca has generally grown in a compact form that has avoided extensive or irregular
development patterns extending into the surrounding agricultural lands.  The proposed General
Plan Land Use map follows this historic pattern, and directs growth in a pattern centered on the
historic core of the city. Lands at the periphery of the urbanized area are consistently designated
and zoned as Agriculture.

Response 9-7:  The 2023 General Plan minimizes the impact of urbanization on agricultural land
use through policies and the Land Use Map that directs growth in a compact pattern.  The
recommended mitigation measure is to require a fee or other program that would be similar to or
an amendment to the San Joaquin County Multi-Species Habitat Conservation Plan (HCP).  The
City of Manteca supports this and incorporates policies and maps in the 2023 General Plan to
implement this plan.

The HCP incorporates two significant features.  First, it is a county-wide program that is capable
of designating meaningful mitigation areas on a county-wide basis.  This is exceptionally
important in establishing cohesive and functional habitat preservation. Second, the HCP is
directed toward mitigation of specific conditions that can be preserved through set aside of like
conditions, and in some instances, by creation or restoration of like conditions.

The City of Manteca 2023 General Plan includes policies that support continued agriculture.
Mitigation of conversion of agricultural land to urban use is addressed in the following measure.

Mitigation Measure:

The following policy should be added to the 2023 General Plan:

RCP-P-41 The City of Manteca will participate in a county-wide program to mitigate the
conversion of Prime Farmland and Farmlands of Statewide Importance to urban
uses.
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Comment Letter 10: Joseph Spano, P.E., District Engineer, Department of Health Services,

August 19, 2003

Response 10-1:  The South County Surface Water Supply Project EIR prepared by ESA for
SSJID, includes a summary of  the water demand study prepared for each city participating in the
Surface Water Supply Project.  This study indicates that Manteca will continue to rely on
groundwater, but the surface water will allow Manteca to reduce the 1999 level of groundwater
pumping by 41 percent.

The use of groundwater is one component of a conjunctive use program in which the use of
surface water will allow the groundwater source to replenish from year to year.  Groundwater will
continue to supply the City and will be necessary to accommodate future growth.  The concern
raised in the letter relates to the supply and quality of groundwater to support this growth over
time.  With the advent of surface water supplies the City can reduce their reliance on groundwater
for current urban needs and gradually increase the demand for groundwater as growth continues
to increase overall demand.  The impact on groundwater can therefore be addressed incrementally
as growth occurs.  Inadequacies in groundwater quality or availability can be monitored and the
growth allowed under the General Plan can be regulated, if necessary, much as the City monitors
and regulates development through the Growth Management program that is regulated by the
capacity of the wastewater treatment system.

The City of Manteca monitors the production and quality of domestic water wells and
periodically prepares a water system master plan to provide for the continuing water needs of the
community.  Specific policies and implementation measure (notably PF-I-6) require the City to
monitor the quality of groundwater on an on-going basis.  Following adoption of the General
Plan, the City will undertake the preparation of an update of the Public Facilities Implementation
Master Plan.  This will include a review of water supply and demand at full development and
increments of development of the General Plan.  The environmental impact of the continued use
of groundwater will be addressed The update of the PFIP is expected to occur in late 2003 or
2004.

Mitigation Measure:

The following policy should be added to the 2023 General Plan:

PF-P-58 The City of Manteca shall include a groundwater analysis as a technical analysis
of water system capacity in the update of the Public Facilities Implementation
Plan (PFIP), and shall prepare an environmental analysis in the PFIP that
addresses the quality and availability of groundwater.

PF-P-59 The City of Manteca shall consider incremental increases in the demands on a
groundwater supply and water quality when reviewing development applications.
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Comment Letter 11:  Lynn O’Connor, for Tom Dumas, Chief, Office of Intermodal

Planning, Department of Transportation

Response 11-1:  The General Plan DEIR was submitted to the Native American Heritage
Commission through the State Clearinghouse.  No comments were submitted to the City.

