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EXECUTIVE OFFICER'S REPORT

DATE: September 11, 2025
TS LAFCo Commissioners
FROM: J.D. Hightower, Executive Officer

suBJecT:  Union Ranch North Reorganization Inciuding
Annexation to the City of Manteca and
Detachment from the Lathrop-Manteca Fire
Protection District (LMFD)

RECOMMENDATION

It is recommended that the Commission conditionally approve the amended request
by the City of Manteca for a reorganization including annexation to the City of
Manteca of 112.5 acres and detachment from LMFD of 123.30 acres.

There are two (2) recommended resolutions for Commission approval:

1. Resolution conditionally approving the annexation of seven (7) parcels
totaling 112.5 acres at 13508, 13764, 13836, 13898 and 13998 South Union
Road and two (2) unaddressed parcels (APN’s 197-020-20, 21, 22, 23, 41,
46 & 47) to the City of Manteca and concurrent detachment from the Lathrop
Manteca Fire Protection District.

2. Resolution conditionally approving the detachment of an additional four (4)
parcels totaling 10.8 acres located at 13510, 13588, 13602 and 13640 South
Union Road (APN 197-020-29, 30, 35, 36) from the Lathrop Manteca Fire
Protection District and approving the City of Manteca request to provide out
of boundary fire protection service to said parcels.

The territory of the amended City annexation proposal is uninhabited pursuant to
the Government Code with six (6) registered voters residing within the territory.
With 100% owner consent, a protest hearing would not be needed.
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BACKGROUND:

On April 15, 2025, the City of Manteca adopted Resolution R2025-67 authorizing
the submittal of an application for the reorganization. This action was in turn
initiated by an application from Pilsbury Road Partners for development of a 455
single family detached residential project consistent with the City’s adopted General
Plan designation of Low Density Residential. The City Council also adopted an
ordinance that pre-zoned the territory to One-Family Dwelling (R-1) and Park (P) to
implement the development plan.

The development plan for the reorganization area calls for the development of 455
single-family homes and add approximately 1,450 new residents to Manteca. The
density and intensity of the development plan is consistent with the City’s General
Plan designations of Low Density Residential (LDR) and Park (P). The park
designation acts an open space connector through the reorganized area linking the
existing Tidewater Trail to a planned neighborhood park and a planned regional
park just north of the reorganization area.

The area has been anticipated for development and is within 10-year planning time
horizon of the City’s Sphere of Influence. The annexation area has been pre-zoned
by the City has One-Family Residential (R-1) and Park (P) by the City. The City of
Manteca provides the full array of urban services, including fire prevention and
suppression.

City Fire Station 4 is located on the northeast corner of Lathrop Road and Madison
Grove Drive, approximately 1.1 mile from the reorganization. LMFD stations are
located east and west of the reorganization area at 9121 East Lathrop Road and
800 “J” Street in Lathrop. Both LMFD stations are approximately 3.3 miles from the
reorganization area. The two public agencies share the same Insurance Services
Office Rating of 2 for the City and 2/2Y for the District. Thus, the services are
approximately equal to one another with City Fire Station 4 being the closest to the
annexation territory and out of boundary parcels. Currently, LMFD receives
$7,585.74 from the territory in property taxes annually.

Because of the close proximity to City Station 4, both the annexation and
detachment resulting in the City being the fire protection service provider will result
in efficient service delivery. Having four (4) properties on the east side of Union
Road surrounded on three (3) sides by territory served by City fire protection could
lead to confusion. Thus, the recommendation that the Commission approve
detachment from LMFD and approve the request by the City to provide fire
protection and emergency response services to four(4) parcels totaling 10.8 acres
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at 13510, 13588, 13602 and 13640 South Union Road (APN 197-020-29, 30, 35,
36).

ANALYSIS:

Government Code Section 56668, directs the Commission to consider a number of
factors, A thru Q, be considered in the review of a proposal. Below is a discussion
of the most pertinent factors:

(a) Population and population density; land area and land use; assessed
valuation; ... proximity to other populated areas; and the likelihood of
significant growth in the area, and in adjacent incorporated and
unincorporated areas, during the next 10 years.

The development plan for the reorganization calls for 455 new single family dwelling
units that is expected to have an average household size of 3.18, for a total of
1,450 new residents to Manteca at build-out. This is consistent with the General
Plan population estimate for the area.

The reorganization area is adjacent to existing city boundaries immediately south
as part of the Union Ranch annexation that was approved in 2004.

On the west side of Union Road the area south of Shady Pine Street is developed
with single family detached senior homes that are part of the Woodbridge
community. North of Shady Pines Street are six (6) previously developed parcels in
unincorporated San Joaquin County that includes single family homes as well as
the 3 Rivers Indian Lodge. The annexation plan for the City is that this area will
become part of the City with the Lovelace Assemblage annexation currently being
evaluated by the City. That planned reorganization is also within the 10 year
planning time horizon of the City’s SOI.

The City is experiencing significant growth. Manteca has a 2025 population of
983,733. Manteca is currently growing at a rate of 2.52% annually and its population
has increased by 13.99% since the most recent census, which recorded a
population of 84,009 in 2020. Manteca’s population is expected to continue to grow
as more dwellings continue to be constructed.
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POPULATION

(b) The need for organized community services; the present cost and
adequacy of governmental services and controls in the area and probable
effect of the ...annexation... on the cost and adequacy of services and
controls in the area and adjacent areas.

This contiguous area is transitioning with a mixture of suburban and rural residential
land uses. The area is immediately north of the existing Union Ranch annexation
boundary that the City annexed in 2004. The Union Ranch area is a suburban
subdivision developed with single family detached homes that has same general
plan designation of LDR and R-1 zoning proposed by reorganization. The
reorganization will provide needed organized community services to area by the
City of Manteca.
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Annual Impact

Scenario 2 -
Buildout of .
Scenario 1 Devel t Scenario 3 -
10L- men
i bl Buildout of Non-
Buildout of Area Less

Development
Development Area  Permanent

Area
Drainage Area
Item Lots
General Fund Revenues
Sales and Use Tax: General $120,603 $114,219 $157,892
Sales and Use Tax: Public Safety $3,497 $3,312 54,578
Property Taxes $752,500 $709,800 $996,469
Property Tax: Vehicle License Fee (VLF) $297,148 $280,441 $393,745
Transient Occupancy Tax $106,275 $100,903 $143,448
Franchise Fees $29,676 $28,176 $40,056
Real Property Transfer Tax $26,705 $25,204 $34,773
License & Permits $26,710 $25,360 $36,052
Subtotal General Fund Revenues $1,363,113 $1,287,414 $1,807,013
CFD Special Tax [1] $265,973 $252,528 $356,579
Total General Fund Revenues & CFD Special Taxes $1,629,086 $1,539,943 $2,163,593
General Fund Expenditures
General Government
City Attorney $10,808 $10,262 $14,589
City Clerk $10,259 $9,740 513,847
City Manager $31,499 $29,907 $42,517
Development Services S0 S0 S0
Engineering $2,199 42,088 $2,969
Finance $22,022 $20,909 $29,725
Human Resources $9,998 $9,493 613,495
Non Departmental $75,658 $71,834 $102,122
Public Works $69,813 $66,284 $94,232
Public Safety
Police Department $352,971 $335,129 $476,434
Fire Department $177,520 $168,547 $239,614
Parks, Recreation, and Community Services
Parks, Recreation, and Community Services $11,431 $10,853 $15,429
Total General Fund Expenditures $774,178 $735,044 51,044,972
|General Fund Operating Surplus/(Deficit) $854,908 $804,898 $1,118,620|

[1] The Project will mitigate potential impacts on the General Fund by participation in CFD 2022-1 for public
safety and road maintenance services,

The development plan for the annexation territory is expected to have a $804,898
annual positive impact to the City’s general fund. The buildout of the both the
annexation and detachment territories east of Union Road is expected to resultin a
$1,118,620 positive impact to the City’s general fund.
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The adopted MSR shows that the City management practices are cost effective and
will provide adequate governmental services and controls to this area consistent
with Government Code Section 56668(b).

