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Section A. Specific Plan Summary

A.1  Introduction

The Union Ranch Specific Plan provides a comprehensive and orderly guideline for the 
development of 552.73 acres of new residential and commercial development within the City of 
Manteca-- all in concert with the 2023 General Plan.  The Specific Plan proposes 1,922 single-
family dwelling units in two distinct communities linked thematically with a common landscape, 
common bike and pedestrian trails, and a common materials palette for walls, fences and entry 
monuments.  The plan area also includes a 38.9-acre commercial development fronting Lathrop 
Road which provides for a possible addition of 341 multi-family housing units.  Of the total Plan 
Area, 302.92 acres shall be devoted to an active adult housing community, developed by Pulte 
Home Corporation as Woodbridge by Del Webb.  The active adult community will be comprised 
of 1,425 single-family dwelling units, and will include a recreation center, parkland, open space 
and access to commercial uses.  The remaining 249.81 acres devoted to residential uses will 
contain 497 traditional single- family dwelling units, as well as parkland, open space, as well as 
an extension of and access to the Tidewater Trail.  

The Specific Plan is designed to provide a clear development program for the area it covers.  
This will be achieved by establishing the framework that will support development and ensure 
consistency within the Plan Area. The Specific Plan also outlines a program for providing 
supportive facilities and services and an implementation schedule to provide those services 
to meet development timelines. The Specific Plan addresses General Plan conformance in 
Section C, with reference to Circulation, Air Quality, Housing, Open Space and Conservation, 
and Community Design.

Specific Plans are authorized in Section 65450 of the California Government Code and are 
intended to provide the City of Manteca a review standard for evaluating various applications 
that come before it, for projects within the Plan Area.  It also provides landowners with the 
requirements for their own design team to utilize when preparing specific site developments 
within the Plan Area, and to meet a minimum standard threshold while encouraging a consistent 
design theme.

Section 65450 requires the following information in a Specific Plan.

a)	 Text and diagram which specifies the following:

1.	 Distribution, location, and extent of the uses of land.

2.	 Proposed distribution, location, and extent and intensity of major components 
of public and private transportation, sewage, water, drainage, solid waste 
disposal, energy, and other essential facilities proposed to be located within the 
area covered by the Plan and required to complete the Plan.

3.	 A plan to implement the Plan including regulations, public projects, and 
financing necessary to carry out the Plan.

4.	 Standards by which development will proceed, and standards for conservation 
and utilization of natural resources where this can be achieved.

b)	 The relationship of the Specific Plan to the General Plan shall be stated.
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This Specific Plan is divided into ten sections as outlined in the Table of Contents.  Each of 
these Sections is to be used as a building block to meet the goals of Section 65450 of the 
California Government Code.  The sections are summarized as follows:

Section A.  Specific Plan Summary provides a brief overview of the planning area and planning 
process with sub-sections to discuss the project setting and regional context, development 
approvals and CEQA compliance.

Section B.  Objectives of the Specific Plan provides a general description of the goals and 
objectives of the Plan relative to land use, circulation, housing, open space, community design, 
and public facilities.

Section C.  Land Use provides a further definition of the land use strategy and land use goals, 
and lists policies and development standards, as well as General Plan conformance for each 
land use.  

Section D.  Circulation provides an overview of the proposed transportation system including 
roadways, bikeways and walkways.  Section D. illustrates typical improvements to new and 
existing right-of-ways.

Section E.  Public Facilities discusses the law enforcement, fire, emergency services, parks 
and parkway elements of the Plan Area.  This section identifies the proposed locations for 
public facilities and service ratios for the Plan Area.

Section F.  Infrastructure summarizes the proposed systems for sewer, water and drainage.  
Detailed engineering studies have been prepared in support of the proposed land uses and 
will need to be periodically reviewed, revised, augmented and updated as detailed subdivison 
plans are submitted and approved.

Section G.  Resource Planning summarizes potential environmental issues and lists policies 
and standards to mitigate for impacts to natural resources in the Plan Area.  This includes but is 
not limited to:  water quality, air quality, wildlife, vegetation, and cultural resources.

Section H.  Phasing and Financing summarizes the phasing of the backbone infrastructure 
and roadways.  This includes a brief summary of construction costs for utilities and major 
improvements required for the project, as well as those benefiting the public at large.

Section I.  Implementation and Administration describes the process by which subsequent 
submittals, or if necessary-- amendments to the Plan, are made. 

Section J.  Design Guidelines discusses the general parameters of community design including 
the selection of materials, finishes, plant palettes, and the arrangements of built objects such 
as signage, monuments and fencing.  The design guidelines present the overall look and feel 
of the Plan Area, and provide development policies that establish control over the design of the 
community.

Five major master plans are found within the Specific Plan, covering Land Use, Circulation, 
Public Facilities, Infrastructure, and Design Guidelines.  Collectively these master plans form 
the foundation the Specific Plan, and as a whole they set the criteria, design requirements, and 
performance standards for the creation of the Union Ranch Planning Area.
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A.2  Project Setting and Regional Context

Union Ranch adjacent to the northern limits of the City of Manteca, San Joaquin County, 
California.  Manteca is located 60 miles south of the City of Sacramento (the State Capital), 90 
miles east of San Francisco, and 45 miles West of the Yosemite Valley.  This places Manteca 
in the heart of California’s Central Valley with its level terrain gently sloping towards the west 
and the San Francisco Bay delta. The City and surrounding region has a rich agricultural history 
which is visually evident in the grid formed pattern of urban Manteca.  The City is flanked by 
Interstate 5 to the west and bisected by Highway 99 to the east, each a major north-south 
transportation corridor; access to San Francisco is provided via Route 120.

The Union Ranch specific planning area is located north of Lathrop Road, which runs in an east-
west direction linking Interstate 5 and Highway 99.  The plan area itself is bisected by Union 
Road in a north-south direction.  Union Road acts as a major link between Central Manteca and 
the town of French Camp. In 2003 the land area in which Union Ranch is located was included 
in the 2023 General Plan.

Figure A.2.1 Regional Context Map
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Existing vegetation is chiefly agricultural in nature with the majority of visible plant material 
being fruit bearing orchard trees.  A few large native Oaks are located to the northeast of the 
Union Road-Lathrop Road intersection.  Existing residences located in the planning area are 
associated with the on-site farming activities.  An existing hay/supply business is located on the 
northwest corner of the Union Road-Lathrop Road intersection.  The balance of the plan area 
has been previously, or is currently, farmed.

South of Lathrop Road, at the southwest corner of Union- Lathrop Road, is a neighborhood 
retail center with a major chain supermarket; the southeast corner of the same intersection is 
zoned HDR and is partially improved with a new senior apartment complex.  Other surrounding 
land uses to the north and west are agriculturally based.  A few large lot residential parcels 
are to the north of the plan area fronting Union Road.  To the East is the existing right-of-way 
of the Tidewater Railroad.  It is currently utilized as a pedestrian/bicycle path south of Lathrop 
Road, extending to the central business district of Manteca.  Delta College owns a large parcel 
to the east that is utilized for experimental agriculture with some classroom activity housed in 
a small existing building. The balance of adjacent parcels is dominated by typical single-family 
residential uses.

Figure A.2.2 Vicinty Map



Union Ranch Specific Plan

Section A  - Specific Plan Summary

5

A.3  General Plan Consistency

The City of Manteca General Plan 2023 was adopted in October 2003 and it includes a larger 
General Plan area including all of the Union Ranch Specific planning area.  The Specific Plan 
has been prepared to be in conformance to the General Plan.

A.4  Development Approvals

The approvals requested for this plan area as part of this Specific Plan include rezoning, 
tentative subdivision maps, utility and infrastructure master plans, development agreements, 
design guidelines, and associated environmental review.

The Union Ranch Specific Plan has been prepared pursuant to the provisions of the California 
Government Code, Title 7, Division1, Chapter 3, Article 8, and Sections 65450 through 
65457.  The Code authorizes the City to adopt Specific Plans by resolution.  Any subsequent 
development plans or agreements, tentative subdivision or parcel maps, and any other 
development approval must be consistent with the Specific Plan.  Projects that are consistent 
with the Specific Plan will inherently be deemed consistent with the City’s General Plan.

The Specific Plan is to provide a vehicle for implementing the City’s General Plan on an area 
specific basis.

A.5  California Environmental Quality Act Compliance

All discretional land use entitlement approvals associated with the implementation of the Specific 
Plan shall be subject to environmental review as required by the California Environmental 
Quality Act.  An EIR covering all of the proposed land use applications and their associated 
environmental effects will be prepared by an independent consultant and incorporated into this 
plan by reference.

The California Environmental Quality Act requires identification of mitigation measures that may 
be incorporated into the approval of the project to lessen or eliminate significant environmental 
effects.  It also requires a program of mitigation monitoring and reporting to assess the 
effectiveness of the mitigation measures.  Such a program will be established for the Union 
Ranch Specific Planning Area.
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Section B.  Objectives of the Specific Plan

The Union Ranch Specific Plan has been designed as a clear development program for the 
area it covers and is supportive of the General Plan of the City of Manteca.  The goals and 
policies of that General Plan have been addressed and a land use plan has been created that 
reflects the individuality of the Union Ranch Plan Area while supporting a development that 
will form the logical extension of urbanized Manteca.  This individuality sets a high standard 
for community planning and design, anchoring the northern edge of the urban development 
envisioned by the 2023 General Plan.  The attributes of the General Plan helped to determine 
the precise objectives of the Union Ranch Specific Plan and these objectives are itemized as 
follows:

Objective 1. Land Use
•	 Provide residential communities, within the City of Manteca, with supporting 

commercial, open space, and public facilities.

•	 Provide a range of housing types within the proposed residential framework 
proposed by the Specific Plan.

•	 Provide appropriate design and buffers between uses in the Plan.

•	 Provide alternative access patterns, incorporating bicycle and pedestrian 
circulation.

•	 Integrate the planning area within the existing urban fabric of the City of 
Manteca.

Objective 2. Circulation
•	 Provide a safe and efficient circulation system for pedestrians, bicyclists and 

automobile traffic.

•	 Provide for future and current resident’s requirements to provide adequate 
levels of service.

•	 Reduce bicycle/pedestrian conflict with the automobile.

•	 Provide safe and walkable communities.

•	 Conform to City Standards while introducing new community-based 
enhancements.

Objective 3. Housing
•	 Build upon the historical context of Manteca’s housing stock.

•	 Provide a variety of housing options specific to the development programs 
proposed, including active adult and traditional single-family residential housing.

•	 Develop identifiable neighborhoods.

•	 Encourage and require energy conservation in the site planning and design of 
units.

•	 Encourage high quality materials throughout the Plan area.
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•	 Provide ease of visual observation in the designs of units to secure the 
neighborhood in which they are located.

Objective 4. Open Space
•	 Establish a public open space system that is easily accessible to all residents of 

the Plan Area, exclusive of any private recreation facility.

•	 Open space areas shall be located to encourage maximum visibility for self-
policing.

•	 Provide active and passive needs of the residents with a diversity of 
recreational opportunities.

•	 Bicycle and pedestrian paths shall link neighborhoods to commercial 
developments, parks and open space and the surrounding community.

Objective 5. Community Design
•	 Develop a comprehensive project theme that unifies the plan area while 

providing distinct and identifiable development opportunities for Woodbridge 
by Del Webb as well as the traditional residential development of Union Ranch 
East.

•	 Integrate the plan area into the existing urban fabric by reflecting the heritage of 
Manteca.

•	 Develop Design Guidelines which establish criteria for all land use features, 
whether public improvements, or on site developments, to address landscape; 
signage; architecture; parking; lighting; site furnishing; and similar visual built 
environments.

•	 Develop an enforceable program to insure conformance to the Design 
Guidelines.

•	 Encourage energy efficient design solutions in the built product.

•	 Encourage pedestrian plazas and group gathering areas within commercial use 
areas.

Objective 6. Public Facilities
•	 Develop a strong pedestrian and bicycle circulation plan.

•	 Ensure adequate public facilities to minimize impact on existing public 
infrastructure.

•	 Develop an appropriate phasing plan.

•	 Right of way improvements that include landscape infrastructure.

•	 Easily accessible access in distance and conveyances to provide public 
education
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Section C. Land Use

C.1  Land Use Strategy

The Union Ranch Specific Plan Area is approximately five hundred and fifty acres located north 
of Lathrop Road and bisected by Union Road.  The site is generally flat with a gentle slope to 
the west.  The existing land use is, or has been, chiefly agricultural in nature.  Similarly, adjacent 
land uses to the north and east are currently used for agricultural purposes, with industrial uses 
located to the west.  To the south there is urbanized Manteca with more intensive development, 
including commercial, residential, and public/quasi public land uses.

The strategy of the Specific Plan is to develop a residential community that supports the 
logical extension of the existing developed portion of the City of Manteca.  The organizing 
principal of the land use designations in the planning area is the arrangement of two residential 
neighborhoods—one designed as an age restrictive active adult community known as 
Woodbridge by Del Webb, and the other as a traditional single-family development know as 
Union Ranch East.  The defining character of each will be a shared relationship to open space 
and parkland, and a strongly defined circulation system with a common landscape theme.

The Plan respects the existing commercial hub that exists at two major right-of-ways by placing 
Commercial Mixed Use Plan designations on the northeast and northwest corners of the 
Union Road/Lathrop Road intersection.  The Plan expands upon existing Public / Quasi-Public 
lands by allowing expansion of the existing church facility to the north of its current property 
line.  An east-west Pedestrian/Bicycle Open Space Corridor links to an open space corridor 
that transverses north-south to provide seamless access to common areas and open space 
corridors throughout the Plan Area.  In addition, the Plan preserves the Tidewater Open Space 
Corridor on the East side to connect to the existing corridor south of Lathrop Road.  The Plan 
has also been designed with enhanced right-of-ways to improve and encourage pedestrian/
bicycle access internally within the Plan Area, and to connect to the existing urban fabric of 
greater Manteca.  (See Figure C.1.1)  The strategy is to have designated land uses, with 
distinct development arrangements, but commonly linked through a landscaped-based design 
program.

C.2  Land Use Goals

The Union Ranch Specific Plan is intended to create two vibrant and distinct communities within 
a single planning area.  The design of each shares a common community theme in material 
and plant palettes, a shared circulation system with access to arterial roadways and public 
bike and pedestrian pathways, as well as a shared access to the proposed commercial mixed-
use development located along Lathrop Road.  The differences between the two residential 
communities shall be defined by the demographic mix of the residents and housing product 
types found in each community.  
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The western portion of the Plan Area, totaling approximately 356 acres will be developed by 
Pulte Home Corporation as an active adult community known as Woodbridge by Del Webb.  
Land use goals specific to Woodbridge are as follows:

•	 Establish a community that can provide for the special social, recreational and 
housing needs for active adults who share common interests and lifestyles.

•	 Enhance living spaces by integrating the natural and built environments.  

•	 Provide recreational amenities that include dynamic and passive activities with 
an emphasis on the design of landscape spaces that encourage interaction 
between residents, with ease of access by bike or on foot to recreational 
amenities.

•	 Maximize the potential for energy conservation through building and landscape 
design and orientations that recognize the climatic conditions of the area.