Response 11-2: The Prime Farmland in the General Plan Study Area is generally located to the
north and east, although the are lenses of Prime Farmland located in the southwest and west
portions of the City, including existing urbanized areas and a portion of the SR 120 right-of-way.
Therefore, complete avoidance of Prime Farmland is not practical.  However, the General Plan
seeks to direct future growth toward areas that have no Prime Farmland.  In addition, the General
Plan includes several policy statements and new and/or modified land use categories specifically
to direct the growth of the City in a more compact form that can facilitate public transportation
use.  For example, the residential designations increase the permitted density of residential
development compared to the 1988 General Plan.   Please refer to the Response to Comment
Letter 9.

Response 11-3:  Manteca has grown as a commuter city, but the General Plan is specifically
designed to redress this condition and to provide a better balance between jobs and housing
within the city.  This is done in two ways.  First, the plan provides for more diverse housing types
and prices.  This enables the local work force to find housing that is compatible with the income
levels associated with the current economic activity in the community and surrounding area.  This
will diminish the need for people to commute from farther out.  Second, the General Plan
provides for new employment centers in the growth areas.  Over time, these areas are expected to
attract new employers who will require the skills of Manteca residents who now commute to the
Bay Area.  This will reduce the out-commute.

Response 11-4:    Comment noted.

Response 11-5:  The City of Manteca has cooperated with Caltrans and the regional
transportation planning agency, SJCOG, in master planning for major traffic improvements in the
city and surrounding area.  Policies in the plan support continuation of this cooperation.

Response 11-6:  The General Plan addresses the need for inter-modal and alternative
transportation as methods to reduce automobile traffic.  These include community design for
bicycle routes, pedestrian paths, public transit support facilities, and alternative vehicles.
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Comment Letter 12:  Robin Kirk, Environmental Coordinator, San Joaquin County

Department of Public Works, May 20, 2002

Response 12-1: The relocation of the levee along the Southwest Manteca southern boundary is
not proposed in the General Plan.  Such a possibility was never included in the General Plan, but
was mentioned in the Notice of Preparation Initial Environmental Checklist to ensure that all
possibilities might be considered.  It was considered and deleted early in the process and is not
part of the General Plan.
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4. Response to Comment Received Through Personal
Communication

Ernie Tyhurst, Director of Planning, City of Ripon

Comment 1:  The DEIR should address the future growth areas between Ripon and Manteca.

Response 1:  The City of Manteca and the City of Ripon are considering a Memorandum of
Understanding the defines the future growth pattern in the lands between the two cities, most
notably along the Highway 99 corridor.  This MOU will establish the policies for future
urbanization and the principles for extending public services and infrastructure to the area.

The General Plan includes several policies designed to encourage inter-jurisdictional cooperation
with the County, neighboring cities, school districts and special districts.

The following mitigation measure is recommended to specifically address the land area between
the City of Manteca, and the City of Ripon.

Mitigation Measure:

The following policy should be added to the 2023 General Plan:

LU-P-59 The City of Manteca shall cooperate with City of Ripon in implementing the
principle points of the Memorandum of Understanding regarding future land use and public
services and facilities in the area between the two cities.

Comment 2:  The DEIR should address the potential for a future interchange on Highway 99 in
the vicinity of Austin Road and Olive Drive.

Response 2:  The following language is added to the DEIR, Section 15.5.3 Future Roadway
Network.

“The major east-west road identified in the 2023 General Plan south of SR 120 will connect
between the future interchange on SR 120 in the vicinity of McKinley Avenue.  The east end of
this road will connect to Austin Road and could be extended to a future interchange with
Highway 99 in the vicinity of the Austin Road interchange and Olive Drive.”

The following mitigation measure is recommended to address the opportunity to connect the east-
west road to Highway 99.
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Mitigation Measure:

The following policy should be added to the 2023 General Plan:

C-P-55 The City of Manteca shall cooperate with City of Ripon in identifying a suitable
location for an interchange at Highway 99 connecting to major roads in Ripon and Manteca.