(d) The conformity of both the proposal and its anticipated effects with both
the adopted commission policies on providing planned, orderly, efficient
patterns of urban development

The pre-zoning of the territory to One-Family Dwelling Zoning District (R-1) is
consistent with the established land use pattern of the area. This zone allows for
substantial flexibility in selecting dwelling unit types and parcel configurations to suit
site conditions and housing needs. The types of dwelling units include small lots
and clustered lots as well as conventional large-lot detached residences. The
development plan for the project shows conventional large lot detached residences.
By doing so, the project provides planned, orderly, efficient pattern of urban
development consistent with Government Code Section 56668(d).

(e) The effect of the proposal on maintaining the physical and economic
integrity of agricultural lands, as defined by Section 56016.

The soil classifications of the soils within the reorganization territory are
predominately not associated with Prime Agricultural Lands pursuant to CKH
Section 56064. Soil type 255, Tinnin loamy coarse sand, 0 to 2 percent slopes,
comprises 85% of the reorganization territory. Soil type 266, Veritas fine sandy
loam, 0 to 2 percent slopes, comprise 15% of the territory.

Government Code Section 56064 defines Prime Agricultural Lands as:

1. Land that qualifies, if irrigated, for rating as class | or class Il in the
USDA Natural Resources Conservation Service land use capability
classification, whether or not land is actually irrigated, provided that
irrigation is feasible. The site is predominately (85%) Soil type 255,
Tennin loamy coarse sand soil that is rated class Ill when irrigation is
available. Only 15% of the total site with Soil type 266, Veritas fine sandy
loam that is located in the northeast portion and southwest corner of the
area is rated class Il.
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2. Land that qualifies for rating 80 through 100 Storie Index Rating
(Excellent). The Tennin loamy coarse sand type that comprises 85% of
the site has a Modified Storie rating of between 61 to 80 and is rated as
class 2, good. The Veritas fine sand soil that comprises the northeast
and southwest areas of 15% of the site has a Modified Storie rating
between 80 to 100, class 1, excellent.

3. Land that supports livestock used for the production of food and

fiber and that has an annual carrying capacity equivalent to at least
one animal unit per acre as defined by the United States Department
of Agriculture in the National Range and Pasture Handbook,
Revision 1, December 2003. The reorganization territory has not been
used for livestock raising or grazing.

4. Land planted with fruit or nut-bearing trees, vines, bushes, or crops

that have a nonbearing period of less than five years and that will
return during the commercial bearing period on an annual basis
from the production of unprocessed agricultural plant production
not less than four hundred dollars ($400) per acre. A majority of the
reorganization area is planted with almond orchards in a varying degee of
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productivity. The northern area appears to be stressed, while the
southern half appears to be healthy and in production. The County
Agriculture Commissioner estimates that almonds produced $3,120.00
per acre in 2028.

5. Land that has returned from the production of unprocessed
agricultural plant products an annual gross value of not less than
four hundred dollars ($400) per acre for three of the previous five
calendar years. The aerial photos from 2020 and 2024 show the site
and the stressed orchard just north of the middling dirt road.
Nevertheless, the orchard probably has produced $400 per acre or
approximately 13% of the average almond orchard income in San
Joaquin County.

To mitigate the impact of the loss of prime agricultural land, the City of Manteca has
adopted via a legal settlement agreement to collect fees and pass through those
fees to the California Farmland Trust (CFT). CFT in turn uses those fees for the
acquisition and administration of agricultural easements throughout the State. The
agricultural mitigation fee is updated annually pursuant to the City’s Municipal
Code, Chapter 13.42 and is currently $3,506.89 per acre. The reorganization will
generate $394,525.13 for the smaller reorganization and $432,399.54 for the larger
reorganization area. Thus the impact of the reorganization upon the physical and
economic integrity of agricultural lands is mitigated to City standards reflected
throughout the City’s General Plan including Policy LU-2.6. To the extent feasible
the project is consistent with Government Code Section 56668(e),

(f) The definiteness and certainty of the boundaries of the territory, the
nonconformance of proposed boundaries with lines of assessment or
ownership, the creation of islands or corridors of unincorporated territory,
and other similar matters affecting the proposed boundaries.

The proposed annexation by the City provides good urban form with definite and
certain boundaries in the form of Union Road, Tidewater Rail Road alignment, the
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existing Union Ranch and alignment with the northern boundary of the Woodbridge
community. Being contiguous with existing City boundaries, the City has
infrastructure adjacent to the site that can serve the territory. By doing so the
reorganization provides definiteness and certainty of the boundaries of the territory
consistent with Government Code Section 56668(f).

(k) The ability of the ...receiving entity to provide the services that are the
subject of the application to the area, including the sufficiency of revenues
for those services following the proposed boundary change.

The Fiscal Analysis shows a positive impact to the City's General Fund. Measure
M revenues (a 0.5% sales tax for public safety) are excluded from the analysis, as
the revenues will be offset by corresponding expenditures, separate from the
General Fund's public safety budget. Similarly, Measure Q revenues (a 0.75%
sales tax) for additional infrastructure repair, enhanced neighborhood police patrols
and crime prevention efforts, enhanced fire protection services and emergency
response times, improved quality of life programs and amenities such as parks,
public facilities, local business support, homeless services, and youth services, are
excluded from the FIA analysis.

The proposed detachment from LMFD provides efficient delivery of fire protection
services. The City operates the closest fire station to the proposed area. City Fire
Station 4 is approximately 1.1 miles from the project site. The site is approximately
equi-distance, 3.3 miles, from both the Lathrop-Manteca Fire Stations -- 800 “J”
Street in Lathrop: and, 1921 E. Lathrop Road in Manteca. The City of Manteca has
the ability to provide the services, including fire protection, to the territory within the
reorganization area. The City's request to keep the detachment request intact and
provide out of boundary fire protection service to the northern 2045 time horizon
parcels (please see discussion below) reflects the City’s ability efficientlyrespond.

The Fiscal Analysis showed that the cost of fire protection service to the entire area
to be detached is expected to be $239,614 annually. This cost is included in the
overall positive General Fund impact of $854,908. This revenue is complemented
by revenues generated by Measures “M" and “Q" along with the locational
advantage of City public safety facilities results in providing sufficient revenues for
City provided services following the proposed boundary change pursuant to Section
56668(k).

() Timely availability of water supplies adequate for projected needs as
specified in Section 65352.5.