•	 Include a mix of housing styles on varying lot sizes that reflect the desires of the 
active adult marketplace.

•	 Establish a community that is safe for residents and buffered from noise and 
traffic and other nuisance factors.

•	 Integrate residential and non-residential uses through a highly developed 
landscape, and provide bicycle and pedestrian paths to encourage a minimized 
use of the auto for shopping and leisure activities.

•	 Set a high standard for design for both architecture and landscaping with 
guidelines that will assure quality and compatibility throughout the Plan Area.

•	 Include visual landmarks in the form of prominent buildings, formal landscape 
corridors along major streets, and permanent views through open space 
corridors to provide visual orientation within the community.

The eastern portion of the Plan Area, known as Union Ranch East, shall be developed as a 
traditional single-family residential community, but with an emphasis on access to open space 
and parkland.  Union Ranch East shall have a highly developed community theme based in 
a comprehensive palette of entry monuments, walls and fences, and landscape corridors.  A 
summary of land use goals specific to Union Ranch East are as follows:

•	 Enhance living spaces by integrating the natural and built environments.  

•	 Provide a community that emphasizes the design of landscape spaces that 
encourage interaction between residents, with ease of access by bike or on foot 
to recreational amenities.

•	 Maximize the potential for energy conservation through building and landscape 
design and orientations that recognize the climatic conditions of the area.

•	 Establish a community that is safe for residents and buffered from noise and 
traffic and other nuisance factors.

•	 Set a high standard for design for both architecture and landscaping with 
guidelines that will assure quality and compatibility throughout the Plan Area.

•	 Integrate residential and non-residential uses through a highly developed 
landscape, and provide a bicycle and pedestrian paths to encourage a 
minimized use of the auto for shopping and leisure activities.
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The southern portion of the Plan Area shall be developed as a commercial mixed-use 
environment anchored by the intersection of Union and Lathrop Roads.  Totally approximately 
40-acres, the CMU designated parcels are bisected by Union Road and will be accessible from 
Union Ranch East and Woodbridge by Del Webb by vehicles, bicyclists and pedestrians.  A 
summary of land use goals specific to the Commercial Mixed Use parcels are as follows:

•	 Integrate a vibrant commercial mixed-use development into the residential 
development by providing access for pedestrians, bicycle and electric vehicles.

•	 Integrate a mix of compatible uses on a single site(s) that include sales, 
services and activities that adjacent residents might require on a daily basis.

•	 Reduce vehicle trips for adjacent residents by connecting directly to multi-use 
paths and dedicated bike lanes.

•	 To provide a variety of services that include housing, retail and office 
opportunities built around an architectural and landscape theme common to the 
planning area.

•	 To provide opportunities for sustainable economic development at the 
intersection of Lathrop and Union Roads.

•	 Provide a vibrant and attractive gateway to the planning area.

C.3  Land Use Summary

The following subsection provides a general summary and description of different land use 
categories within the Plan Area and the permitted uses and development standards for each 
land use designation.  Also described is the location of the land uses and any special design 
considerations applied to their proposed arrangement. The Specific Plan applies development 
standards that are modified, in some instances, from the Manteca Municipal Code, Title 17, 
Zoning.  The land uses are consistent with the Land Use designations of the 2023 General 
Plan with modifications proposed to apply a mix of housing types defined by lot size and the 
character of the different neighborhoods found in Woodbridge and Union Ranch East.

For the purposes of the Specific Plan, the modifications in the permitted uses and development 
standards the suffix “WB” is attached to the zoning category in the Woodbridge by Del Webb portion 
of the Plan Area.  Similarly, the suffix “UR” is attached to the zoning category in the Union Ranch East 
portion of the Plan Area.  

Figure C.1.1 shows the general plan designations, while Figure C.1.2 shows the proposed land use 
zoning.  The Plan has followed the Land Use Classifications of the 2023 General Plan with the following 
description of each:
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Table C.3.1 Land Use Summary

GENERAL PLAN 
DESIGNATION LAND USE 

# OF 
DWELLING 

UNITS

% OF 
TOTAL

TOTAL 
ACREAGE

% OF 
SITE

DENSITY 
RATIO

Commercial/Mixed-Use-
HDR CMU 341 N/A 38.94 7%

Low Density Residential- 
Union Ranch East
Minimum Lot Size: 6,600 sf.

R-1-6 UR 497 26% 118.77 21%

Low Density Residential- 
Del Webb 
Lot Size: 7,500 + sf.

R-1-WB 403 21% 109.15 20%

Low Density Residential- 
Del Webb 
Lot Size: 5,500-7,499 sf.

R-1-WB 622 32% 118.20 21%

Low Density Residential- 
Del Webb
Lot Size: 4,600-5,499 sf.

R-1-WB 400 21% 75.57 14%

Open Space/Trails OS N/A N/A 29.01 5%

Park P N/A N/A 43.78 8%

Major R/W’s* N/A N/A N/A 9.31 2%

LDR - Public Facility
Proposed Fire Station R-1 N/A 0% 1.0 0.0018%

LDR - Public Facility
Proposed Elementary 
School

R-1 N/A N/A 9.0 0.0182%

Total 2,263 552.73 100% 4.16du/
ac

* Major R/W’s include the portions of Airport Way, Lathrop Road, and Union Road outside the 
residential and commercial use areas.

Low Density Residential (LDR)

The Union Ranch Specific Plan Area provides Low Density Residential development in two 
separate communities.  The low density residential development portion of the planning area 
accounts for 78% percent of the total Plan Area with 1,425 single-family active adult units, 
and 497 traditional single-family units.  The Low Density designation in the 2023 General Plan 
provides for conventional neighborhoods of single-family residences with densities of 2.1 to 8.0 
dwelling units per acre. 
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The Specific Plan envisions two unique primarily residential environments, each with a variety 
of architectural styles, and lot configurations.  The total population for the entire planning area 
is estimated to be approximately 5,150 persons, with 2,565 residents estimated for Woodbridge 
by Del Webb (WB)--assuming 1.8 dwellers per household, and 1,664 residents estimated 
for the Union Ranch East.  All parcels shall be adjacent to an open space, or simple walking 
distance to one via a circulation system of landscape corridors or enhanced right-of-ways.  This 
system serves to connect all the residential developments to each other, to the surrounding 
land uses and to existing community services.

The Union Ranch Specific Plan provides for an overall single residential density average of 
4.16 dwelling units per acre.  A variety of single-family detached housing types will be provided  
with varied lot sizes to provide a variety of housing product types.  Therefore, the Specific Plan 
provides for modified setbacks in the single-family residential zone and provides a modified 
average lot size to accommodate a variety of housing types.  A summary follows in Table 
C.3.2 

Table C.3.2 Lot Summary

APPLICABLE ZONES
LOT 

DIMENSION SQFT. % OF 
TOTAL

TOTAL
UNITS

R-1-6 UR
(LDR) 60’ X110’ 6,600 26% 497

R-1-WB
(LDR) 75’ X 98’ 7,500 + 21% 403

R-1-WB
(LDR) 55’ X 98’ 5,500-7,499 32% 622

R-1-WB
(LDR) 46’ X 98’ 4,600-5,499 21% 400

TOTALS 100% 1,922
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Commercial-Mixed Use (CMU)

The Commercial Mixed Use Plan Area totals 38.9 acres and is located at the intersection of 
Union Road and Lathrop Road.  This Land Use will be designed to maximize non-vehicular 
access from the surrounding land uses while facilitating vehicular access in an unobtrusive 
form.

This area is designed to be the centralized hub of commercial and office component of the 
plan area.  The CMU designation does not preclude high-density housing, which may be 
accommodated on 35% of the CMU designated land area at densities of 15.1 to 25 dwelling 
units per acre.  Allowing for approximately 341 units and 921 residents as calculated at 2.7 
persons per unit.  The land designated CMU shall is intended to primarily service the Plan 
Area, with a minor role of serving the existing surrounding land uses.  The components of 
the CMU development will distinguish it from conventional neighborhood commercial or office 
developments by establishing internal traffice circulation and access control, and by minimizing 
driveway conflicts.  Additionally, it may include:

•	 Space for community activities within the center.

•	 On-site storm water detention facilities designed as a landscape amenity.

•	 Public facilities where feasible, such as a post office, library, fire station or 
satellite government office.

•	 A neighborhood work center as defined in the General Plan.

•	 A shared parking program for the different uses.

•	 Refer to Table C.4.1 for a complete list of permitted uses.

The characteristics of the CMU development will include a strong architectural connection 
between the different uses with a clear common design theme.  Site design, architecture, and 
signage are intended to be harmonious with the neighborhoods and will conform to the design 
guidelines found in Section J.

Open Space (OS) and Park (P)

Open space is a central feature of the Plan Area, and is created to provide a framework for the 
overall Land Use Plan.  The aggregate of approximately thirty-two (32.16) acres of open space 
(not including parkland) creates an aesthetic view shed between land uses while enhancing 
alternate circulation opportunities. It provides a means for residents to recreate and relax, to 
safely and efficiently walk or bike within the community, and it also provides a visual buffer for 
differing land uses in the community.  The overall enhancement to the quality of life is driven 
by the open space element, which includes open greenbelts and visual corridors, landscape 
setbacks adjacent to right-of-ways, and open space trail systems.  

Although defined separately from Open Space (OS) in the General Plan, Parks are an important 
part of the open space system of Union Ranch.  With approximately thirty-seven (37.29) acres of 
the Plan Area devoted to recreational open space amenities, (not including private recreational 
centers), the park component of the Plan will be an integral part of community life at Union 
Ranch.  Public park space in Union Ranch will include recreational amenities such as ball 
fields, tot lots and play apparatus,  benches, picnic areas, shade structures, and landscaping all 
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in conformance to City of Manteca standards.  The designated parkland in Union Ranch shall 
also serve as on-site storm water detention facilities.  The function of such shall be integrated 
into the general park form.

Special Purpose Zones, (LDR)-Public Facilities, School Site and Fire Station 

A 9-acre elementary school site is proposed to be located within Union Ranch East.  It shall be 
integrated into the center of the development immediately adjacent to a 9.5 acre neighborhood 
park.  A 1.0 acre fire station, to be operated by the Manteca Fire Department shall be located 
on Union Road, north of the primary community entries.

C.4  Permitted Uses and Development Standards

Table C.4.1 provides a detailed allocation of permitted uses in each land use category.  Uses 
are identified with a “C” for conditionally permitted uses and “P” for permitted uses.  Uses not 
identified as either “C” or “P”, are not permitted in the Plan Area.

Table C.4.1 Permitted Land Use Summary

GENERAL LAND USE 
DESIGNATION LDR LDR CMU OS P

SPECIFIC PLAN 
CLASSIFICATION

R-1-6 -UR R-1-WB

Residential Use Type

Apartment P

Boarding/Rooming House C

Community Care Facility C

Condominium Townhouse C

Condominium Apartment C

Duplex P P

Secondary Residential Unit P P

Senior Citizen Housing Dev. P P

Single-family Detached P P

Agricultural Use Type

Crops for Use of Resident P P

Recreational/Entertainment 
and Tourist Facilities Use 
Type

Health Club C
Park or Playground P P P P P
Swimming Pool-private P P

Tennis Court P P P P
Theater-live C
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Office Use Type

Business or Professional P
Financial Institution, incl. 
Bank, S&L, or Credit Union P

Real Estate P
Temporary On-site Real 
Estate Tract Sales C C C

Medical/Dental/Optical P

Executive Suites P

GENERAL LAND USE 
DESIGNATION LDR LDR CMU OS P

Clerical Support Services P
Copy and Graphic 
Reproduction Services P

Retail Sales Use Type

Antiques P

Art Gallery P

Bicycle P

Bookstore P

Christmas Tree- temporary P

Clothing and Apparel
Computer/Communications/ 
Electronics P

Drug Paraphernalia/ Health 
Supplies P

Drugs and Pharmaceuticals P

Fabric/Drapery/Upholstery P

Floor Covering P

Florist P

Furniture/ Appliance P

Gardening/Landscape Supply C

Gift and Card P

Gun P

Hardware-specialty C

Hobbies/Craft Supplies P

Home/Office Furnishings P

Jewelery/Watches P

Lapidary P

Lawnmower C

Leather Goods/Luggage P

Locksmith/Lock-Key Shop P

Movie Rental P
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Music Records/Tapes/CD/
DVD P

Musical Instruments/Lessons P

Office Machines/Equipment C

Paint and Wall Paper P

Photo. Supply/Camera P
Post Office/Packaging/ 
Delivery Service P

Pottery/Ceramics/Statuary P

GENERAL LAND USE 
DESIGNATION LDR LDR CMU OS P

Shoes P
Sporting Goods/Athletic 
Equipment P

Stationary/Office Supply P
Swimming Pool Supply/ 
Outdoor Furniture/Outdoor 
Cooking Equipment

P

Toys/Hobbies/Gifts P

Variety P

Food and Beverage Retail 
Use Type

Bakery -Small P

Brewery-Micro C

Catering C

Convenience Market C

Drive in Food Market/Dairy C

Farmers Market C

Fruit Stand P

Liquor Store P
Specialties, incl. Meat/Veg./ 
Health Foods or Candy P

Supermarket / Grocery Store C

Eating and Drinking 
Establishments Use Type

Bar/Tavern or Cocktail 
Lounge C

Ice Cream Parlor P

Refreshment Stand/Kiosk P

Restaurant—sit down P

Restaurant –take out P
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Services Use Type

Artists Studio P

Automobile Rental C
Automobile Services--
specialized C

Automobile Service Station C
Automobile Wash—Full 
Service C

Barber or Beauty Shop P

Carpet Cleaning P

GENERAL LAND USE 
DESIGNATION LDR LDR CMU OS P

Interior Decorator P

Laundromat—Self Service P
Laundry/Dry Cleaning/ 
Pressing—Pick Up Only P

Pet Grooming P

Photography Studio P

Picture Framing P
Printing/Cartography/ 
Lithography/Blue Printing P

Publishing C

Shoe Shine Stand P

Tailor/Dressmaker P

Tanning Salon P

Travel Agency P

Transportation Use Type

Multi-modal Transportation 
Station P

Taxi Depot P

Information/ Ticket Kiosk P

Services Use Type

Art Gallery—Public/Non Profit C

Child Day Care Center C

Church C
Clinic—Medical/ Physical 
Therapy C

Club/Lodge C

Convalescent Hospital C
Community Care Facility-- 
Senior P

Community or Senior Citizen 
Center P
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Fire Station P P

Government Office/ Building P

Library P

Museum P

GENERAL LAND USE 
DESIGNATION LDR LDR CMU OS P

Nursing Home C

Post Office P

Education Use Type

College/University Extension C

Art/Craft/Music School P

Business/Trade School C

Dance School P

Driving School P

Martial Arts School P

Photography School P
Sound Studio/Radio/TV or 
Movie C

Special Events Sponsored by 
Organization C

Elementary School P
Public Utilities-Associated 
with or accessory to the 
normal construction of 
residential subdivisions, public 
open space, commercial 
development or high density 
housing; including but not 
limited to power poles, water 
wells, transformers, pumps, 
back flow devices, lift stations, 
etc.  

P P P P P

Private Utilites-
Communications towers, water 
tanks, electical substations, etc.   