The City of Manteca provides water service for the residents of Manteca and would
be the water provider for the reorganized territory. The City has the capacity to
meet the demands created by the proposed development plan and tentative
subdivision map. The reason for the amended annexation request by the City is
that there are 5 parcels that are within the 2045 planning time horizon of the City's




Urban Water Master Plan (UWMP). This designation is for parcels that are
anticipated to be incorporated after 2030. Please see map below.
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The area of the development plan associated with the annexation is within the
City’s Urban Water Master Plan (UWMP) 2030-time horizon. The northern area
identified within the UWMP 2045 time horizon consist of four (4) parcels that also
are without owners’ consent to be annexed. The southern area within the UWMP
2045 time horizon is 13990 S. Union Road (APN 197-020-20), the southwest corner
of the reorganization area. This southern 2045 time horizon parcel has the owner’s
consent to be annexed and would otherwise create an unincorporated island. Thus
the City’s request to include this parcel in the annexation request although lacking a
development plan.

The City has a blended potable system with surface via the SSJID deGroot
treatment plant and ground water. City wastewater is treated at the Manteca
WQCF and some of the tertiary treated effluent is returned to the City as reclaimed
water. There are approximately 23,000 connections to the water system, with an
average daily usage of 12 million gallons. Annually, the City distributes about 4.5
billion gallons of potable water, the majority of this water is surface water from
SSJID’s water treatment plant, the balance is supplied by City owned groundwater
wells. The City has a 4-million-gallon ground level storage tank with a booster pump
station capable of pumping 12,000 gpm.

Due to availability of surface water, conservation efforts and efficient land use
pattern, the rate of increase of available water supply has been greater than the
growth of the City's area. The development plan consistency with the planning time
horizon has been planned for as shown in the table below. Simultaneously, the
water demand growth has been less than the rate of the City’s population growth
also shown in the tables below.

The analysis included in the City’s Urban Water Master Plan (UWMP) assumed that
the Project site would be developed as proposed by the subdivision. The expected
1,450 new residents are projected to use approximately 179 per capita gallons per
day for a total demand of 259,550 gallons per day.
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(m) The extent to which the proposal will affect the City’s and the County in
achieving their respective fair shares of the regional housing needs...

m

CATEGORY

VERY MODERAT
Low MoperaT | TOTAL
Low E

2023-2031 RHNA 2,246 1,409 1,381 3,270 8,306
Approved Projects
Approved Projects wiil:);;cn.tpancy past June 30, 101 40 165 5472 5778 i
Pending Projects J
Pending Projects with occupancy post June 30, 2023 ’ 524 ‘ 212 ‘ 74 746 l 1,556 f
Vacant Sites by General Plan / Zoning District
VLDR / R-E 0 0 3 3
LDR / R-1 0 0 343 343
LDR / PD 0 0 0 2 2
MDR /R-2 0 0 598 0 598 1
MDR / PD 0 0 3 0 3
HDR /R-3 329 216 8 0 553
CMU / CMU 566 378 10 0 954
CMU /PD 81 55 0 0 136 l
CMU / SP 118 78 0 0 196
I DW / DW 24 17 159 0 200
' Subtotal Vacant Sites 1,118 744 775 348 2,990
Underutilized Sites by General Plan / Zoning District
LDR /R-1 0 0 0 174 174
MDR /R-2 0 0 524 0 524 1
HDR / R-3 104 70 0 174
CMU / CMU 785 525 0 1,310 |
CMU / MP 83 56 0 139
CMU / SP 95 63 0 158
Subtotal Underutilized Sites 1,067 714 524 174 2,479

Accessory Dwelling Units

ADUs 7 7 14 k%! 72
Total Inventory Capacity (Inventory, plus Approved Projects, plus ADUs)
Total Capacity 2,817 1';1 1,552 6,784 12’587

Shortfall

0

0

Excess Capacity

i " ’ "
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3,514

It is expected that the units built as part of the Union Ranch North Project will be
developed at market rate and would therefore be included within the above

moderate and/or moderate income categories (as defined by RHNA). Manteca has

a total realistic capacity for 12,875 units, based on its inventory of vacant sites,

approved projects, and pending projects. There is excess capacity to accommodate




the RHNA at all income levels for the current period. The table below summarizes
the residential unit potential and provides a comparison with Manteca's RHNA and
inventory. Inventory sites, including vacant sites, underutilized sites, pending and
approved projects.

(n) Any information or comments from the landowner or landowners, voters,
or residents of the affected territory.

The northern area within 2045 time horizon of the UWMP did not have owner
consent to be annexed. Although now taken out of the City’s request, to date no
written protests to the original reorganization have been received. The original
reorganization did include detachment from LMFD. That detachment boundary
does not change with the City’s letter amending the original request.

The northern area of the UWMP was designated within the 2045 Planning Horizon
because there are no plans to develop the 10.9 acres comprising that area by 2030.
The annexation creates an area that will be surrounded on three (3) sides by the
City with Union Road acting as a clear boundary for emergency response.
Ownership consent to annex to the City has not been obtained, there are four (4)
parcels -- 13510, 13588 13602 and 13640 South Union Road (APN 197-020-29, 30,
35 & 36) — that the owners have not given their consent to be annexed. These four
(4) properties are owned by three (3) property owners.

The removal of the UWMP 2045 planning horizon area from the area proposed for
annexation makes for an annexation with 100% consent.

CONCLUSION

Pursuant to CKH Section 56375(4), staff recommends that the Commission
conditionally approve the reorganization to the City of Manteca subject to the following
findings:

* LAFCo concurs with the Environmental Impact Report (SCH 2023110668) for
the project,

e The annexation area is substantially surrounded on two (2) sides, south and
west, by the City of Manteca,

e 85% of the reorganization area does not have the physical characteristics of
Prime Agricultural land,

e The annexation area is designated for Low Density Residential (LDR) and Park
(P) land uses within the City of Manteca General Plan and likewise pre-zoned
Single Family Dwelling (R-1) and Park (P).

e The annexation area is within the 10-year time horizon of the City of Manteca
Sphere of Influence and the development plan associated with the annexation
is within the 2030 time horizon of the City's Urban Water Master Plan.

* The annexation request will not create an unincorporated county island.
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e The additional four (4) parcels proposed for detachment form the Lathrop
Manteca Fire Protection District is within an area identified within the UWMP to
be developed by 2045.

e A Certificate of Completion for both the annexation and detachment of territory
will not be issued until LMFD received mitigation payment for detachment of
territory.

Attachments:

Attachment 1 Letter from the City of Manteca amending request

Attachment 2 Resolution Conditionally Approving Annexation to City of Manteca
Attachment 3 Annexation Boundary Map

Attachment 4 Resolution Approving Detachment from Lathrop-Manteca Fire District
Attachment 5 Detachment Boundary Map

Attachment 6 Final Environmental Impact Report
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Attachment 1

CITYOF MANTECA

Office of the City Manager

September 3, 2025

Dear Mr. Hightower

The City of Manteca respectfully requests that its annexation application be amended to
include seven (7) parcels totaling 112.5 acres located at:

« 13508, 13764, 13836, 13898, and 13998 South Union Road
« Two (2) unaddressed parcels identified as APNs 197-020-20, 21, 22, 23, 41, 46,

and 47

This request is made to ensure consistency between the annexation boundaries and the
planning time horizon of the City’'s adopted Urban Water Master Plan (UWMP).

Because of the critical nature of the City's water planning efforts, the City of Manteca
further requests that the Union Ranch North annexation boundaries conform both to the
UWMP service area and to LAFCo policies regarding the avoidance of unincorporated

islands.

Accordingly, the City of Manteca requests that the following parcels be excluded from the
annexation territory as part of the overall reorganization:

« 13510, 13588, 13602, and 13640 South Union Road (APNs 197-020-29, 30, 35,
and 36).

For reference, please find attached the City’s adopted UWMP service area map and
the Union Ranch North Tentative Subdivision Map.

i domyLwns
SRR PARK IRR W/ RAW WATER

Because the four (4) parcels are surrounded on three sides by the Union Ranch North
development, the City is the logical fire service provider for these properties. This would
establish a consistent and efficient fire service boundary along the east side of Union

1001 W. Center Street, Manteca, CA 95337 | (209) 456-8011 | www.manteca.gov
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Road.

Accordingly, the City of Manteca requests that the reorganization detach these parcels
from the Lathrop Manteca Fire District (LMFD), with the City serving as the successor
agency for fire protection services.

The City’s Fire Station No. 4 is located approximately 1.1 miles away, whereas the
nearest LMFD stations are both located approximately 3.3 miles from the subject
properties.

To address fiscal impacts, LMFD would receive payment to mitigate the loss of revenue
upon recordation of the Certificate of Completion. Furthermore, the City and LAFCo
would ensure that the applicant is reimbursed when the four (4) parcels annex into the

City.
Sincerely,
Toni Lundgren

City Manager
(209) 456-8627

1001 W. Center Street, Manteca, CA 95337 | (209) 456-8011 | www.manteca.gov
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- ATTACHMENT 2
RESOLUTION NO. 1556 L

'-BEFORE THE SAN JOAQUIN LOCAL AGENCY FORMAT%ON COMMFSSION APPROVING
THE 112.50 ACRE UNION RANCH NORTH PROJECT REORGANIZATION LOCATED ON -
SOUTH UNION ROAD (APN’S$197-020-20,21,22,23,41,46, & 47) ANNEXATONTO THE
CITY OF MANTECA WITH CONCURRENT DETACHMENT FROM LATHROP MANTECA
 FIRE PROTECTION DISTRICT(LAFC 24-25) - : : :

WHEREAS, the above Union Ranch North Reorganization proposal was authorized to
be filed by the City of Manteca City Council Resolution R2025-67 on April 15, 2025, and fited
an application for Reorganization to the Commission and a Certificate of Filing issued on
August 6, 2025, by the Executive Officer for processmg in accordance with the Local
Government Reorga nization Act; and

WHEREAS the Union Ranch North Project Reorganlzatlon boundary flled by the
City of Manteca is co-terminus with the boundaries of eleven (11) parcels of land, 123.30
acres commonly referred to as 13506 through 1990 South Union Road (APN’S 197-020-
20,21, 22 23, 41 46 &47 and :

WHEREAS the Caty of Manteca Mumcrpal Services Rewew was approved by the
Commission on July 14, 2022, that evaluated and amended the City’s Sphere of Influence
consistent with the provisions of Government Code 56430; and

WHEREAS, State Government Code Section 56375(a)(1) states that the Commission
shall have the power and duty to review and approve with or without amendment, wholly,
partially, or conditionally proposals for changes of organization, consistent with written
policies, procedures, and guidelines adopted by the commission”; and '

WHEREAS, the proposed reorganization area is uninhabited and has 100% property
ownerconsent to be annexed. Public Hearing Notices were sent to property owners and/or
registered voters as well as posted in the newspaper and on SJ LAFCo website on August
20, 2025, pursuant to State Government Code Section 56079 5, and

"WHEREAS, on April 21, 2025, the City of Manteca, as the lead agency for the Project,
has certified a Final Environmental Impact Report (EIR)}(SCH# 2023110668) and Statement
of Overriding Consideration for the project pursuant to and in accordance with the
California Environmental Quality Act (CEQA); and

-"WHEREAS, the Draft EIR was made available for the statutory 45-day public review
period and recirculated for public review and comments received were posted and
responded to by the City of Manteca within the Final EIR; and
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Resolution 1556 September 11, 2025

WHEREAS, pursuant to State Code of Regulations, Section 15086, the Commission
is a responsible agency that considered the Notice of Determination prepared by the City
of Manteca and the Commission has evaluated it’s own conclusions as to whether and how
to approve the proposed reorganization; and

WHEREAS, the Commission specifically consideredall applicable factors described
in Government Coe Section 56668; and

WHEREAS, the Commission held apublic hearing on the proposed reorganization on
September 11, 2025, in the Board of Supervisors Chambers, 44 North San Joaquin Street,
6" Floor, Stockton, CA, pursuant to notice of hearing which was published, posted and
mailed in accordance with State law; and

WHEREAS, at said hearing the Commission heard and received evidence, both oral
and written regarding the proposal, and all persons were given an opportunity to be heard;
and

WHEREAS, the Commission has, in evaluating the proposal considered the report
submitted by the Executive Officer, the factors set forth in Section 56668 of the California
Government Code and testimony and evidence presented at the public hearing held before
and on September 11, 2025,

NOW, THEREFORE, the San Joaquin Local Agency Formation Commission DOES
HEREBY RESOLVE, DETERMINE, AND ORDER as follows:

Section1. The Union Ranch North Project Reorganization is as shown on
Attachment 1 of this resolution.

Section 2.  Certifiesthat, as a Responsible Agency, the Commission has
independently reviewed, considered concurs with the City’s findings thatthe project is
exempt from further environmental review pursuant State Code of Regulations, Section
15183 as adopted by the City of Manteca.

Section3. Finds that the proposal is inhabited pursuant to State Government
Code Section 56079.5.

Section 4. Finds that no written protests were within the project area.
Section 5. Pursuantto California Government Code Section 56663, the commission
waives protest proceedings pursuant to State Government Code Part 4 (commencing with

Section 57000).

Section 6. Pursuantto California Government Code Section 56375(a)(1) that prior to
recording a Certificate of Completion, the applicant shall submit to the Executive Officer

025



Resolution 1556 September 11, 2025

proof of an agreement with the Lathrop -Manteca Fire Protection District regarding
mitigation for detachment from the District.

Section 8. Priorto the recordation of a Certificate of Completion, the applicant shall
submit and gain approval of the annexation boundary map and legal description to the
satisfaction of the County Surveyor.

Section 9. The City of Manteca, shall defend, indemnify, and hold harmless
SJILAFCo, its agents, officers, and employees, from any claim, action, or proceeding against
SJLAFCo, its agents, officers, and employees, to attack, set aside, void or annul SILAFCo’s
approval of the Reorganization, adoption of this Resolution, or any of the terms and
conditions set forth herein.

Section 10. As allowed under Government Code Section 56107 and Government
Code Section 56883, the Commission authorizes the Executive Officer to make non-
substantive correctionsto this Resolution to address any technical defects, clerical errors,
mistakes, irregularities, or omissions.

Section 11. if any provision of this Resolution or the application of any such provision
to any person or circumstance is held invalid, such invalidity shall not affect other
provisions or applications of this Resolution that can be given effect without the invalid
provision or application, and to this end the provisions of this Resolution are severable.

Section 12, The Commission finds that the proposed reorganization, as amended,
to the City of Manteca will be for the interest of landowners within the City of Manteca and
to the territory proposed to be reorganized to the City of Manteca.