C C C C C
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Table C.4.2 detailed the development standards prescribed by the Specific Plan relative to the land use 
categories described above.  Figures C.4.3 through C.4.12 Illustrate examples of lot configurations for 
the single-family designations.  More comprehensive development standards and general guidelines 
for community design are articulated in more detailed Design Guidelines found in Section J.

Table C.4.2 Development Standards

GENERAL LAND USE 
DESIGNATION LDR LDR LDR LDR CMU OS P

SPECIFIC PLAN 
CLASSIFICATION

R-1-6 -UR 
(a) R-1-WB

Lot Size Categories (b) N/A 4,600-
5,499

5,500-
7,499 7,500 + N/A N/A N/A

Minimum Lot Area (sf ) (c) 6000 4,600 5,500 7,500 N/A N/A N/A
Minimum Lot Width (ft (c) 60 46 55 75 N/A N/A N/A
Minimum Lot Depth (ft) (c) 100 98 98 98 N/A N/A N/A
Minimum Front Yard Setback 
from back of sidewalk to 
Garage Door (ft)

N/A 20 20 20 N/A N/A N/A

Minimum Front Yard Setback 
to Dwelling (ft) from Property 
Line

20 20 20 20 N/A N/A N/A

Minimum Side Yard Setback-
One Side (ft) 5/12 5 5 5 N/A N/A N/A

Minimum Rear Yard Setback 
(ft) (d) 20 13 13 13 N/A N/A N/A

Maximum Lot Coverage 
(% of Lot) Single Story 45% 55% 55% 55% N/A N/A N/A

Maximum Lot Coverage 
(% of Lot) Two Story 40% N/A N/A N/A N/A N/A N/A

Floor Ratio N/A N/A N/A N/A 1.0 N/A N/A

Maximum Building Height 2 stories 
/ 30 feet

1 story/ 
20 feet

1 story/ 
20 feet

1 story / 
20 feet

3 stories 
/ 35 feet N/A N/A

Maximum Building Height 
Adjacent to LDR (ft) N/A N/A N/A N/A

2 stories 
/28 feet 
within 
60 feet

N/A N/A

Minimum Rear Yard Setback
from CMU to LDR (ft) 20 N/A N/A N/A 20 N/A N/A

(a)  City of Manteca Zone Requirements
(b)  In the Woodbridge Section of the URSP the developer is required to provide a percentage of each 
type of lot category based on lot size as outlined in Table C.3.2 Lot Summary.
(c)  In the Woodbridge Section of the URSP minimum lot size for cul-de-sac lots shall be 29’ frontage 
and 80’ depth.  The Community Development Director may make exceptions for up to 10% of the 
lots allowing a variance of lot width, depth, area and the 3:1 lot width depth ratio.  
(d)  13’ minimum setback to livable structure, 8’ minimum setback to porch/covered patio in 
Woodbridge.  
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Figure C.4.5 55X98 Foot Lot

Figure C.4.3 46X98 Foot Lot

Figure C.4.6 60X98 Foot Corner Lot

Figure C.4.4 51X98 Foot Corner Lot

4,600 sq. ft. Lot

5,500 sq. ft. Lot

4,.600 sq. ft. Corner Lot

5,500 sq. ft. Corner Lot
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Figure C.4.7 75X98 Foot Lot Figure C.4.8 80X98 Foot Corner Lot

7,500 sq. ft. Lot 7,500 sq. ft. + Corner Lot
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C.5  Housing Element
Homes located in the Planning Area shall be market based in their design and size, all in compliance 
with the Specific Plan classifications prescribed in the preceding table.  The homes shall be designed 
and constructed in consideration of the statewide residential new construction energy efficiency 
program known as California Energy Star New Home Program, created by Pacific Gas & Electric and 
other allied energy companies.  The goal of the program is to exceed energy efficiency in new home 
construction as required by the California Code of Regulations Title 24, California Building Code Part 
6—by reducing energy requirements by a minimum of 15% of Title 24 requirements.

Woodbridge by Del Webb in Manteca is planned to offer 9 single-story homes, with three 
standard elevations, each specifically designed to meet the needs of today’s active adults, 
age 55 and older.  The plans range in square feet from approximately 1300 square feet to 
approximately 2600 square feet.  Specific energy efficient components include, but are not 
limited to the following:

•	 Inspection of program ventilation and safety requirements, including fresh-air 
ventilation, CO detectors, and no unsealed furnaces/water heaters

•	 Inspection of thermal and air barriers

•	 Energy Star label

•	 5-Star Home rating

•	 At least 30% more efficient than homes built to the 1993 MEC

•	 HERS Rating

•	 Blower door testing 

•	 Reduced carbon emissions exhausted into the atmosphere as compared to 
standard homes

•	 Inspection of mechanical sizing/thermal components

•	 Visual inspection of duct insulation

•	 Testing for air tightness/pressure balancing

C.6  General Plan Consistency

The Union Ranch Specific Plan has been prepared to be consistent with the City of Manteca’s 
2023 General Plan relative to land use.  In reviewing this consistency this subsection addresses 
the policy elements of Community Design, Housing, Circulation, Air Quality, and Open Space 
and Conservation. For each relevant element the governing policy from the General Plan 
is provided followed by the supporting descriptive response outlining the Specific Plan’s 
conformance to the General Plan’s desired goals for appropriate land use.  If the General Plan 
element has not been addressed then the goal of the elements is not applicable or relevant to 
the Specific Planning Area, and therefore it has been omitted.
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C.6.1  Community Design

CD-P-1

Retain the existing central city core as the geographical center of the city.

Consistency:  The Union Ranch Specific Plan enhances the central city core by not allowing 
conflicting land uses in the Plan to that which is provided in the Central City.  In addition, 
the Plan encourages bicycle, pedestrian, and automobile access to the Central City.  This is 
accomplished by linkage to the Tidewater open space corridor and respecting two existing 
major arterials in the Plan Area.

CD-P-7

The City shall implement neighborhood design standards in the Residential districts that 
contribute to the overall character of the neighborhood by emphasizing residential features 
that enhance the sense of community, ensure a safe pedestrian orientation, and minimize the 
visual prominence of garages. 

Consistency:  The Union Ranch Specific Plan provides design guidelines that will ensure a 
unique and distinctive character for the neighborhoods in the Plan Area.  A design emphasis 
has been placed on the idea of a safe pedestrian environment and a strong sense of community 
centered on residential neighborhood amenities such as parks, recreation centers, and school 
sites.  Enhanced architectural detailing is encouraged with articulated garage doors complete 
with raised panels and lights.  Other architectural detailing includes the use of brick and stone 
veneer, cedar shake and horizontal siding, as well as panelled entry doors and shutters on the 
windows on the primary facade.

CD-P-10

Establish city gateway features at intersection of Lathrop Road/Highway 99, Austin Road/
Highway 99, McKinley Road/Highway 120.

Consistency:  Not applicable to the Union Ranch Specific Plan, however, the enhanced 
landscape environment required by the Specific Plan will complement the City gateway 
proposed at Lathrop Road/Highway 99.

CD-P-12

Limit uses that require Soundwalls adjacent to the highways.

Consistency:  Not applicable to the specific area of the Union Ranch Specific Plan because the 
planning area is not adjacent to either Highway 99 or Highway 120.  However, soundwalls are 
proposed adjacent to major arterials, and residential collectors in the Plan Area.

CD-P-15

Major arterial streets shall include a common landscape theme that includes primary street 
trees, groundcover, sidewalks, bus shelters where required and lighting applied through out 
the city.
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Consistency:  The major arterial streets of the Union Ranch Plan, Lathrop, Airport Way and 
Union, offer a common landscape theme, which identifies and enhances the current standards 
on both right-of-ways.  Enhanced right-of-way setbacks are provided which include primary 
street trees, sidewalks, enhanced lighting, and groundcover materials.

CD-P-16

The City shall develop special design standards for the perimeter road system comprising 
Lathrop Road, Austin Road, Woodward Avenue, and Airport Way to ensure their development 
as divided roadways. 

Consistency:  Section D, Circulation of the Union Ranch Specific Plan illustrates proposed 
improved right-of-ways on Lathrop Road and Airport Way.  Medians are proposed to ensure the 
development of the sections as divided roads.

CD-P-21

Provide parks and schools as distinct centers for neighborhoods.

Consistency:  The Union Ranch Specific Plan proposes a series of parks and connecting 
open space areas as the primary organizing element of the overall community design.  Two 
neighborhood serving parks are to be located in Woodbridge, as well as a centrally located 
private recreation center.  A nine acre school site immediately adjacent to a neighborhood park 
is to be located in the center of Union Ranch East.  The combination park and school site shall 
be located on a multiuse trail system linking Union Road to the Tidewater Trail.

CD-P-22

Provide features that distinguish one neighborhood from another, such as natural features, 
entry gateways, street lighting or signage.

Consistency:  The overall character of Union Ranch as identified in the Design Guidelines 
ensures a required uniqueness to Woodbridge and Union Ranch East, with enhanced entries 
using extensive plant palettes, stone veneers, sign walls, arbors and enhanced paving.  For 
more information refer to the Design Guidelines contained in this document.

CD-P-23

Provide pedestrian systems that connect the center of adjacent neighborhoods.

Consistency:  The Specific Plan offers a strong pedestrian circulation system throughout the 
Plan Area with a major trail system designed to traverse both east-west and north-south.

CD-P-24

The City shall ensure through design guidelines that the walls surrounding residential area 
neighborhoods are attractive and well designed.

Consistency: Design Guidelines illustrating the selection of built materials such as wall, 
arbors, fencing, lighting and paving has been identified in the Design Guideline section of this 
document.

CD-P-25

The City shall encourage mixed land uses but provide physical separation of design buffers 
between incompatible land uses.
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Consistency: The CMU portion of the Planning Area shall be integrated into the overall 
community design with design guidelines that foster the overall character of the community.  
Direct access will be provided for pedestrians, bicyclists and automobiles.  However, a visual 
and physical separation will be provided by a landscape corridor separating different land use 
designations.

CD-P-26

Residential neighborhoods shall be designed to provide access from the neighborhood streets 
to these open space corridors.

Consistency:  Each neighborhood in the Union Ranch Planning Area shall be linked via a multi-
use trail system to all major roadways, open spaces and public parks.

CD-P-30

Neighborhoods in new growth areas shall incorporate the following characteristics:

•	 The edges of the neighborhood shall be identifiable by use of landscaped areas 
along major streets of natural features, such as permanent open space. Primary 
arterial streets may be used to define the boundaries of neighborhoods. The 
street system shall be designed to discourage high volume and high speed 
traffic through the neighborhood.

•	 Neighborhoods shall be no more than one mile in length or width.

•	 Each neighborhood shall include a distinct center, such as an elementary 
school, neighborhood park(s), and/or mixed-use commercial area within a 
reasonable walking distance of the homes, approximately one-half mile.

•	 Each neighborhood shall include and extensive pedestrian and bikeway system 
comprised of sidewalks and bike lanes along streets and dedicated trails.

Consistency:  The Union Ranch Specific Plan is supportive of this goal and has provided major 
permanent open space areas, trail systems, extensively landscaped corridors, neighborhoods 
compact in scale and very walkable, focused park centers to each neighborhood, and an 
extensive network of bike trails and multi-use paths.

CD-P-31

The pedestrian and bikeway system shall be linked to other pedestrian and bikeways in 
adjacent neighborhoods and, ultimately, to the Citywide Pedestrian and Bikeway Trail System 
to provide a continuous interconnected system.

Consistency:  The Union Ranch Planning Area contains a network of bikeways and multi-use 
trails that cross the area in an east-west direction, as well as connect the Planning Area in an 
north-south fashion via the Tidewater Trail which ultimately connects to the CBD.

CD-P-32

New buildings shall be designed to be responsive to the local climate in a manner that 
provides shelter from sun and rain for pedestrians.

Consistency:  New buildings in the Commercial Mixed Use area are required  to provide covered 
walkways in front of store facades to provide a continuous cover from the elements, from store 
front to store front within any block or strip of building.
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CD-P-33

Passive solar design features are encouraged whenever possible.  Design of buildings should 
consider energy-efficient concepts such as natural heating and/or cooling, sun and wind 
exposure and orientation, and other solar energy opportunities

Consistency:  New buildings in the Commercial Mixed Use area and the private recreation 
center are encouraged to consider energy efficient concepts, specifically utilizing solar energy 
opportunities.  Refer to section C.5 for a description of energy efficient principles that are 
proposed for the residential housing component of the Plan.

CD-P-34

Solar collectors, if used, shall be oriented away from public view or designed as an integral 
element of the roof structure.

Consistency:  Solar collectors are required to be oriented away from public view in the Specific 
Plan.

CD-P-35

Architectural elements that contribute to a building’s character, aid in climate control and 
enhance pedestrian scale are encouraged.  Examples include canopies, roof overhangs, 
projections or recessions of stories, balconies, reveals, and awnings.

Consistency:  An Architectural themed character that addresses pedestrian scale and a Specific 
Plan character is addressed in the Design Guidelines.

CS-P-36

Encourage the creation of an urban forest comprised of street trees, residential lot trees, trees 
in non-residential parking lots and in public open space.

Consistency:  The Union Ranch Specific Plan strongly enhances this policy by enhanced 
requirements for landscape improvements as outlined in the Design Guideline section of the 
Plan.

CD-P-37

Commercial centers should provide for convenient, attractive pedestrian access from street 
fronts and from adjacent commercial, office, and residential land uses.

Consistency:  The CMU designated portion of the Plan Area is directly accessed via sidewalks, 
dedicated bike lanes and roadway.  Direct access to Woodbridge is provided for the use of 
electric vehicles.

CS-P-38

Commercial centers should provide for convenient, attractive pedestrian access within the 
center with dedicated pedestrian ways between all building and pedestrian spaces such as 
plazas, courtyards and terraces at natural gathering areas within the site.

Consistency:  The Specific Plan addresses pedestrian linkages in the Commercial Mixed Use 
area as well as throughout the Plan Area as established by the CMU designation in the 2023 
General Plan, and further detailed in Section J, Design Guidelines.
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CS-P-38

Commercial centers should provide for convenient, attractive pedestrian access within the 
center with dedicated pedestrian ways between all buildings and pedestrian spaces such as 
plazas, courtyards and terraces at natural gathering areas within the site.

Consistency:  Pedestrian corridors are required in the Plan Area as established by the CMU 
designation in the 2023 General Plan, and further detailed in Section J, Design Guidelines.

CS-P-39

Integrating the pedestrian elements (walkways, plazas and terraces) with the buildings 
will enhance the pedestrian experience.  The pedestrian relationship to building should be 
comfortable, convenient, and protected from extremes of sun and wind.

Consistency:  Pedestrian plazas and terraces are strongly encouraged/required in the 
Commercial Mixed Use area and the private recreation center as established by the CMU 
designation in the 2023 General Plan, and further detailed in Section J, Design Guidelines.

CD-P-40

Outdoor plazas or other common areas that provide space for special landscaping, public 
art, food service, outdoor retail sales or seating areas for patrons are encouraged in retail 
settings appropriate to such pedestrian activity.  The plaza or other common area shall be 
appropriately scaled to the retail use and shall be directly connected to the primary walkway.