PASSED AND ADOPTED this 11" day of September 2025 by the following roll call vote:
AYES:
NOES:

ABSENT:
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September 11, 2025

ATTEST:

MITZI STITES, COMMISSION CLERK
San Joaquin Local Agency Formation Commission

MINNIE DIALLC, CHAIRPERSON
San Joaquin Local Agency
Formation Commission
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RESOLUTION NO. 1557

BEFORE THE SAN JOAQUIN LOCAL AGENCY FORMATION COMMISSION APPROVING
THE 10.8 ACRES LOCATED 13510, 13588 13602 and 13640 SOUTH UNION ROAD
(APN 197-020-29, 30, 35 & 36 DETACHMENT FROM THE LATHROP-MANTECA FIRE
PROTECTION DISTRICT AND APPROVING OUT OF BOUNDARY SERVICE PROVISION OF
FIRE PROTECTION AND EMERGENCY RESPONSE SERVICES TO THE CITY OF MANTECA
(LACF 24-25)

WHEREAS, a proposal was filed with the San Joaquin Local Agency Formation Commission
by City of Manteca, requesting the detachment of certain territory from the Lathrop-
Manteca Fire Protection District] and concurrent approval to provide out of boundary fire
protection and emergency response services; and

WHEREAS, the subject territory consists of approximatetly 10.8 acres, generally located at
13510, 13588 13602 and 13640 South Union Road (APN 197-020-29, 30, 35 & 36; and

WHEREAS, the Executive Officer has reviewed the proposal pursuant to the Cortese-Knox-
Hertzberg Local Government Reorganization Act of 2000 (Government Code Section 56000
et seq.) and issued a report and recommendation; and

WHEREAS, Pursuant to Government Code Section 56133, the Commission may authorize
the City of Manteca to provide extended services outside its jurisdictional boundary but
within its sphere of influence in anticipation of a later change of organization;

WHEREAS, the subject territory is within the City of Manteca’s Interim Sphere of Influence
adopted by Commission on July 14, 2022; and

WHEREAS, the public fire protection and emergency response services to be provided by
the City of Manteca is an alternative to the public fire protection and emergency response
services already being provided by the Lathrop-Manteca Fire Protection District and the
level of service to be provided by the City of Manteca is consistent with the level of service
provided by the Lathrop-Manteca Fire Protection District; and

WHEREAS, both the City of Manteca has an Insurance Services Office (ISO) Rating of 2 and
the he Lathrop-Manteca Fire Protection District has an 1SO Rating of 2/2Y; and

WHEREAS, the City of Manteca staffs and operates City Fire Station 4 that is approximately
1.1 miles from the subject parcels and the two closest Lathrop-Manteca Fire Protection
District stations are both approximately 3.3 miles from the parcels; and
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WHEREAS, the City of Manteca Urban Water Master Plan identifies the terrltory as betng
within the 2045 Master Plan Projection Horizon; and '

WHEREAS, the proposal has been properly noticed and set for public hearing on
September 11, 2025, in the Board of Supervisors Chambers, 44 North San Joaquin Street,
Stockton, Ca pursuant to the notice of hearing which was posted and published

WHEREAS, énd this Commission has 'heard, recefved, and considered all evide'nce,
testimony, and written materials presented at said hearing; and

WHEREAS, the proposal is cons;stent W!th LAFCO pollc:es spheres of mﬂuence and the
orderly provision of fire protectnon and emergency response semces '

NOW, THEREFORE, THE COMMISSION DOES HERBY RESOLVES, DETERMINES AND
ORDERS as follows:

Section 1. The Commission finds that the proposal is categorically exe_rhpt from the
California Environmentat Quality Act (CEQA) pursuant to the California Code of
Regulations, CEQA Guidelines, Section 15061(b){3) in that the provision of out of boundary
fire protectron and emergencyresponse services by the City of Manteca will have no
potential to cause a mgmﬂcantadverse environmental rmpact

Section2.  The Commission hereby approves the detachment of the subject territory
from the Lathrop-Manteca Fire Protection District and annexation of the same territory into
the City of Manteca Fire Department,

Section 3. Prior to assuming provision of fire protection and emergency response
services by the City, the boundaries of the affected agencies, the applicant shall submit
and gain approval of maps fully describing the adjusted boundaries to the satisfaction of
the County Surveyor.

Section 4. This approval is dependent upon the issuance of Certificate of Completion
for the Union Ranch Reorganization that includes amongst other requirements that the
applicant shall submit to the Executive Officer proof of an agreement with the Lathrop -
Manteca Fire Protection District regarding mitigation for detachment from the District.

Section 5. The Commission directs the Executive Officer to conduct all necessary
proceedingsto complete this action, including recordation and filing with the State Board
of Equalization/Department of Tax and Fee Administration.

Section 6. The City of Manteca, shall defend, indemnify, and hold harmless SILAFCo, its
agents, officers, and employees, from any claim, action, or proceeding against SILAFCo, its
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agents, officers, and employees, to attack, set aside, void or annul SILAFCo’s approval of
the Reorganization, adoption of this Resolution, or any of the terms and conditions set forth
herein.

Section 7. As allowed under Government Code Section 56107 and Government Code
Section 56883, the Commission authorizes the Executive Officer to make non-substantive
corrections to this Resolution to address any technical defects, clerical errors, mistakes,
irregularities, or omissions.

Section 8, If any provision of this Resolution or the application of any such provision to
any person or circumstance is held invalid, such invalidity shall not affect other provisions
orapplications of this Resolution that can be given effect without the invalid provision or
application, and to this end the provisions of this Resolution are severable.

Section9.  The Commission finds thatthe proposed out of boundary fire protection and
emergency response service provision by the City of Manteca will be for the interest of
landowners, present and future residents of the area and is being done in preparation of
the future annexation of the area to the City of Manteca.

PASSED AND ADOPTED this 11 day of September 2025, by the following vote:

« AYES:
« NOES:
« ABSTAIN:

+« ABSENT:
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Resolution 1557

ATTEST:

Mitzi Stites, Commission Clerk
San Joaquin Local Agency
Formation Commission

Attachments:
» Exhibit 'A—- Legal Description
s ExhibitB-Map

Attachment 4

Minnie Diallo, Chairperson
San Joaquin Local Agency
Formation Commission
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EXECUTIVE SUMMARY ~ ES

INTRODUCTION

The Clty of Manteca (Ctty) determmed that a Prcject level enwronmental smpact report (EER) was
required for the proposed Union Ranch North Pro]ect (pmposed PrOJec_t) pursuant to the
requirements of the California Environmental Quality Act (CEQA} '

A Project EIR is an EIR which examines the environmental impacts of a specific devetopm'ent
project. This type of EIR focuses primarily on the changes in the environment that wouid result
from the proposed Project. A Project EIR examines all phases of a project including planning,
construction, and operation. The Project EIR approach is appropriate for the proposed Project
because it allows comprehenswe consideration of the reasonably anticipated scope of the
proposed Project, including development and aperatnon of the proposed Project, as described in
greater detail below. : :

PROJECT DESCRIPTION

The following provides a summary and overview of the proposed Project. Chapter 2.0 of the Draft
EIR includes a detailed description of the proposed Project, including maps and graphics. The
reader is referred to Chapter 2.0 for a more complete and thorough description of the
components of the proposad Project.