Consistency:  Special plaza terrace areas have been identified in the Specific Plan, which are 
interwoven into the pedestrian circulation system as established by the CMU designation in the 
2023 General Plan, and further detailed in Section J, Design Guidelines.

CD-P-41

Buildings adjoining public spaces, including pedestrian ways shall be designed to allow the 
sun to reach sidewalks and plazas in the winter.

Consistency:  Solar considerations for sun exposure in the winter and shade in the summer are 
encouraged in the Commercial Mixed Use area as detailed in Section J, Design Guidelines.

CD-P-42

Building configurations that provide “outdoor rooms”, courtyards, paseos and promenades are 
encouraged.

Consistency: The overall architectural character of the Specific Plan encourages and supports 
this policy as detailed in Section J, Design Guidelines.

CD-P-43

Where practical, and in compliance with ADA standards, common areas that provide seating 
should be separated from the primary walkway by informal barriers, such as planters, bollards, 
fountains, low fences and/or changes in elevation.

Consistency:  Plazas are enhanced to give special identity and separation from high traffic 
areas.  All built feature shall be ADA compliant.
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CD-P-44

Provide minimal levels of street, parking, building, site and public area lighting to meet safety 
standards and provide direction.

Consistency:  An enhanced lighting program is provided in the Specific Plan.  Special attention 
to pedestrian scale and safety is addressed. Refer to the Design Guidelines in Section J, for 
more information.

CD-P-45

Provide directional shielding for all exterior lighting to minimize the annoyance of direct or 
indirect glare. 

Consistency:  This goal is supported in the Design Guideline section of the Specific Plan.

CD-P-46

Provide automatic shutoff or motion sensors for lighting features in newly developed areas. 

Consistency:  This goal is supported in the Design Guideline section of the Specific Plan.

CD-P-47

The City shall adopt light and glare standards that minimize the creation of new light source 
and annoyance of direct and indirect glare.

Consistency:  This goal is supported in the Design Guideline section of the Specific Plan.

CD-P-48

Allow pockets of agricultural activity to remain within the urban areas of the city where such 
uses are compatible with the surrounding urban use.

Consistency:  The Union Ranch Specific Plan Area is planned to be phased over a period 
of years.  Current agricultural activity will be allowed  to remain as the Plan is incrementally 
developed.

CD-P-49

Allow use of small under-utilized parcels or undeveloped portions of parcels for temporary, 
seasonal agricultural activity, such as truck farms, strawberries, and small orchards.

Consistency:  Not applicable because there are no small planned parcels in the Plan Area.

CD-P-50

In order to retain a visual reminder of the agricultural heritage, the City will permit the use 
of non-fruiting species, such as flowering cherry and plum, as secondary accent trees in 
landscape corridors along major streets. The primary street tree shall provide a shade canopy 
over the street.

Consistency:  The Design Guideline section of the Specific Plan outlines the use of ornamental 
flowering and non-fruiting tree species as an accent tree.  The primary street tree shall provide 
a shade tree canopy.
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C.6.2  Housing Element - General Plan Consistency

H-P-10

The City shall encourage mixed use development opportunities, residential development in 
mixed-use neighborhoods, development that combines residential with service commercial 
and office uses, and the construction of second units (granny flats, carriage houses and similar 
small dwelling intended for one or two residents) in appropriate zoning designations.

Consistency:  The CMU designated land use in the Plan Area encourages the use of higher 
density housing as a component along with other uses such as commercial endeavors and 
office uses.

H-P-11

The Commercial Mixed Use (CMU) zone designation shall allow residential use. Commercial 
Mixed Use (CMU) zones with in infill areas may develop completely with High Density 
Residential (HDR) land use.

Consistency:  The CMU designated land use in the Plan Area encourages the use of higher 
density housing as a component along with other uses such as commercial endeavors and 
office uses.

H-P-25

In accordance with residential development standards of the State Government Code Sections 
65583(c)(1) for factory built housing, the City shall allow mobile home and factory-built housing 
on a permanent foundation that meets all zoning requirements on any residentially-zoned 
parcel.

Consistency:  The Specific Plan does not support the construction of mobile homes on 
permanent foundations in the Plan Area.

H-P-38

The City will maintain an adequate level of public services and infrastructure to meet the needs 
of existing and projected development, within the fiscal capacity of the City.

Consistency:  The Plan is supportive of the Housing Element policy.

H-P-39

The City shall ensure within fiscal limitations that park and recreation facility acquisitions and 
improvements keep pace with residential development.

Consistency:  The Plan is supportive of the Housing Element policy.

H-P-40

The City shall ensure that housing developments pay their own way in terms of financing 
public facilities and services.

Consistency:  The Plan is supportive of the Housing Element policy.
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H-P-42

The City shall encourage the development of new housing units designed for the elderly and 
disabled persons to be in close proximity to public transportation and community services.

Consistency:  The Plan is supportive of the Housing Element policy by providing senior or active 
adult housing immediately adjacent to commercial mixed-use development, which is located on 
major arterial corridors.

H-P-45

The City shall prohibit discrimination in the sale or rental of housing with regard to race, ethnic 
background, religion, handicap, income, sex, age, and household composition.

Consistency:  The Plan is supportive of the Housing Element policy.

H-P-47

The City shall give special attention in housing programs to the needs of special groups, 
including the disabled, large families, the elderly, and families with lower incomes.

Consistency:  The Plan is supportive of the Housing Element policy by focusing on the provision 
of housing for seniors.

H-P-49

The City shall promote the use of energy conservation features in the design of all new 
residential structures.

Consistency:  The Plan is supportive of the Housing Element policy by requiring that new home 
construction meet or exceed the current energy star rating system.

H-P-50

The City shall encourage residential construction of durable materials and designs suited to 
the local conditions that will contribute to reductions of the life-cycle cost of the dwelling.

Consistency:  The Design Guideline section of the Plan outlines the minimum requirements for 
the design or new residential units and encourages the use of durable materials and innovative 
construction techniques to assist to reduce the life-cycle cost of the dwelling while providing a 
superior housing product.

H-P-51

The City shall encourage innovative building construction techniques and materials to reduce 
initial and ongoing housing costs and provide superior housing.

Consistency:  The Design Guideline section of the Plan outlines the minimum requirements for 
the design or new residential units and encourages the use of durable materials and innovative 
construction techniques to assist to reduce the life-cycle cost of the dwelling while providing a 
superior housing product

H-P-53

The City shall encourage land use and circulation development patterns that facilitate the use 
of lower cost alternative vehicles.
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Consistency:  The Plan is supportive of the Housing Element policy by providing a multi-use 
path system that would allow small electric vehicles to operate in the Woodbridge portion of the 
Plan Area, with parking spaces available at the recreation center in Woodbridge.  Vehicles shall 
be allowed on streets where speeds are posted at less than 35 mph, unless specified otherwise 
by the City of Manteca.  Public access via sidewalk and multi-use trail is proposed between the 
CMU parcels along Lathrop road and the internal street system of Woodbridge.

C.6.3  Circulation Element

C.6.3a  Street System

C-P-1

The City shall strive to attain the highest possible traffic levels of service (LOS) consistent 
with the financial resources available and the limits of technical feasibility.  The impact of new 
development and land use proposal on 

LOS should be considered in the review process.

Consistency:  The Plan is supportive of the Circulation Element policy, for more information 
refer to the traffic study found as a supplement to the EIR for Union Ranch.

C-P-2

Manteca’s target for transportation LOS is to provide City-wide average LOS of C or better, 
and a minimum of LOS D at any individual location. LOS C, LOS D and the other Level 
of Service ratings as defined in current traffic engineering standards. This “C average, D 
minimum” shall be accomplished by attempting to provide LOS C at all locations, but accepting 
LOS D under the following circumstances: 

a.	 Where construction facilities with enough capacity to provide LOS C is found to 
be unreasonably expensive. This applies to facilities, for example on which it 
would cost significantly more per dwelling unit equivalent (DUE) to provide LOS 
C than to provide LOS D.

b.	 Where it is difficult or impossible to maintain LOS C because surrounding 
facilities in other jurisdictions operate at LOS D or worse.

c.	 Where free-flowing roadways or interchange ramps would discourage use of 
alternate travel modes.

d.	 Where maintaining LOS C will be a disincentive to use of existing alternative 
modes or to the implementation of new transportation modes that would reduce 
vehicle travel.

Consistency:  The Plan is supportive of the Circulation Element policy, for more information 
refer to the supplemental traffic study contained in the EIR.

C-P-3

Streets shall be dedicated, widened, extended, and constructed according to the Street 
cross-section diagrams established in the City Improvement Standards.  Dedication and 
improvement of full rights-of-ways as shown in the Street Standards shall not be required 
in existing developed areas where the City determines that such improvements are either 
infeasible or undesirable.
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Consistency:  The Plan calls for all streets to be dedicated, widened, and constructed at a 
minimum to the current City Standards shown as detailed in Section D. Circulation.

C-P-4

Major circulation improvements shall be completed as abutting lands develop or re-develop, 
with dedication of right-of-way and construction of improvements, or participation in 
construction of such improvements, required as a condition of approval.

Consistency:  The Specific Plan is supportive of this element.  Refer to Section D. Circulation 
for proposed roadway improvements in the Plan Area.

C-P-5

Development which would necessitate roadway improvements prior to the development of 
lands abutting those roadway improvements shall be required to make such improvements, or 
participate in such improvements, as a condition of approval.

Consistency:  The Specific Plan is supportive of this element.  Refer to Section D. Circulation 
for proposed roadway improvements in the Plan Area.

C-P-6

New development will pay a fair share of the costs of street and other traffic and transportation 
improvements based on traffic generation and impacts on levels of service in conformance 
with the standards and policies established in the Public Facilities Implementation Plan.

Consistency:  As part of the implementation of the Specific Plan transport PFIP fees shall be 
paid, as well improvements made to existing arterial roads within the Plan Area.

C-P-7

The street system shall be expanded in a contiguous and concentric manner to serve new 
development areas and provide improved circulation for existing residents.

Consistency:  The Specific Plan is supportive of this element.  Refer to Section D. Circulation 
for proposed roadway improvements in the Plan Area.

C-P-8

Street improvements will be designed to provide multiple, direct and convenient traffic routes.

Consistency:  The Specific Plan is supportive of this element.  Refer to Section D. Circulation 
for proposed roadway improvements in the Plan Area.

C-P-9

Residential and collector street intersections with collector and arterial streets shall be aligned 
with other residential and collector streets, where feasible, to allow light electric vehicles 
(NEVs), bicyclists, and pedestrians to travel conveniently and safely from one neighborhood to 
another without using major streets.

Consistency:  The Specific Plan is supportive of this element.  Refer to Section D. Circulation 
for proposed roadway improvements in the Plan Area, as well as the supplemental Circulation 
Study prepared by kdAnderson Transportation Engineers.
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C-P-10

Signals, roundabouts, traffic circles and other traffic management techniques shall be applied 
at residential and collector street intersections with collector and arterial streets in order to 
allow light electric vehicles (NEVs), bicyclists, and pedestrians to travel conveniently and 
safely from one neighborhood to another.

Consistency:  The Specific Plan is supportive of this element.  Refer to Section D. Circulation 
for proposed roadway improvements in the Plan Area, as well as the supplemental Circulation 
Study prepared by kdAnderson Transportation Engineers.

C-P-11

Major circulation improvements which are not tied to abutting development, such as new 
freeway interchanges or additional freeway ramps, should be implemented ahead of, or at the 
same time as, major new development within the city which would otherwise result in serious 
traffic impacts for some or all of the remaining circulation system.

Consistency:  The circulation study prepared by kdAnderson Transportation Engineers, and 
included in the appendix to the Specific Plan states that no serious impacts are expected from 
the implementation of the Plan.  For more information refer to the study.

C-P-12

The City shall promote development of a perimeter road system along Lathrop Road, Austin 
Road, Woodward Road, and Airport Way.

Consistency:  The Plan is supportive of the Circulation Element policy by proposing 
improvements to Lathrop Road and Airport Way.

C-P-13

The City may allow the development of private streets in new residential projects that 
demonstrate the ability to facilitate police patrol, emergency access, and solid waste collection 
and fund on-going maintenance to the satisfaction of the Community Development Director.

Consistency:  There are no private streets planned as a part of the Specific Plan.

C-P-14

The City shall promote infill development that completes gaps in the circulation system to 
facilitate north-south and east-west circulation.

Consistency:  The Specific Plan provides for improved road systems with the widening and 
improving of Union Road and Airport Way in a north/south direction, and Lathrop Road in an 
east/west direction.

C-P-15

Residential subdivisions with lots fronting on an existing freeway or arterial street shall provide 
for a separate frontage road.  Developers shall build frontage roads per City Improvement 
Standards.

Consistency:  Not applicable to the Union Ranch Plan Area as no lots are proposed to front an 
arterial street or freeway.
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C-P-16

All residential developments along the south side of the SR 120 By-pass shall be developed 
with a frontage road between the residential development and the freeway and provided with 
acceptable noise attenuation measures.

Consistency:  Not applicable to the Union Ranch Plan Area as it is not located south of Route 
120 By-pass.

C-P-17

Residential subdivisions backing onto a freeway are discouraged. Where subdivisions back 
on to an arterial or collector, the developer shall have the option to build a masonry wall or a 
combination wall and berm.  The top of walls along freeways shall be at least eight-feet above 
the elevation of the freeway travel lanes.  Walls and berms shall be attractive and developed 
for low maintenance.  All such berms and walls shall be approved by the City.

Consistency:  Residential Lots backing on to arterial or collector streets will have soundwalls 
located along the rear property lines.  Refer to Section J, Design Guidelines for more 
information.

C.6.3b  Traffic Safety

C-P-21

The creation or continuance of traffic hazards shall be discouraged in new development and 
other proposals requiring the City to exercise its discretionary authority.

Consistency:  The Plan will be designed to meet or exceed all current or future standards of the 
City of Manteca and minimize traffic hazards.

C-P-22

In the development of new projects, the City shall give special attention to maintaining 
adequate corner-sight distances to City street intersections and at intersection of City streets 
and private access drives and roadways.

Consistency:  The Plan shall meet or exceed all current requirements of site distance 
clearances of the City of Manteca with no built objects located within view triangles, and all 
roadways/driveways clear a minimum of  20-feet to curb return.

C-P-23

The City shall identify and remove, as feasible, obstacles limiting corner-sight distances at City 
street corners.

Consistency:  The Plan shall meet or exceed all current requirements of site distance 
clearances of the City of Manteca with no built objects located within view triangles, and all 
roadways/driveways clear a minimum of 20-feet to curb return.

C-P-24

The City shall maintain a program of identification and surveillance of high traffic accident 
locations, with emphasis on early detection and correction of conditions, which could 
potentially constitute traffic hazards.
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Consistency:  The Plan is designed to all current standards of the City of Manteca.

C.6.3c  Parking

C-P-29

Ensure that there is adequate parking for normal commercial activities.

Consistency:  All areas with off-street parking will conform to the current City of Manteca Zoning 
Code.

C-P-30

Ensure that there is adequate parking for special events.

Consistency:  All areas with off street parking will conform to the current City of Manteca Zoning 
Code.  Special event parking may include on-street parking where allowable, or parking in the 
private recreational club facilities located in the Del Webb development.

C-P-31

Coordinate the parking area locations with the roadway, transit, pedestrian, and bikeway 
systems.

Consistency:  The Plan is designed to maximize on street parking, and to provide for parking 
in the commercial mixed-use portion of the site.  The network of multi-use pedestrian and bike 
trails will allow access the parking areas.

C-P-32

Parking lots will be provided in the downtown area to provide small parking areas within easy 
walking distance of the businesses, rather than single large parking lot.

Consistency:  Not applicable to the Union Ranch Plan Area as it is not located in the downtown 
area.

C.6.3d  Transportation Alternatives

C-P-33

The City should establish a safe and convenient network of identified bicycle routes connecting 
residential areas with recreation, shopping, and employment areas within the City.

Consistency:  The Union Ranch Specific Plan has been designed to enhance a citywide network 
of safe and convenient bicycle routes and enhance them internally within the Plan Area.  An 
east/west connection is made across the entire Plan Area by means of a multi-use pedestrian 
and bike path that will connect to the Tidewater Trail.

C-P-34

Provide spur or branch walkways connecting to the residential neighborhoods and primary 
public destinations.

Consistency:  The Union Ranch Specific Plan provides a comprehensive network of sidewalks, 
dedicated bike lanes and multi-use paths that connect new and existing neighborhoods.
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C-P-35

Route sidewalks so that they connect to major public parking areas, transit stops, and 
intersections with the bikeway system.

Consistency:  The Union Ranch Specific Plan provides a comprehensive network of sidewalks, 
dedicated bike lanes and multi-use paths that connect new and existing neighborhoods.

C-P-36

Provide adequate bicycle parking facilities at commercial, business/professional and light 
industrial uses.

Consistency:  Parking facilities shall be required in all the Plan Area to meet or exceed the 
requirements of the City of Manteca.

C-P-37

Improve safety conditions, efficiency, and comfort for bicyclists and pedestrians.  Provide 
shade and/or protection from wind and other weather conditions when possible.

Consistency:  Safety conditions have been enhanced for bicycle use with shade trees along 
bike routes, and the requirement for adequate weatherproof parking facilities at the commercial 
mixed use development.  All bicycle corridors intersect at major right-of-way intersections 
where easy protected crossings can be made.  The Tidewater Bicycle corridor does intersect 
with Lathrop Road, with signalized crossing available at Union Road.

C-P-38

Wherever possible, bicycle facilities should be separate from roadways and walkways.

Consistency:  Dedicated on-road bike lanes are provided on certain road sections as detailed in 
Section D. Circulation.  Multi-use paths of minimum 12-foot width are provided in the Plan Area 
to allow safe usage by both bicyclists and pedestrians.

C-P-39

The City shall limit on-street bicycle routes to those streets where the available roadway width 
and traffic volumes permit safe coexistence of bicycle and motor vehicle traffic.

Consistency:  Dedicated on-road bike lanes are provided on certain road sections as detailed 
in Section D. Circulation, where safe joint usage will allow.  Multi-use paths of minimum 12-foot 
width are provided in the Plan Area to allow safe usage of both bicyclists and pedestrians.

C-P-40

The City shall develop a “city-loop” Class I bike path that links Austin Road, Atherton Drive, 
(the proposed new road south of SR 120), Airport Way and a route along or near Lathrop 
Road to the Tidewater bike path and its extensions. 

Consistency:  The Specific Plan proposes a dedicated bike lane along Lathrop Road connecting 
directly to the Tidewater Trail- Bike Corridor along with a multi-use path through-out the entire 
Plan Area.

C-P-41

The City shall extend the bicycle route north along the former Tidewater Southern Railway 
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right-of-way, and any branch or connecting link.

Consistency: The Specific Plan proposes the construction of the Tidewater Trail north of 
Lathrop Road to the limits of the Plan Area.

C.6.4  Air Quality Element

AQ-P-1

Cooperate with other agencies to develop a consistent and coordinated approach to reduction 
of air pollution and management of hazardous air pollutants.

Consistency:  The Specific Plan supports the use of electric vehicles in the Del Webb portion to 
reduce auto emissions.  Furthermore, multi-use bike and pedestrian trails are proposed for the 
Planning Area to assist in reducing hazardous air pollutants.

AQ-P-2

Develop a land use plan that will help to reduce the need for trips and will facilitate the 
common use of public transportation, walking, bicycles, and alternative fuel vehicles.

Consistency:  The Specific Plan fully supports this policy by reducing the required automobile 
vehicular trips by the following methods:

1)	 Strong pedestrian circulation system that unifies the Plan Area.

2)	 Provides pedestrian circulation that links to the City- wide trail system.  This 
is accomplished by the extension of the Tidewater Open Space corridor, a 
new East-West linkage in the heart of the Plan Area, new internal north-south 
linkages, and enhanced pedestrian corridors on the major arterials.

3)	 All pedestrian corridors accommodate bicyclists as well as pedestrians.

AQ-P-3

Segregate and provide buffers between land uses that typically generate hazardous or 
obnoxious fumes and residential or other sensitive land uses.

Consistency: Landscape buffers and soundwalls are provided between arterial right-of-ways 
and residential uses.  No hazardous or obnoxious adjacent land uses exist or are proposed in 
the 2023 General Plan.

AQ-P-4

Develop and maintain street systems that provide efficient traffic flow and thereby minimize air 
pollution from automobile emissions.

Consistency:  The Specific Plan street system has been designed to provide efficient traffic flow 
to the three major arterial right-of-ways, Lathrop, Union and Airport Way, and internally as well.

AQ-P-5

Develop and maintain circulation systems that provide alternatives to the automobile for 
transportation, including bicycle routes, pedestrian paths, bus transit, and carpooling.

Consistency:  Alternatives to automobile are provided internally and to the external City- wide 
community, which addresses bicycle and pedestrian opportunities.  Pedestrian/Bicycle access 
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to the existing carpool lots on Lathrop are supported in the Plan Area.  Bus transit is encouraged 
in the commercial mixed-use area.

AQ-P-6

Coordinate public transportation networks, including trains, local bus service, regional bus 
service and rideshare facilities to provide efficient public transit service.

Consistency:  Not applicable to the Union Ranch Specific Plan planning document.

AQ-P-7

New construction will be managed to minimize fugitive dust and construction vehicle 
emissions.

Consistency:  The Plan requires construction to meet all current/future City Building Department/
Public Works requirements.  Dust shall be controlled as per Section 10 of the State of California 
Department of Transportation Standards.

AQ-P-8

Wood burning devices shall meet current standards for controlling particulate air pollution.

Consistency:  No wood burning devices, including stoves or fireplaces  shall be allowed in the 
Planning Area.  Natural gas inserts shall be permitted.

AQ-P-9

Burning of any combustible material within the City will be controlled to minimize particulate air 
pollution.

Consistency:  The Plan requires construction to meet all current/future City Building Department/
Public Works requirements

AQ-P-10

Encourage energy efficient building designs.

Consistency:  The Plan requires energy efficient building designs that promote solar orientation 
in the building design, and the use of energy efficient appliances and lighting.

C.6.5  Resource Conservation Element

C.6.5a  Water Quality

RC-P-1

The City shall continue to implement water conservation standards for all commercial and 
industrial development.

Consistency:  The Specific Plan is consistent in its policies to minimize water consumption and 
to educate residents and commercial/office users in the Plan Area by planting water efficient 
landscapes that employ controlled irrigation, and plantings of low to moderate water use 
plants. 
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RC-P-2

The city shall explore potential uses of treated wastewater when opportunities become 
available.

Consistency:  The Plan supports the 2003 General Plan update in encouraging uses of treated 
wastewater in a City- wide program.  Due to the distance from the wastewater treatment plant, 
this probably is not practical or quantities available for this Plan Area.

RC-P-3

The city shall protect the quantity of Manteca’s groundwater.

Consistency:  Water conservation is promoted in the Specific Plan with surface drainage to 
recharge overland in parks and open space areas.

RC-P-4

The City shall require water conservation in both City operations and private development to 
minimize the need for the development of new water sources.

Consistency:  The Specific Plan is consistent in its policies to minimize water consumption and 
to educate residents and commercial/office users in the Plan Area by planting water efficient 
landscapes that employ controlled irrigation, and plantings of low to moderate water use 
plants.

C.6.5b  Energy Conservation

RC-P-6

Develop construction and design standards that promote energy conservation.

Consistency:  The Specific Plan promotes construction and design standards that are current to 
the City wide standards and further encourages energy conservation in its Design Guidelines.

RC-P-7

Conserve Public Utilities

Consistency:  The efficient use of public utilities is encouraged with sound design of basic 
infrastructure requirements, all to current City of Manteca standards.

RC-P-8

Conserve petroleum products

Consistency:  Petroleum products are conserved by the extensive non-vehicular circulation 
system and the minimizing of turf to limit gas operated lawn mowers.
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C.6.5c  Soils and Erosion Control

RC-P-10

Minimize soil erosion and loss of topsoil from land development activities, wind, and water 
flow.

Consistency:  Construction in the Plan Area shall comply with the State of California 
General NPDES Permit regulating storm water associated with construction activity from soil 
disturbances.  

C.6.5d  Water Quality

RC-P-11

Minimize sedimentation and loss of topsoil from soil erosion.

Consistency:  Construction in the Plan Area shall comply with the State of California 
General NPDES Permit regulating storm water associated with construction activity from soil 
disturbances.

RC-P-12

Minimize pollution of waterways and other surface water bodies from urban runoff.

Consistency:  On-site detention facilities and drainage channels for storm water conveyance 
shall be constructed in the Plan Area.  For more information refer to Section F. Infrastructure.

RC-P-13

Protect the quality of Manteca’s groundwater.

Consistency:  Water quality will be protected by providing capture of urban runoff, and limiting 
uses that can detrimentally affect long term groundwater quality.

RC-P-14

Encourage participation by the County and surrounding communities in a basin-wide 
groundwater management study.

Consistency:  Water quality will be protected by providing capture of urban runoff, and limiting 
uses that can detrimentally affect long term groundwater quality.  For more information refer to 
Section F. Infrastructure.

RC-P-15

Once sewer service has been extended to incorporate areas, new septic tanks shall not be 
permitted.

Consistency:  Sanitary connections shall be provided to all new development in the Plan Area.  
Septic Tanks shall not be allowed.

C.6.5e  Open Space

RC-P-16

Provide public and private open space within urbanized parts of Manteca, in order to provide 
visual contrast with the built environment and to provide for the creational needs of residents.
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Consistency:  The Plan provides seventy (69.45) acres or 13-percent of the total Plan Area 
with Open Space or Parkland.  All have been carefully planned to be in close proximity to all 
residential units in the Plan Area and visually available from the major arterials.

RC-P-17

Provide access to public open space areas.

Consistency:  The Plan provides public access both internally and externally to the open space 
areas of the Plan and the Community through a network of multi-use path systems, sidewalks 
and roadways.

RC-P-18

New development shall maximize the potential for open space and visual experiences.

Consistency:  The Plan maximizes the visual experiences by locating open space adjacent to 
major view corridors.  The open space corridors as well provide long vanishing points in the 
design to enhance viewing experiences.  Open space areas maximize their potential by their 
location and relation to pedestrian corridors, and commercial mixed-use areas.

C.6.5f  Agricultural Resources

RC-P-19

The city shall support the continuation of agricultural uses on lands designated for urban use, 
until urban development is imminent.

Consistency:  Because the Specific Plan is phased, and because the intent of the Plan is to 
encourage the existing agricultural use to continue, the Union Ranch Specific Plan supports 
this policy of the Agricultural Resources elements.

RC-P-20

The city shall provide an orderly and phased development pattern so that farmland is not 
subjected to premature development pressure.

Consistency:  The phased development of the Plan is outlined in the Specific Plan, refer to 
Section H, for more information.

RC-P-21

In approving urban development near existing agricultural lands, the City shall take actions 
so that such development will not unnecessarily constrain agricultural practices or adversely 
affect the viability of nearby agricultural operations.

Consistency:  The Land Use Plan has been developed to look inwardly toward existing Manteca 
urban development and to prevent impact to existing agricultural lands to the north.  Access to 
existing farmlands will be minimized with limited street extension, furthermore, parcels within 
the Plan Area will be fenced or walled.

RC-P-22

Nonagricultural uses in areas designated for agriculture should be redirected to urban areas.
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Consistency:  Not applicable to the Union Ranch Specific Plan because the Planning Area land 
is a designated urban area.

RC-P-24

Provide buffers at the interface of urban development and farmland, in order to minimize 
conflicts between these uses.

Consistency:  The proposed 2023 General Plan sets aside agriculture and very low density 
residential to the north of the Plan Area to provide a buffer to agricultural lands.

RC-P-25

The City Shall ensure, in approving urban development near existing agricultural lands, that 
such development will not unnecessarily constrain agricultural practices or adversely affect the 
economic viability of nearby agricultural practices or adversely affect the economic viability of 
nearby agricultural operations.

Consistency: The Union Ranch Specific Plan does not constrain adjacent agricultural practices 
or the economic viability of existing agricultural operations.

RC-P-26

The City shall restrict the fragmentation of agricultural land parcels into small rural residential 
parcels except in areas designated for estate type development in the General Plan Land Use 
Diagram.

Consistency:  The Specific Plan does not propose the fragmentation of land parcels into small 
rural residential parcels.

RC-P-27

The City shall discourage the cancellation of Williamson Act contracts within the Primary 
Urban Service Boundary line.

Consistency:  No parcels in the Specific Plan Area are subject to Williamson Act contracts.

RC-P-28

The City shall not extend water and sewer lines to premature urban development, that would 
adversely affect agricultural operations.

Consistency:  All proposed extensions are consistent with City utility master plans and there is 
no premature development in this Plan Area.

C.6.5g  Biological Resources 

RC-P-31

Minimize impact of new development on native vegetation and wildlife.

Consistency:  Most of the Plan Area is existing, or previous agricultural land.  The existing 
native vegetation consists of existing native Oaks in the Commercial Mixed Use area, which will 
be retained in the Plan if their health is in good condition.
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RC-P-32

Condition new development in the vicinity of the San Joaquin River and Wathall Slough 
to promote and protect riparian habitat, wetlands, and other native vegetation and wildlife 
communities and habitats.

Consistency:  Not applicable to the Union Ranch Specific Plan planning document.

RC-P-33

Discourage the premature removal of orchard trees in advance of development, and 
discourage the removal of other existing healthy mature trees, both native and introduced.

Consistency:  The Plan will be phased, with existing orchards remaining in production as long 
as possible.  Existing native Oaks will be retained, wherever possible, whenever long-term 
health viability is present.

RC-P-34

Protect special-status species and other species that are sensitive to human activities.

Consistency:  No special-status species have been identified in the Specific Plan or the 2023 
General Plan process in the Plan Area.

RC-P-35

Allow contiguous habitat areas.

Consistency: Existing habitat areas will not be disturbed in the Plan Area, refer to Section G. 
Resource Management for more information.
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C.7  Special Lot Provision

The current City of Manteca Zoning Ordinance prohibits through lots.  Due to the unique 
circumstances of the existing DeGroot home located within the project boundary, a through 
lot will be permitted in this specific location by the Union Ranch Specific Plan.  This layout will 
encourage access from the DeGroot home via internal residential streets, while not eliminating 
the property’s existing right of access to Airport Way.