The Project site includes several distinct planning boundaries defined below. The following terms
are used throughout this document to describe planning area boundaries within the Project site:

» Annexation Area — includes the whole of the Prbje_ct site (approximately 133.18 acres),
including the approximate 101.1-acre Deve!opmen{’ Area, the approximate 32.08-acre
Non-Development Areas, and all public right-of-way along Union Road fronting the
Development and Non-Development Areas. ' '

e Development Area - includes the parcels being annexed that will be entitled for
subdswsnon and development (101 1 acres) '

 Non-Development Area - ineludes the parce[s being annexed that will not be entitled for
subdivision or development. This includes three separate areas, each described as an
Annexation SubArea. The three areas total {32.08 acres) and are further defined below:

o Annexation SubArea1-9.82 ac
o Annexation SubArea 2 - 10.98 ac
e Annexetlon SubArea 3 11 28 ac

The principal goal of the proposed PrOJect is the annexation of the Project site into the Clty of
Manteca, and approval and subseguent development of the Project. The quantifiable goals and
obhjectives of the proposed Project include annexation of 133.18 acres, which includes a
Development and Non-development Area.

Final Environmental Impact Report - Union Ranch North ES-1
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The quantifiable ohjectives include the development of up to 465 single family residential units
{the Tentative Map reflects 455 units), The quantifiable objectives include the development of
approximately 4.75 acres for the development of Tide Water Bike Trail.. The Project objectives also
include the installation of new public roadways that will provide pedestrian and vehicular aceess to
the Project site and surrounding community areas, and other improvements, including water
supply, storm drainage, sewer facilities and landscaping.

The objectives of the proposed Development are as follows:

s Provide residential housing opportunities that are visually attractive and accommodate the
future housing demand in Manteca.

e Establish a mixture of residential product types that collectively provide for local and
regional housing and that take advantage of the area’s high level of accessibility.

« Provide infrastructure and park space that meets City standards, is integrated with existing
and planned facilities and connections, and increases recreation opportunities for existing
and future residents of the City.

» Establish a logical phasing plan designed to ensure that each phase of development would
include necessary public improvements required to meet City standards.

« Annex the three Annexation SubAreas to avoid the creation of islands. Annexation of these
areas would establish a logical and orderly city limit line that promotes the efficient
extension of municipal services.

* Allow all existing property owners with existing and legal non-conforming uses located in
the Non-Development Areas (SubArea 1, 2, and 3) to continue to use and enjoy their
properties in perpetuity in the same manner as prior to annexation. Non-conforming uses
include the existing agricultural uses (orchards, row crops, livestock/farm animals,
fowl/poultry, apiary, etc.), existing residences, existing outbuildings, equipment storage,
roadways, irrigation, etc, even if left fallow or not used for such temporarily.

The proposed Project will expand the existing circulation system to serve the proposed Project and
northern Manteca. Roadway access to the Project site would also be available directly from the
rasidential community just to the south of the Project site. Additionally, the proposed Project will
provide sidewalks, bike lanes, and landscaping to offer additional bicycling and walking facilities for
all of Manteca's residents. This includes the continuation of the Tide Water Bike Trail through the
Project site. The Development Area and its circulation system is a natural progression of the
existing developed land uses and the street network in northern Manteca.

The proposed Project will connect to Bronswick Rd. The site design will align with the existing
streets to maintain a high degree of connectivity betwaen neighborhoods and minimize circuitous
travel per GP Policy C-2.7. Connection to Bronswick Rd. is necessary to provide an alternative route
that is direct and convenient per GP Policy C-2.5, The street connection is necessary to facilitate a
Class || Bike Lane along Bronswick Rd. as shown in Figure C-3: Active Transportation Plan - Bicycle
Network.

ES-2 Final Environmental Impact Report ~ Union Ranch North

030



* EXECUTIVE SUMMARY ES

The construction of on-site infrastructure improvements would be requnred to accommodate
development of the Development Area, mcludmg water storm dra:nage, wastewater and
regulated dry uuhtues :

The storm’ dramage strategy will utilize a phased approach that would include construction of a
4.57 acres temporary storm drainage basin W|thm the Tentative Map development area, and
ultimately a connection to a future offsite storm drainage basin/park proposed and controlled by
the City of Manteca to the north of the Project site. The temporary on-site ba_sin's must be sized
and calculated to the specifications of the City Engineer. Once replaced by a'n'offsite_ permanent
basin, the 4.57 acres that makes up the temporary basin will be decommissioned and replaced
with the residential lots as shown on the tentative map. As tributary to the future offsite storm
drainage basin/park to be located to the north, the Project will be required to design and
develop/contribute to the permanent offsite starm drainage solution. |f a permanent/long term
basin/park is developed on-site, the City will need to review and approve the size, location, and
design per City standards to ensure it functions as a long-term storm drainage sotution.

The proposed Project anticipates a Development Agreement that will be negotiated between the
City and Applicant., Terms of the Development Agreement are not available at this early stage of
review, but will be required to be consistent with the environmental analysrs, including any
m|t|gat|0n measures that are created to reduce lmpacts

ALTERNATIVES TO THE PROPOSED PROJECT

The CEQA Guidelines require an EIR to descnbe a reasonable range of alternatives to the Project or
ta the location of the Project which would reduce or avoid significant impacts, and which could
feasibly accomplish the basic objectives of the proposed Project. Three aiternatives to the
proposed Project were developed hased on input from City staff and the technical analysis
performed to identify the environmental effects of the proposed Project. The alternatives analyzed
in this EIR include the following three alternatives in addition to the proposed Project.

» No Project (No Build) Alternative: Under this alternative, development of the Project site
would not occur, and the Project site would remain in Hs current existing condition,

¢ Increased Density Alternative: Under this alternative, the proposed Project would be
developed with the same amenities as described in the Project Descrlptlon but the dens;ty
of the residential uses would be increased,

s Agricultural Protection Alternative; Under this ajternative, the proposed Project would be
developed in such a way to protect those lands currently identified as prime farmland and
farmland of statewide importance, by reducing the overall footprint of the developed
areas to a greater extent than the Increased Density Alternative.

Alternatives are describad in detail in Chapter 5. Table ES-1 provides a comparison of the
alternatives using a qualitative matrix that compares each of the alternatives’ impacts to the
propased Project, as well as relative 1o each of the other Project alternatives {in parentheses).

ES-3 Final Environmental Impact Report - Union Ranch North
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A

TABLE ES-I COMPARISON OFALTERNATNE PROJECT IMPACTS 70 THE PHOPOSED PROJECT

ENVI o NT I NO PRO}EC‘I‘ ‘INCR .| AGRICULTURAL
R, NME ALISSUE - _ ‘(No BUILDY ALT. | DENSITY ALT. | PROTECTION ALT.

Aesthetics and Vlsua| Resources Less [Best) Less (3rd Best} Less {2nd Best}

Agricuitural Resources Less {Best) Equal {3rd Best) Less (2nd Best)

Air Quality Less (Best) Equal {3rd Best) Less (2nd Best)

Biological Resources Less {Best) Less {3rd Best) Less {2nd Best)

Cultural and Tribal Resources Less [Best) Equal (3rd Best) Less {2nd Best)

Geology and Soils Less (Best) Equal (3rd Best) Less {2nd Best)

Greenhouse Gases, Climate Change and Energy Less {Best) Equal (3rd Best) Less {2nd Best)

Hazards and Hazardous Materials Less {Best) Equal (3rd Best) Less {2nd Best)

Hydrology and Water Quality Less (Best} Less (3rd Best) Less [2nd Best)

Land Use, Population, and Housing Less (Best} Equal (3rd Best) Less (2nd Best)

Noise Less {Bast) Equal (3rd Best) Less {2nd Best)

Public Services and Recreation Less (Best) Less (3rd Best) Less (2nd Best)

Transportation and Circulation Less [Best) Equal [3rd Best) tess (2nd Best)

Utilities Less [Best) Equal {3rd Best) Less (2nd Best)

Wildflre Less (Best) Equal (3rd Best) Less (2nd Best)

GREATER = GREATER IMPACT THAN THAT OF THE PROPUSED PROJECT

LESS = LESS IMPACT THAN THAT OF THE PROPOSED PROJECT

EqQuat = NO SUBSTANTIAL CHANGE IN IMPACT FRON THAT OF THE PROPOSED PROIECT

As shown in the table, the No Project (No Build} Alternative is the environmentally superior
alternative. However, as required by CEQA, when the No Project (No Build} Alternative is the
environmentally superior alternative, the environmentally superior alternative among the others
must be identified. Therefore, the Agricultural Protection Alternative would be the
environmentally superior alternative because all environmental issues would have reduced
impacts compared to the Project. It is noted that neither the Agricultural Protection Alternative
nor the Increased Density Alternative fully meet all the Project objectives.

COMMENTS RECEIVED

The Draft EIR addressed environmenta! impacts associated with the proposed Project that are
known to the City, were raised during the Notice of Preparation (NOP) process, or raised during
preparation of the Draft EIR. The Draft EIR discussed potentially significant impacts associated
with aesthetics and visual resources, agricultural resources, sir quality, biological resources,
biological resources, cultural and tribal resources, geology and soils, greenhouse gas emissions and
energy hazards and hazardous materials, hydrology and water quality, land use planning, noise,
pubiic services, traffic, utilities, and wildfire.

During the NOP process, several comments were received related to the analysis that were
included in the Draft EIR. These comments are included as Appendix A of the Draft EIR, and were
considered during preparation of the Draft EIR.

The City received one (1) comment letter regarding the Draft EIR. This comment letter on the Draft
EIR is identified in Table 2.0-1 of this Final EIR. The commaents received during the Draft EIR review
precesses are addressed within this Final EIR.

ES-4 Final Environinental Impact Report - Union Ranch North
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This Final Environmental Impact Report {Final EIR) was prepared in accordance with the Calaforma
Environmental Quality Act (CEQA) and the State CEQA Guidelines {Section 15132}, The City of
Manteca {City) is the lead agency for the environmental review of the proposed Project and has
the principal respon5|brl|ty for approwng the proposed Project. This Final EIR assesses the expected
environmental lmpacts resulting from approval of the proposed Pro;ect and assomated impacts
from subsequent development and operation of the proposed Project, as well as responds to
comments received on the Draft Environmental Impact Report (Drait EIR).

1.1 PURPOSE AND INTENDED USES OF THE EIR
CEQA REQUIREMENTS FOR A FINAL EIR

This Final EIR for the proposed Pro]ect has been prepared in accordance with the State CEQA
Guidelines. State CEQA Guidelines Section 15132 requires that a Final EIR consist of the faEIowmg

¢ the Draft ElRora revision ofthe draft;

° comments and recommendatlons received on the Draft EIR, either verbatim or in
summary; _ _

o a list of persons, organ'izati'ons and public agehcies commenting on the Draﬂ: EIR;

e the responses of the lead agency to significant environmental concerns raised in the
review and consultation process; and

» any other information added by the lead agency

In accordance with State CEQA Guidelines Section 15132(a), the Draft EIR is mcorporated by
reference into this Final EIR, : . : . _

An EIR must disclose the expected environmental impacts, including impacts that cannot be
avoided, growth-inducing effects, impacts found not to be significant, and significant cumulative
impacts, as well as ldentlfy mitigation measures and alternatlves to the proposed Project that
could reduce or avoid its adverse environmental impacts. CEQA requires government agencies to
consider and, where feasible, minimize environmental impacts of proposed development, and an
obligaticn to balance a variety of public objectives, mcludmg economic, environmental, and social
factors.

PURPOSE AND USE

The City, as the lead agency, has prepared this Final EIR to provide the public and responsible and
trustee agencies with an objective analysis of the potentia! environmental impacts resulting from
approval, construction, and operation of the nroposed Project. Responsible and trustee agencies
that may use the EIR are identified in Chapters 1.0 and 2.0 of the Draft EIR.

The environmental review process enables interested parties' to evaluate the proposed Project in
terms of its environmental consequences, to examine and recommend methods to eliminate or
reduce potential adverse impacts, and to consider a reasonable range of alternatives to the
proposed Project. While CEQA reguires that consideration be given to avoiding adverse

Final Environmental Impact Report ~ Union Ranch North 1.0-1
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1.0 INTRODUCTION

environmenta! effects, the lead agency must balance adverse environmentat effects against other
public objectives, including the economic and social benefits of a project, in determining whether a
project should be approved.

This EIR will be used as the primary environmental document to evaluate all aspects of
construction and operation of the proposed Project. The details and operational characteristics of
the proposed Project are identified in Chapter 2.0, Project Description, of the Draft EIR.

1.2 ENVIRONMENTAL REVIEW PROCESS

The review and certification process for the EIR has involved, or will involve, the following general
procedural steps:

NOTICE OF PREFPARATION AND INITIAL STUDY

The City of Manteca circulated a Notice of Preparation {NOP) of an EIR for the proposed Project on
November 28, 2023 to the State Clearinghouse, State Responsible Agencies, State Trustee
Agencies, Other Public Agencies, Organizations, and Interested Persons. A public scoping meeting
was held on December 12, 2023 to present the project description to the public and interested
agencies, and to receive comments from the public and interested agencies regarding the scope of
the environmental analysis to be included in the Draft EIR. Concerns raised in response to the NOP
were considered during preparation of the Draft EIR, The NOP and comments received on the NOP
by interested parties are presented in Appendix A.

NOTICE OF AVAILABILITY AND DRAFT EIR

The City published a public Notice of Availability {NOA} for the Draft EIR on March 1, 2024, inviting
comment from the public, agencies, organizations, and cther interested parties. The NOA was filed
with the State Clearinghouse [SCH # 2023110668) and the County Clerk, and was published in a
local newspaper pursuant to the public noticing requirements of CEQA. The Draft EIR was available
for public review and comment from March 1, 2024 through April 15, 2024.

Additionally, the Draft EIR was made available at the City's Development Services Department and
was posted on the City’'s website at:

https://www.ci.manteca.ca.us/CommunityDevelopment/Planning%20Division/Pages/Planning-
Division-Documents.aspx

The Draft EIR contains the Project Description, Environmental Setting, identification of Project
impacts, and mitigation measures for impacts found to be significant, as well as an analysis of
Project alternatives, identification of significant irreversible environmental changes, growth-
inducing impacts, and cumulative impacts. The Draft EIR identifies issues determined to have no
impact or a less-than-significant impact, and provides detailed analysis of potentially significant
and significant impacts. Comments received in response to the NOP were considered in preparing
the analysis in the Draft EIR.
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INTRODUCTION 1.0

RESPONSE TO 'COMMENTs/FINAL EIR

The City received one (1) comment letter regarding the Draft EIR, This comment letter on the Draft
EIR is identified in Table 2.0-1, and is found in Chapter 2.0 of this Final EiR.