Figure C.7.1 DeGroot Lot
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Section D.  Circulation

The circulation system proposed for Union Ranch is comprised of arterial roads, collector 
streets, neighborhood streets, bikeways and pedestrian paths, a major trail system, and future 
public transportation routes. The primary goal of the circulation plan is to provide an improved 
circulation system that allows for the safe and efficient movement of people, goods, and services 
within the Plan Area and to provide efficient connections to existing systems and routes in the 
City of Manteca.  Other goals, in support of the General Plan and the Draft Residential Design 
Guidelines, are:

•	 To expand transportation alternatives within the City, such as bicycling, walking 
and access to future public transit.

•	 Minimize traffic accidents and hazards.

•	 Ensure the adequate provision of both on-street and off-street parking.

•	 Provide street improvements that meet City standards, and if they do not, to 
propose a standard that is safe, efficient, and assists to support the character of 
the community.

•	 Provide residential streets that are attractive and contribute to the overall sense 
of community.

Improvements within the Plan Area include the provision of new right-of-ways as well as 
improvements to existing street sections, with traffic signal(s) added where necessary.   The 
proposed circulation system will provide convenient and safe access to all locations within the 
Plan Area as illustrated in Figure D.1.1, Circulation Diagram. The Traffic Impact Study per the 
EIR summarizes the cumulative traffic counts and provides a basis for roadway sizing shown on 
the Circulation Diagram. It demonstrates that the proposed Circulation Plan is consistent with 
the General Plan.  For additional detail, please refer to the Traffic Study prepared in support of 
the Specific Plan.

The existing right-of-ways of Lathrop Road, Union Road, and Airport Way form the backbone of 
the Plan Area and shall be improved as part of this Plan.  New right-of-ways are proposed that 
include City standard sections for residential streets and proposed street sections per the City’s 
draft residential design guidelines.  A summary is as follows:

•	 Arterial Road: Lathrop Road, a portion of Union Road, Airport Way

•	 Residential Collector: Typical Residential Street, Union Ranch East. Typical 
Residential Street, Woodbridge by Del Webb

•	 Neighborhood Street: Typical Residential Street, Union Ranch East

•	 Major Residential Collector: Woodbridge by Del Webb primary entrance road

•	 Residential Collector: Woodbridge by Del Webb secondary entrance road

•	 Neighborhood Street: Woodbridge by Del Webb, typical neighborhood street

•	 Neighborhood Street: Woodbridge by Del Webb, typical cul-de-sac street

•	 Neighborhood Street: Woodbridge by Del Webb, typical neighborhood street 
at parkway
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Lathrop Road Trail Frontage

•	 The provision of four travel lanes with a 12-foot center median

•	 Vertical curb and gutter, typical

•	 10-foot parkway strip-improved on the north side of the road only 

•	 12-foot Multi-use path

•	 8-foot landscape easement

Union Road- South of the Community Entries

Union Road shall be widened to its full right-of-way width of 142-feet and shall include 31.5-
feet of additional landscape area on either side of the right-of-way.  A general description of 
the typical road section is as follows:

•	 The provision of four travel lanes and a 12-foot center median

•	 Vertical curb and gutter, typical

•	 10-foot parkway on both sides of the right-of-way

•	 5-foot sidewalk, per City standards, to be located in the landscape strip

•	 Landscape easement at varying widths on either side of the right-of-way

Figure D.1.3 Arterial Road - Lathrop Multi-use Trail Frontage, Section B

Figure D.1.4 Arterial Road - Union Road South of Community Entry, Section C
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Union Road- South of the Community Entries

Union Road shall be widened to its full right-of-way width of 123-feet, a general description of 
the typical road section is as follows:

•	 The provision of four travel lanes and a 12-foot center median

•	 Vertical curb and gutter, typical

•	 5-foot sidewalk, per City standards, to be located on both sides of the right-of-
way

•	 10-foot parkway strip on both sides of the right-of-way.

•	 24-foot landscape easement on east side of the right-of-way.

•	 5-foot landscape easement on west side of the right-of-way.

Union Road- South of the Community Entries

Union Road shall be widened to its full right-of-way width of 142-feet, a general description of 
the typical road section is as follows:

•	 The provision of four travel lanes and a 12-foot center median

•	 Vertical curb and gutter, typical

•	 12-foot Multi-use trail, per City standards, to be located on west side of the 
right-of-way

•	 5-foot sidewalk to be located on east side of the right-of-way

Figure D.1.5 Arterial Road - Union Road South of Community Entry, Section D

Figure D.1.6 Arterial Road - Union Road South of Community Entry, Section E
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Union Road- North of the Community Entries

Union Road shall be widened to its full right-of-way width of 104-feet, a general description of 
the typical road section is as follows:

•	 The provision of four travel lanes and a 12-foot center median

•	 Vertical curb and gutter, typical

•	 5-foot sidewalk, per City standards, to be located on both sides of the right-of-
way

•	 10-foot parkway strip on both sides of the right-of-way.

Airport Way - South of Community Entry

Airport Way shall be widened to its full right-of-way width of 140-feet, a general description of 
the typical road section is as follows:

•	 The provision of a 37.5’ transition and turn lane and a 12-foot median.

•	 Vertical curb and gutter, typical

•	 12-foot meandering bike trail/sidewalk, per City standards, to be located on east 
side of the right-of-way

•	 7.5-foot max. parkway strip on east side of the right-of-way

Figure D.1.8 Arterial Road - Airport Way South of Woodbridge Entry, Section G

Figure D.1.7 Arterial Road - Union Road North of Community Entry, Section F



Union Ranch Specific Plan

Section D  - Circulation

54

Airport Way - North of Community Entry

Airport Way shall be widened to its full right-of-way width of 130-feet, a general description of 
the typical road section is as follows:

•	 The provision of a 37.5’ transition and turn lane and a 12-foot median.

•	 Vertical curb and gutter, typical

•	 5-foot meandering bike trail/sidewalk, per City standards, to be located on east 
side of the right-of-way

•	 7.5-foot max. landscape area on east side of the right-of-way

Figure D.1.9 Arterial Road - Airport Way North of Woodbridge Entry, Section H
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D.2  Proposed Right-of-Ways

Right-of-Ways are planned to provide safe and efficient circulation for automobile, pedestrian, 
and bicycle traffic.  They also serve to define the streetscape, which when combined with 
landscape corridors, parkways and built elements such as walls, fences and monuments, 
helps to establish community character. The Union Ranch Specific Plan proposes a variety 
of right-of-way widths to suit site-specific conditions.  These proposed right-of-ways conform 
to current City standards wherever possible, and where they vary from current standards they 
apply the design criteria described by the City of Manteca Residential Design Guidelines, dated  
December 3rd, 2002.  A summary is as follows:

Union Ranch East

Residential Collector Street, 60-foot Right-of-Way - City Standard

•	 Two, 14-foot drive lanes

•	 8-foot parking lane, both sides of the right-of-way 

•	 Total pavement section of 44-feet

•	 Rolled curb and gutter, typical

•	 5-foot sidewalk, typical (monolithic)

•	 3-foot easement, both sides of the right-of-way

Figure D.2.1 Residential Collector - Union Ranch East, Section I
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Neighborhood Street, 50-foot Right-of-Way - City Standard

•	 Two, 10-foot drive lanes

•	 8-foot parking lane, both sides of the right-of-way 

•	 Total pavement section of 34-feet

•	 Rolled curb and gutter, typical

•	 5-foot sidewalk, typical (monolithic)

•	 2-foot easement, both sides of the right-of-way

Neighborhood Street at the Tidewater Open Space Corridor, 50-foot Right-of-Way

•	 Two, 10-foot drive lanes

•	 8-foot parking lane, both sides of the right-of-way 

•	 Total pavement section of 36-feet

•	 Rolled curb and gutter, typical

•	 5-foot sidewalk, typical (monolithic)

•	 3-foot easement, both sides of the right-of-way

•	 Open Space Corridor with 12-foot meandering path

Figure D.2.3 Neighborhood Street at Tidewater Trail- Union Ranch East, Section K

Figure D.2.2 Neighborhood Street - Union Ranch East, Section J
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Woodbridge by Del Webb

Major Residential Collector, 120-foot Right-of-Way

•	 Four, 12-foot travel lanes and a 12-foot center median

•	 5-foot Class II designated bike lane, both sides of the right-of-way

•	 Total pavement section of 72-feet

•	 Vertical curb and gutter, typical

•	 6-foot parkway strip, both sides of the right-of-way

•	 5-foot separate sidewalk, both sides of the right-of-way

•	 Landscape area at varying widths 

Cul-de-Sac Street, 52-foot Right-of-Way

•	 Two, 10-foot travel lanes

•	 Two, 7-foot parking lanes

•	 Rolled curb and gutter, typical

•	 Total pavement section of 34-feet

•	 5-foot parkway strip, both sides of the right-of-way

•	 4-foot separate sidewalk, both sides of the right-of-way

Figure D.2.5 Cul-de-Sac Street - Woodbridge by Del Webb, Section M

Figure D.2.4 Major Residential Collector Street - Woodbridge by Del Webb, Section L
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Neighborhood Street at Parkway, 54-foot Right-of-Way

•	 Two, 10-foot travel lanes

•	 Two, 7-foot parking lanes

•	 Rolled curb and gutter, typical

•	 Total pavement section of 34-feet

•	 6-foot parkway strip, one side of the right-of-way

•	 4-foot separate sidewalk, one side of the right-of-way

•	 12-foot meandering bike trail located in open space corridor of varying width, 
one side of the right-of-way

Typical Neighborhood Street, 54-foot Right-of-Way

•	 Two, 10-foot travel lanes

•	 Two, 7-foot parking lanes

•	 Rolled curb and gutter, typical

•	 Total pavement section of 34-feet

•	 6-foot parkway strip, both sides of the right-of-way

•	 4-foot separate sidewalk, both sides of the right-of-way

Figure D.2.7 Neighborhood Street - Woodbridge by Del Webb, Section O

Figure D.2.6 Neighborhood Street at Parkway - Woodbridge by Del Webb, Section N
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Typical Neighborhood Street at Parkway, 54-foot Right-of-Way

•	 Two, 10-foot travel lanes

•	 Two, 7-foot parking lanes

•	 Total pavement section of 34-feet

•	 Rolled curb and gutter, typical

•	 6-foot parkway strip, one side of the right-of-way

•	 4-foot separate sidewalk, one side of the right-of-way

•	 12-foot meandering bike trail located in open space corridor of varying width, 
one side of the right-of-way

Bike Trail- Rear Yard, Varying Right-of-Way

•	 12-foot meandering multi-use path 

•	 Open space corridor landscaping-varying overall width, see figure D.4.1

Residential Collector Street, 60-foot Right-of-Way

•	 Two, 10-foot travel lanes

•	 Two, 7-foot parking lanes

•	 Rolled curb and gutter, typical

•	 Total pavement section of 34-feet

•	 5-foot parkway strip, both sides of the right-of-way

•	 5-foot separate sidewalk, both sides of the right-of-way

Figure D.2.9 Residential Collector Street - Woodbridge by Del Webb, Section Q

Figure D.2.8 Neighborhood Street at Parkway - Woodbridge by Del Webb, Section P
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Residential Collector Street, 60-foot Right-of-Way

•	 Two, 14-foot travel lanes

•	 Rolled curb and gutter, typical

•	 6-foot parkway strip on both sides of the right-of-way

•	 5-foot separate sidewalk on both sides of the right-of-way

•	 5-foot landscape easement between sidewalks and soundwalls

Residential Collector Street, 60-foot Right-of-Way

•	 Two, 14-foot travel lanes

•	 Rolled curb and gutter, typical

•	 8-foot on-street parking on north sides of the right-of-way

•	 5-foot monolithic sidewalk on north side of the right-of-way

•	 5-foot seperated sidewalk on south side of the right-of-way

•	 3-foot landscape easement between sidewalk and residential right-of-way

•	 5-foot landscape easement between sidewalk and soundwall

Figure D.2.11 Collector Street w/Soundwall on 1 Side- Woodbridge by Del Webb, Section S

Figure D.2.10 Collector Street w/Soundwall on 2 Sides- Woodbridge by Del Webb, Section R
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Residential Collector Street, 60-foot Right-of-Way

•	 Two, 14-foot travel lanes

•	 Total pavement section of 44-feet

•	 Rolled curb and gutter, typical

•	 8-foot on-street parking on both sides of the right-of-way

•	 5-foot monolithic sidewalk on both sides of the right-of-way

•	 3-foot landscape easement between sidewalk and residential right-of-way

D.3  Non-Vehicular Circulation

A comprehensive system of multi-use paths and bikeways is proposed for the Plan Area to 
allow for safe and convenient access between land uses.  The goal is to encourage pedestrian 
activities and bicycling as an alternative to traditional automobile usage.  Class I bike trails 
are proposed (as part of a 12-foot multi-use path system) within Open Space Corridors that 
traverse the Plan Area in a north-south and east-west orientation.  Access to the Class I bike 
trail is provided via neighborhood streets, arterial roads and residential collector streets.  Figure 
D.1.1 illustrates this arrangement.  Class II bike lanes shall be striped on designated streets 
within the Plan Area, (see street sections in subsection D.2 for more information) and Class III 
routes may be designated on residential streets during tentative mapping to provide additional 
connectivity.   Bike trails are defined as follows:

Class I - Provides a minimum of 
12-foot multi-use path.

Class II- Provides a paved striped 
land at the edge of a street or 
road for one-way bike travel.

Class III- Provides a shared 
use with vehicular traffic on a 
residential street

The extensive bikeway system 
within the Plan Area will provide 
opportunities to connect with 

Figure D.3.1 Bike Trail - Rear Yard, Section U

Figure D.2.12 Collector Street w/Parking on 2 Sides - Woodbridge by Del Webb, Section T
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existing and proposed bikeways in adjacent developments, including a primary connection to 
downtown Manteca via the Tidewater Open Space Corridor. Tentative mapping for residential 
projects shall be designed to ensure a positive and safe orientation toward open space, with 
roadway access provided adjacent to Open Space Corridors, see Figure D.1.1, or with rear yard 
orientations complete with see-through view fencing as illustrated by the Bike Trail- Rear Yard, 
Varying Right-of-Way exhibit found in subsection D.2.  The orientation of cul-de-sac streets 
perpendicular to Open Space Corridors, with openings in the soundwall wall and fencing, will 
also allow for ease of public access.  

D.4  Public Transit

Existing public transit bus stops are provided at Union Road/Lathrop Road.  The Plan will 
support the use of these facilities by providing for an enhanced, protected bus stop facility with 
identifying signage.  Future public transit stops will be predicated on the City of Manteca and 
their desire to increase the level of service.   Bus turn-outs will be designed in the tentative 
maps on arterial streets, on the far side of each major intersections and at the entries to Union 
Ranch East and Woodbridge, in coordination with City of Manteca standards.
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Section E. Public Facilities

This section addresses the general public facilities required to serve the future residents of 
the Plan Area.  It includes a description of police protection/law enforcement, fire protection, 
solid waste disposal, as well as parks and recreation facilities.  This section includes a list 
of standards for each public service.  Funding for these public facilities shall be provided by 
the current fee programs.  Woodbridge by Del Webb is an active adult community unique 
to Manteca and, as such, has varying impacts on public facilities that differentiate it from a 
standard R-1 subdivision.  Woodbridge will generate less water consumption, wastewater flow, 
traffic and therefore street maintenance costs, and police service costs than a conventional 
single-family housing development.  Gruen Gruen + Associates of San Francisco has studied 
the fiscal impacts of Woodbridge on City of Manteca services and determined that the 
project will generate additional City revenue of approximately $434,000 above the cost of 
services.  A complete analysis of the fiscal impacts and methodology used can be found in the 
supplemental report; “An Analysis of the Fiscal Impacts of the Proposed Woodbridge Active 
Adult Development,” dated February 2004.

E.1  Police Protection/Law Enforcement

The Manteca Police Department is a full service municipal law enforcement agency with 
specialized assignments and recognized specialties.  In addition, the Department has an active 
and valuable volunteer staff consisting of Police Explorers, Reserve Officers, and senior citizens 
who render invaluable assistance to the Department and the community.  In compliance with 
other goals and policies in the Specific Plan, the commercial areas and neighborhoods will be 
designed to encourage pedestrian activity.  This will require a higher level of attention and care 
for the design of public spaces to ensure that there is adequate opportunity for surveillance by 
the police and general public.

The City meets a standard of one sworn officer per 1000 residents.  No additional facilities will 
be required in the plan area.  

E1.1  Law Enforcement Standards

A)	 The City shall endeavor through adequate staffing and patrol arrangements to 
maintain the minimum feasible response time for police calls.

B)	 The City shall provide police services to existing and projected population, 
including the Union Ranch Specific Plan Area.

C)	 The Planning Commission and City Engineer will review proposed residential 
street patterns to evaluate the accessibility for police patrols and emergency 
response.

D)	 Residential-based surveillance and law enforcement notification programs, such 
as Neighborhood Watch, are strongly encouraged.

E)	 All land uses in the plan area should be designed to facilitate surveillance and 
access by law enforcement equipment and personnel.

F)	 Streets shall be designed and constructed to ensure that emergency response 
is not impaired.
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E.2  Fire Protection

The Manteca Fire Department (MFD) provides fire services in the City of Manteca.  The 
Insurance Services Office (ISO) has rated Manteca as a Class 3 on a scale of 9.  Manteca 
shares the second best rating in the County and is rated in the top 15% of fire departments 
in San Joaquin County.  Currently there are three fire stations in Manteca, with the closest 
existing station located at  800 East J St. Lathrop, CA (2) two miles from the Union Ranch Plan 
Area.   A fire station is proposed for the Plan Area, located on a 1-acre parcel on the west side 
Union Road, north of the primary community entries. 

The Manteca Fire Department also provides emergency medical response.  To maintain a 
standard level of care all fire personnel are trained and certified Emergency Medical Technician-
1 (EMT) and EMT-D.  There are two emergency care hospitals in Manteca, with the closest 
located at E. North Street-- approximately eight miles form the Union Ranch Plan Area.  

E.2.1  Fire Protection Standards
A)	 The City has identified a goal to maintain an overall fire insurance (ISO) rating 

of 4 or better.
B)	 The City shall provide fire services to serve the existing and projected 

population.
C)	 The Fire Department shall continuously monitor response times and report 

annually on the results of the monitoring.
D)	 The Planning Commission and City Engineer will review proposed residential 

street patterns to evaluate the accessibility for fire engines and emergency 
response.

E.3  Solid Waste Disposal

The City of Manteca Solid Waste Department shall provide weekly solid waste disposal and 
recycling services for the Plan Area.  The City utilizes the Forward Landfill Inc. to process and 
ship its solid waste and materials.  Green waste is also delivered to the Austin Road/Forward 
Landfill.  This landfill has a closure date of 2053 and has a remaining capacity of 1,608,752 
cubic yards.

E.3.1  Solid Waste Disposal Standards
A)	 The City shall provide residential recycling picked up on a bi-weekly schedule 

and regular weekly garbage removal.
B)	 Residential bi-weekly curbside pickup of compost materials.
C)	 Leaf and Christmas Tree pickup.
D)	 Oil collection containers picked up on a weekly basis.
E)	 Commercial recycling made available.

F)	 Household Hazardous Waste collection.

E.4  Park Facilities

The Manteca General Plan states that the primary objective of park improvements is to provide 
recreational amenities for all residents.  A secondary objective is to provide space for public 
gatherings that may attract visitors to the community by ensuring that parks serve a variety of 
uses. For the parks in Manteca to meet the primary recreation-based objective park facilities 
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need to be designed with local neighborhoods in mind.  To this end the Union Ranch Plan Area 
proposes a total of 69.45-acres of open space and parkland, including bike trails and private 
recreation center, with a total public parkland dedication of 23.78- acres for shared storm water 
detention and recreational amenity.  Park facilities standards are presented here in complete 
support of the 2023 General Plan policies and implementation procedures, including the 
provision of 5-acres of community parkland for every 1000 projected residents and 3.5 acres 
of neighborhood park for every 1000 projected residents.  A summary is as follows in Table 
E.4.1:

Table E.4.1.1 Open Space & Park Amenities
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Basketball Court X
Tot Lot Play Equipment X X
Adventure Play Equipment X X
Picnic/BBQ X X X
On-street Parking X X X
Pavilion/Picnic Shelter X X
Pavilion/Exhibition Space X
Picnic Tables X X X
Walk/Jog Trail X X X X
Irrigation System X X X
Multi-Use Turf Area X X X
Sculpture/Art Work X X X
Bike Trail X X X
Drinking Fountain(s) X X X
Site Furnishings (benches, trash receptacles) X X X X
Security Lighting X X X X
Distinctive Pedestrian Entry (s) X X X
Drainage Basin Easement X X X (dedicate) X
Landscape Improvements X X X X
Signage X X X X
Acreage 5.41 8.9 9.5 32.16
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Park A:  

Woodbridge by Del Webb, 5.4 acres with a total detention capacity of 8.8 acre-feet. 

Park B:  

Woodbridge by Del Webb, 8.9 acres with a total detention capacity of 16.4 acre-feet.

Figure E.4.1.1 Park Site A

Figure E.4.1.2 Park Site B
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Park C:  

Union Ranch East, 9.5 acres with a total detention capacity of 14.3 acre-feet.

E.4.1  Park Financing, Dedication and Maintenance

Park C and the Tidewater Trail right-of-way will be dedicated to the City of Manteca for 
access by all City residents.  Each shall be designed and improved to permit development 
of the improvements identified in the conceptual park plans illustrated in Table  E.4.1.1.  The 
City acquires and improves parks through the collection of fees as authorized under the 
Development Mitigation Act (G.C. 66010-66037) Park C land is to be dedicated to the City and 
developed with park improvements.

Parks A and B, and some portions of the open space trail system within Woodbridge, shall 
be constructed by Pulte Home Corporation and maintained by a Home Owner’s Association 
established by Pulte Home Corporation.  Fees for the maintenance of these facilities, which 
shall be developed to meet specific recreational needs of the active adult community, will be the 
responsibility of the Home Owner’s Association.  The general public will have access to Park  
C, as well as the Open Space/Trail System located in Woodbridge by Del Webb.  Park facility 
standards shall in all cases meet and/ or exceed City of Manteca standards.

Figure E.4.1.3 Park Site C
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E.4.2  Private Recreation Facilities

The recreation needs of an active adult community differ from those of a conventional 
community.  Typically, a variety of uses are provided in park or community center catering to 
a diverse demographic of users groups and active uses generally outweigh the demand for 
passive uses.  Conversely, in an active adult community less emphasis is placed on physically 
demanding activities, and more emphasis is placed on social interaction.  A higher recreational 
priority is placed on smaller scale facilities that are aesthetically pleasing and promote leisure 
and fitness tailored to that age group.

Woodbridge by Del Webb provides for two private Parks A & B, and a 13.5-acre private 
recreational facility, at the center of the community (Refer to Figure E.4.2.1).  The focus of the 
facility is a recreation lodge containing swim facilities, social rooms, work-out facilities, a library 
and craft-rooms.  Active recreation opportunities within the center are tailored to the desires 
of an active adult community, and include a softball field, bocce courts, a tennis facility, and 
passive uses such as a contemplative garden, all surrounding a major lake feature.  Fees for 
the maintenance of these facilities will be the responsibility of the Home Owner’s Association.  
The general public will not have access to the recreation center and associated facilities—
access will be limited to residents and their guests.

Figure E.4.2.1 Recreational Center
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Section F. Infrastructure

F.1 Water Master Plan

The City of Manteca currently provides domestic water to its customers via a network of wells 
and transmission lines which draw groundwater and distribute it throughout the City.  While the 
City of Manteca has historically met all of its water needs in this manner, it is currently involved 
in a joint project with the South San Joaquin Irrigation District, the City of Lathrop, the City of 
Tracy, and the City of Escalon to develop a surface water source which will supplement the 
current groundwater source.  The project, named the South County Surface Water Supply 
Project (SCSWSP), is currently under construction and will include a water treatment plant 
and approximately 40 miles of pipeline that will deliver treated surface water to all of the 
aforementioned cities.

The SCSWSP is scheduled to deliver water in late 2005. In order to develop more water 
resources to allow the existing City water system to meet the demands of the Union Ranch 
project, the project will include the construction of a new domestic water well.  The well is 
proposed to be constructed in the northeast corner of the South San Joaquin Irrigation District’s 
(SSJID) water storage tank site, located on Lathrop Road east of Union Road if the test well 
verifies it to be a suitable location.  If that site is deemed unsuitable, the developer will locate 
an alternate site that is acceptable to the City.  The well will supplement the City of Manteca’s 
water supply.  The City has determined that such supplementation is required.

The Union Ranch project will be served by the extension of two existing City water mains to 
the project site.  The existing 12-inch water line in Lathrop Road will be extended to the project 
site.  The existing 12-inch water line at the intersection of Lathrop Road and Airport Way will 
be extended northward in Airport Way adjacent to the project frontage.  These extensions will 
result in a 12-inch line loop. This looped system will be the backbone network throughout the 
project site.

The Union Ranch project water distribution system will be developed in phases throughout 
the site.  Each phase will connect to a 12-inch diameter water  transmission line and other 
connection points in preceding phases.  This continuously looped system of water mains will 
provide for the necessary fire flows and line pressures in conformance with City of Manteca 
standards.  The system will be designed and constructed in conformance with City of Manteca 
standards for materials and installation.  The Master Water Plan for Union Ranch is included 
herein as figure F.1.1

F.2 Sanitary Sewer Master Plan

The City of Manteca currently provides sanitary sewer service to its customers via a network of 
collection of gravity and force main sewer lines.  Several pump stations and lift stations located 
throughout the City augment this sewer line network.  This conveyance system terminates at 
the City of Manteca Wastewater Quality Control Facility, located in the southwest area of the 
City.  The facility has a capacity of 6.95 million gallons per day (mgd) and treats wastewater via 
a secondary activated sludge process.  The facility will be expanded to a capacity of 10 mgd by 
2005 and has an ultimate expansion capacity of 25 mgd.
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The collection system for the Union Ranch project will consist of a network of gravity sewer 
lines ranging in size from 6” to 15” in diameter.  The collection system will flow generally from 
east to west, more or less with the existing slope of the project site.  A 15” line will terminate at 
Airport Way.  Ultimately, it will connect to a larger sewer trunk line to be constructed at a future 
date pending completion and implementation of the City of Manteca’s Sanitary Sewer Master 
Plan improvements.  Union Ranch developments will pay sewer collection fees (PFIP) to cover 
the project’s share of future use of the trunk lines.  See figure F.2.1 Partial City Sewer Plan 
contained herein.

Until master plan improvements are complete, an interim solution for conveying wastewater 
generated by Union Ranch to the existing City of Manteca collection system is needed.  The 
closest point of connection to the City’s collection system is approximately 1000 feet north 
of the intersection of Airport Way and West Yosemite Avenue.  This point of connection is 
approximately 11,000 feet south of the intersection of Airport Way and Lathrop Road.  An 
existing sanitary sewer system containing a 12” force main and two pump stations is located in 
Airport Way approximately 4,000 feet south of the Union Ranch site.  This existing 12” force main 
has the capacity to receive and convey the effluent from the Union Ranch project to the City’s 
aforementioned connection point.  There is some concern that Union Ranch may not legally 
tie into the existing 12” force main.  If that is the case, the force main from Union Ranch will 
extend south to the point of connection 1000’ +/- north of Yosemite Avenue.  A temporary pump 
station sized to serve 1396 homes in the Union Ranch development area will be constructed at 
the southwest corner of the Union Ranch project, along the Airport Way frontage.  This pump 
will be replaced with a facility capable of ultimately discharging 6.7 +/- mgd (peak) and have 
pumping capacity to serve the entire Union Ranch Specific Plan area, as well as

1.	 The area bounded by Lathrop Road on the south, Lathrop City limits on the west,  Roth 
Road on the north and Airport Way on the east, plus

2.	 The area bounded by Lathrop Road on the south, Airport Way on the west, Lovelace 
Road on the north and the northerly extension of the Tidewater Bikeway on the east. 

with a 24” force main extending to the point of connection 1000’ +/- north of Yosemite Avenue.  
The ultimate regional sanitary sewer pump station shall initially consist of the ultimate wet well, 
above ground structures and fenced yard required to  serve the entire Union Ranch Specific 
Plan area plus the areas specified in 1 & 2 above with initial pumping capacity to serve only 
the Union Ranch Specific Plan area.  The initial pumping capacity shall be expandable to serve 
the entire Union Ranch Specific Plan area plus the areas specified in 1 & 2 above.  Upon 
completion of the gravity trunk line in Airport Way, the 12” force main and temporary pump 
station will be abandoned per the City’s requirements.  

The City of Manteca Standard Plans and Specifications were used to determine wastewater 
flows for this master plan.  Per City of Manteca Standard Drawing No. S-2, an average flow of 
330 gallons / residence / day was used on the portion of the project located east of Union Road 
(3.3 persons per lot @ 100 gallons / person / day).   Since the lots on the west side of Union 
Road will be developed for 2 bedroom senior housing only, an average flow of 173 gallons/
residence/day was used for these 1,425 lots (2.0 persons per lot @ 86.5 gallons/person/day).  
The average daily flow of 173 gallons/person/day is obtained from City Resolution No. R2004-
22, a resolution of the City Council of Manteca, California, establishing a Phase 3 point rating 
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system pursuant to Article 18 (revised community growth management program) of the Manteca 
Municipal Code.  Per the proposed land plan, there will be 535 traditional single-family units 
located east of Union Road and 1,425 single-family units located west of Union Road resulting 
in 1960 residential units in the Union Ranch project, with approximately 4,615 residents.  A 
peaking factor of 3.0 was used per the chart on Standard Drawing No. S-2.  

This Sewer Master Plan has been designed to accommodate 97 acres of Very Low Density 
Residential (2 dwelling units / acre) north of and adjacent to Union Ranch on the east side 
of Union Road.  An Area of Benefit will be created to distribute appropriate cost sharing to 
development that benefits in the future.  

Additionally, wastewater flows from the centrally located community center of the Union 
Ranch project were calculated per City of Manteca Standard Drawing No. S-2 for commercial 
development.  However, since the development plan for the community center includes only 
one commercial building within the 13.5 acres, the City standards for a recreation building of 
25,000 square feet were used to calculate the wastewater flow.  This resulted in an effluent 
discharge from the recreation building in the community center of 42,400 gallons per day peak 
flow, or approximately equivalent to 43 single-family residential units.  

The Union Ranch project sanitary sewer collection system will be developed in phases 
throughout the site.  Each phase will discharge into the internal collection lines extending to 
the 15-inch diameter sewer trunk line and the temporary pump station. The 15-inch diameter 
sewer trunk line, temporary pump station, and 24-inch diameter force main will be constructed 
during the first phase of development.  The Sewer Master Plan has been designed to receive 
and convey wastewater flows from the plan area to the temporary pump station and ultimately 
through the new 24-inch diameter force main and into the sewer main 1000’ +/- north of 
Yosemite Avenue.  The system will be designed and constructed in conformance with City of 
Manteca standards for materials and installation.  The Master Sewer Plan for Union Ranch is 
included herein as figure F.2.2 Master Sewer Plan.

F.3 Storm Drain Master Plan

The City of Manteca currently provides storm drainage via a system of gravity storm drain lines 
which terminate at detention or retention facilities.  Existing detention facilities discharge into 
a network of open channel and underground pipes owned and maintained by the South San 
Joaquin Irrigation District (SSJID).  SSJID facilities eventually drain into the French Camp 
Outlet Canal.  Several of the aforementioned open channels and underground pipes owned 
by the SSJID bisect the Union Ranch project area.  Some will need to be relocated and/or 
improved in order to construct the Union Ranch project and provide for terminal storm drainage.  
The existing drainage diagram is included herein as figure F.3.1 Existing Drainage information.

Union Ranch will provide storm drainage via four separate collection systems which will 
terminate respectively at four separate detention basins. The collection systems and basins 
have been sized to collect storm runoff from a 10-year, 48-hour storm event.  Each basin will 
empty into the nearest SSJID drain.  Basins 1, 2, 3, and 4 will discharge into SSJID Drain 3A, 
Lateral RGC, Lateral DD, and Drain 3, respectively.  Storm water discharge from the detention 
basins will be by pump stations. The storm drain basins and system extension will be sized 
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to accommodate storm drainage from properties at the northwest (26 +/-acres) and northeast 
(21+/-acres) corners of Union Road and Lathrop Road.  

Per the City of Manteca Standards, the storm drain basins have been designed with the 
following criteria:

1.	 Each basin provides storage for one 10-year storm over its respective tributary area.

2.	 Side slopes will not be steeper than 8:1.  The maximum basin side slope criteria is under 
review by the City of Manteca Parks & Recreation Department.  The criteria may be 
revised to allow steeper side slopes if it is determined that they can be safely mowed by 
City Parks & Recreation staff.

STORM DRAIN BASIN VOLUME CALCULATIONS

REFERENCES:	

			   1.	 City of Manteca Standard Plans and Specifications

			   2.	 City of Manteca Interim Percolation Basin Standards

			   V = CAR/12, where

				    C = 0.30

				    A = area, acres

				    R=3.56 inches

			   BASIN NO. 1:

				    A = 151.9  acres

				    V = (0.30)(151.9 acres)(3.56”) / (12” / ft) = 13.5 acre-feet

			   BASIN NO. 2:

				    A = 145.7 acres

				    V = (0.30)(145.7 acres)(3.56”) / (12” / ft) = 13.0 acre-feet

			   BASIN NO. 3:

				    A = 106.9  acres

				    V = (0.30)(106.9 acres)(3.56”) / (12” / ft) = 9.5 acre-feet

			   BASIN NO. 4:

				    A = 97.6 acres

				    V = (0.30)(97.6 acres)(3.56”) / (12” / ft) = 8.6  acre-feet
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The Union Ranch project storm drain collection system will be developed in phases throughout 
the site.  The storm collection system for each phase will discharge into the detention pond 
within its respective tributary area.  The Storm Drain Master Plan collection and detention 
system has been designed in conformance with City of Manteca standards.  The detention 
basins will be landscaped and grass-lined and have been designed to include recreation 
features for use during the dry months.  Play fields and walking paths are some of the amenities 
that can be found within each detention basin site.  

The Storm Drain Master Plan includes water quality features designed in conformance with 
the standards of the Regional Water Quality Control Board for the Central Valley Region, 
the City of Manteca, and the SSJID.  Storm water regulations for construction projects using 
Best Management Practices have been incorporated into the master plan.  Discharge flow 
rates from each detention basin into the adjacent storm drain facilities have been designed in 
conformance with the requirements of the City of Manteca and SSJID.    SSJID Drain 3 will be 
an underground pipe or box culvert system relocated to the southwest boundary of the project 
site.  This underground system  will receive and convey detained and treated runoff off site to 
the existing SSJID system of canals.  The master storm drain plan for Union Ranch is included 
herein as figure F.3.3 and figure F.3.4.

F.4 Telephone

Telephone service will be provided to Union Ranch by Verizon Communications.  Verizon 
currently owns and operates a telephone service network throughout the City of Manteca and 
will augment its existing facilities in the project vicinity and extend service into the project in 
order to serve Union Ranch..

F.5 Electricity

Electricity will be provided to Union Ranch by Pacific Gas and Electric.  Pacific Gas and Electric 
currently owns and operates an electric service network throughout the City of Manteca and will 
augment its existing facilities in the project vicinity and extend service into the project in order to 
serve Union Ranch.

F.6 Natural Gas

Natural gas will be provided to Union Ranch by Pacific Gas and Electric.  Pacific Gas and 
Electric currently owns and operates a natural gas service network throughout the City of 
Manteca and will augment its existing facilities in the project vicinity and extend service into the 
project in order to serve Union Ranch..

F.7 Cable Television

Cable Television will be provided to Union Ranch by Comcast.  Comcast currently owns 
and operates a cable television network throughout the City of Manteca and will augment its 
existing facilities in the project vicinity and extend service into the project in order to serve 
Union Ranch.
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G.2.5 Lake Access and Public Safety

Residents and visitors will be notified that wading and swimming is not allowed.  However in the 
event that someone ends up in the lake, the shoreline as designed will provide safe access out 
of the lake.  A concrete safety shelf will be designed at the edge of the lake.  If someone falls 
into the lakes, they will only be in 18" of water.  The interior slope of the lake gradually goes 
down to the middle of the lake at a four to one slope (4 Horizontal: 1 Vertical).  At the end of the 
shelf, individuals would be swimming instead of walking along the bottom of the lake.  

G.2.6  Operations and Maintenance (O&M) Program

The following maintenance activities will be part of the lake O&M program:

Debris Removal

The servicing technician should physically remove any floating or shoreline debris from the 
lakes.  Any larger branches from trees in the water or other debris too far from the shore 
should be removed with the use of a service boat.  All debris should be bagged and placed in a 
designated dumpster on site.

 Algae Control

If uncontrolled algae growth is observed it should be treated with the use of algaecides directly 
on the filamentous algae along the shorelines or sprayed on the lake surface for planktonic 
algae.  A water colorant, Aquashade, may be applied on an as needed basis to minimize the 
growth of algae and aquatic weeds by reducing the ultraviolet light penetration.

Aquatic Weed Control

Aquatic weed growth may occur in the lakes.  The weeds may be allowed to flourish until 
they come within six inches of the water surface or eight feet from the shoreline.  At this time, 
mitigation procedures should be employed.  To remove the unwanted vegetation, chemicals 
may be applied to reduce the re-growth potentials.

Pump Maintenance

All pumps should be inspected monthly.  A maintenance log should be located in the pump 
house and each maintenance visit should be noted in the log.  The technician should 
automatically perform all annual and semi-annual maintenance.

Biofilter Maintenance

The biofilter(s) should be backwashed and the media gravel rotated every six months.

Aeration System Maintenance

The aeration system pumps should be inspected each month.  Necessary routine maintenance 
should be performed at that time.  Aeration pumps with air filters should have the air filters 
cleaned monthly or more frequently as needed.  Aeration disks should be inspected annually.
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G.2.7  Lake System – Water Quality Management Program

Providing the storm water treatment function as part of an aquascape relies on recreating a 
natural ecosystem that can utilize biologic processes for treatment of urban pollutants in runoff 
as well as maintaining the normal health of the aquascape system.  The primary elements that 
have been integrated into this unique type of treatment aquascape system include: (1) wetlands 
planters, (2) lake biofilter beds, (3) pretreatment wetland filters, (4) aeration, and (5) storm 
water retention volume/capacity, when successfully applied can achieve exceptional water 
quality results.  

Lake biofilters consist of separate self-contained submerged gravel beds adjacent to the 
perimeter of the lake through which lake water is circulated and distributed underneath 
through a slotted pipe system.  A naturally occurring biological mass (microorganisms) will 
coat the gravel and serve to strip the water passing through the filter of nutrients (nitrogen, 
phosphorous) that would otherwise promote algae growth.  In addition, the recirculation 
pumping reintroduces oxygen into the lake system and increasing the overall dissolved oxygen 
content.  The combination of limited food supply and aerobic conditions reduce the potential 
for lake eutrophication.  A critical feature that needs to be incorporated in the biofilter design to 
ensure long term performance is the ability to effectively perform periodic backwashing in order 
to remove material that accumulates within filter voids and prevents adequate filtration.  Simply 
reversing the direction of flow through the biofilter piping system is not sufficient to distribute 
flow and a separate backwash system should be used.  Another important design aspect of the 
biofilters is the layout and location of these features in order to promote the maximum water 
quality benefit.  Generally placement is recommended at terminal ends of the lake geometry 
which enhances the overall lake water circulation. The biofilters are generally designed so that 
the velocity does not exceed 0.5 gpm per square foot of biofilter, assuming minimum 24-inch 
thick gravel filter.  The amount of biofilter needed to treat the lake system depends upon the 
amount of turnover or lake recirculation time for treatment, where industry averages for lake 
turnover rates without biofiltration range from 5 to 15 days.

A stabilized biological lake system requires maintenance of the dissolved oxygen levels which 
will eliminate the potential for odor problems and other lake operating issues.  Maintaining the 
necessary dissolved oxygen levels is achieved through the application of a fine bubble diffusion 
system placed along the bottom of the constructed lake.  Additional benefits of aeration include 
destratification of the lake’s water column to reduce surface water temperature and enhancing 
the natural vertical movement or circulation patterns. The aeration utilizes low-pressure and 
sized to provide turn over every 3 to four hours.  The ability to develop extremely fine bubbles 
can be achieved through the use of aeration disk pods constructed with a flexible rubber skin 
that precisely controls the size of the bubbles.  The importance of the fine bubbles compared 
to the large bubbles from a simple perforated pipe system involves the increased contact area 
provided by the fine bubbles enhancing oxygen transfer.  The size of the bubbler system is 
typically based upon the shape or geometry of the constructed lake as compared to the size; 
in order eliminate any dead zones.  The movement of lake surface water from wind and other 
water feature elements such as waterfalls or fountains can provide additional aeration.
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Separate wetland planters periodically located along the perimeter of the lake edge will assist 
in promoting the overall water quality objective for the lake system.  The wetland planters can 
be constructed along shelves in the lake shoreline with walls separating the lake except for the 
crest to allow for submergence from the lake water level.  The wetlands function to filter out 
waste from the lake water through various natural chemical and biological processes.  Methods 
to determine the amount of wetland area required for treatment involve correlations related to 
the concentration or amount of nutrients in the lake water.

The normal lake operating water levels would have the ability to "retain" or store the design 
"storm water quality volume" as defined in the City of Manteca Stormwater Quality Manual.  

G.3  Cultural Resources

The project area is located in a portion of the Central Valley fed by the San Joaquin River 
approximately 4 miles to the southwest, the Stanislaus River approximately 9.5 miles to the 
southeast, and several creeks and sloughs approximately 3-4 miles to the north and northeast.  
With plentiful resources and temperate climate, the Central Valley was well populated 
prehistorically and served as the location for some of the more substantial village sites known 
in California.  Additionally, according to ethnographic accounts, the project area is located in 
an area, which was considered the territory of Northern Valley Yokuts during early Spanish 
exploration into northern California.  The project area is flat terrain and is privately owned 
and occupied by farmsteads, orchards, and miscellaneous outbuildings associated with the 
agricultural use of the area.   The City of Manteca was incorporated in 1918 during a period of 
growth in California and an expanding agricultural base.  Some of the buildings and structures 
located in the project area could be considered historic resources.  

A number of federal, state, and local regulations, statutes, and ordinances protect cultural 
resources in California.  Management of cultural resources in the state is guided in large part 
by the National Historic Preservation Act (NHPA) of 1966 and the provisions of the California 
Environmental Quality Act (CEQA).

Although the treatment of cultural resources on this project is guided primarily by the provisions 
of CEQA, federal permitting would require compliance with Section 106 of the National Historic 
Preservation Act (NHPA). 

G.3.1  Regulatory Framework and Thresholds

Federal

National Historic Preservation Act

Section 106 of the National Historic Preservation Act (NHPA) requires that federal agencies 
take into account the effects of their actions on properties that may be eligible for listing or are 
listed on the NRHP, and afford the ACHP a reasonable opportunity to comment.  To determine 
whether an undertaking could affect NRHP-eligible properties, all cultural sites that could be 
affected must be inventoried and evaluated for inclusion on the NRHP. 
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Native American Graves Protection and Repatriation Act

Native American human remains are protected under the Native American Graves Protection 
and Repatriation Act (NAGPRA) of 1990 (25 United States Code [USC] 3001 et seq.), which 
requires federal agencies and certain recipients of federal funds to document Native American 
human remains and cultural items in their collections, notify Native American groups of their 
holdings, and provide an opportunity for repatriation of these materials.  This act also requires 
plans for dealing with potential future collections of Native American human remains and 
associated funerary objects, sacred objects, and objects of cultural patrimony that might be 
uncovered as a result of development projects overseen or funded by the federal government.  
Native American human remains also are protected under CEQA, as described below.

State of California

California Environmental Quality Act

CEQA has a much more broad and far-reaching environmental regulatory framework than the 
NHPA, but it also includes cultural resources as an important component of its oversight and 
management policies.  Before discretionary projects are approved, the potential for significant 
impacts of the project on archaeological and historical resources must be considered under 
CEQA (§21083.2, §21084.1) and the State CEQA Guidelines (Title 14, §15064.5).

G.3.2  Cultural Resource Standards and Guidelines

The Specific Plan will remain consistent with the applicable Manteca General Plan policies 
and implementation of those policies for the protection of cultural resources.  The project 
proponent will adhere to the guidelines and policies provided by CEQA, and if applicable, 
the NHPA and NAGPRA for the protection and preservation of historical and archaeological 
resources.  A Mitigation Monitoring and Reporting Program will be prepared to ensure that any 
mitigation measures applicable to the protection of cultural resources as developed during the 
environmental review process are implemented as part of the project design and construction 
methods.








































































