In accordance with CEQA Guidelines Section 15088, this Final EIR responds to the written
comments received on the Draft EIR, as required by CEQA. This Fina! EIR also contains minor edits
to the Draft EIR, which are included in Chapter 3.0, Revisions. This document, as well as the Draft
EIR as amended herein, constitute the Final EIR.

CERTIFICATION OF THE EIR/PROJECT CONSIDERATION

The City of Manteca will review and consider the Final EIR. If the City finds that the Final EIR is
"adequate and complete," the Manteca Clity Council may certify the Final EIR in accordance with
CEQA and City of Manteca environmental review procedures and codes. The rule of adequacy
generally holds that an EIR can be certified if:

1) The EIR shows a good faith effort at full disclosure of environmental information; and

2} The EIR provides sufficient analysis to allow decisions o be made regarding the proposed
project which intelligently take account of environmental consequences.

Upon review and consideration of the Final EIR, the City Council may take action to approve,
revise, or reject the proposed Project. A decision to approve the propaosed Project, for which this
EIR tdentifies significant environmental effects, must be accompanied by written findings in
accordance with State CEQA Guidelines Sections 15081 and 15093, A Mitigation Monitoring and
Reporting Program, as described below, would also be adopted in accordance with Public
Resources Code Section 21081.6{a) and CEQA Guidelines Section 15097 for mitigation measures
that have been incorporated into or imposed upon the proposed Project to reduce or avoid
significant effects on the environment. This Mitigation Monitoring and Reporting Program has
been designed to ensure that these measures are carried out during Project implementation, in a
manner that is consistent with the EiR.

1.3 ORGANIZATION OF THE FINAL EIR

This Final EIR has been prepared consistent with Section 15132 of the State CEQA Guidelines,
which identifies the content requirements for Final EIRs. This Final EIR is organized in the following
manner:

CHAPTER 1.0 - INTRODUCTIO_N

Chapter 1.0 briefly describes the purpose of the environmental evaluation, identifies the lead,
agency, summarizes the process associated with preparation and certification of an EIR, and
identifies the content requirements and organization of the Final EIR.

Final Environmental ihﬁpéct Report - Union Ranch North 1.0-3
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1.0 INTRODUCTION

CHAPTER 2.0 - COMMENTS ON THE DRAFT EIR AND RESPONSES

Chapter 2.0 provides a list of commenters, copies of written and electronic comments made on
the Draft EIR (coded for reference), and responses to those written comments.

CHAPTER 3.0 ~ REVISIONS

Chapter 3.0 consists of minor revisions to the Draft EIR in response to comments received on the
Draft EIR.

CHAPTER 4.0 - FINAL MMRP

Chapter 4.0 consists of a Mitigation Monitoring and Reporting Program {MMRP). The MMRP is
presented in a tabular format that presents the impacts, mitigation measure, and responsibility,
timing, and verification of monitoring.

1.0-4 Final Environmental Impact Report - Union Ranch North
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COMMENT ON DRAFT EIR AND RESPONSES 2.0

2.1 INTRODUCTION

No new significant environmental impacts or issues, beyond those already covered in the Draft EIR for the
proposed Project, were raised during the comment period, Responses to comments received during the
comment period do not involve any new significant impac‘_cs'dr add “significant new information” that
would require recirculation of the Draft EIR pursuant to CEQA Guidelines Section 15088.5.

CEQA Guidelines Section 15088.5 states that; New information added to an E{R is not “significant” unless
the EIR is changed in a way that deprives the public of a meaningful opportunity to comment upon a
substantial adverse environmental effect of the project or a feasible way to mitigate or avoid such an
effect (including a feasible project alternative) that the project’s proponents have declined to implement.

Sections 2.0 and 3.0 of this Final EIR include information that has been added to the EIR since the close of
the public review period in the form of responses to comments and revisions.

2.2 LIST OF COMMENTERS

Table 2.0-1 lists the comments on the Draft EIR that were submitted to the City of Manteca {City} during
the 45-day public review period for the Draft EIR. The assigned comment letter or number, letter date,
letter author, and affiliation, if presented in the comment letter or if representing a public agency, are
also listed. Letters received are coded with letters (A, B, etc.). During the 45-day review period for the
Draft EIR, the City received one comment letter.

TasLe 2.0-X LIsT OF COMMENTERS ON DRAFT EIR

RESPONSE
LETTER INDIVIDUAL OR SIGNATORY AFFILIATION DATE
A Morgan Kilgour, PhD California Department of Fish and Wildlife 4-12-2024

2.3 COMMENTS AND RESPONSES
REQUIREMENTS FOR RESPONDING TO COMMENTS ON A DRAFT EIR

CEQA Guidelines Section 15088 requires that lead agencies evaluate and respond to all comments on the
Draft EIR that regard an environmental issue. The written response must address the significant
environmental issue raised and provide a detziled response, especizlly when specific comments or
suggestions {e.g., additional mitigation measures) are not accepted. In addition, the written response
must be a good faith and reasoned analysis. However, lead agencies need only to respond to significant
environmental issues associated with the proposed Project and do not need to provide all the information
requested by the commenter, if a good faith effort at full disclosure is made in the EIR {CEQA Guidelines
Section 15204},

CEQA Guidelines Section 15204 recommends that commenters provide detailed comments that focus on
the sufficiency of the Draft EIR in identifying and analyzing the possible environmental impacts of the
proposed Project and ways to aveid or mitigate the significant effects of the proposed Project, and that
commenters provide evidence supporting their comments. Pursuant to CEQA Guidelines Section 15064,
an effect shall not be considered significant in the absence of substantial evidence.

Final Environmental Impact Report -~ Union Ranch North 2.0-1
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2.0 COMMENTS ON DRAFT EIR AND RESPONSES

CEQA Guidelines Section 15088 also recommends that revisions to the Draft EIR be noted as a revision in
the Draft EIR or as a separate section of the Final EIR. Chapter 3.0 of this Final EIR identifies all revisions
to the Draft EIR.

RESPONSES TO COMMENT LETTERS

Written comments on the Draft EIR are reproduced on the following pages, along with responses to those
comments. To assist in referencing comments and responses, the following coding system is used:

e FEach letter is lettered or numbered (i.e., Letter A) and each comment within each letter is
numbered {i.e., comment A-1, comment A-2).
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2.0 COMMENTS ON DRAFT EIR AND RESPONSES

DocuSign Envelope ID: 1E62FBCT-0B57-4A68-9473-CF233782E808

CALIFDRNM state of California — Natural Resources Agency GAVIN NEWSOM, Governor
DEPARTMENT OF FISH AND WILDLIFE CHARLTON H. BONHAM, Director
North Central Region

" 1701 Nimbus Road, Suite A

Rancho Cordova, CA 95670-4599

916-358-2900

www.wildlife.ca.gov

WILDL]I E

April 12, 2024

Lea C. Simvoulakis

Senior Planner

City of Manteca

1001 W. Center St.
Manteca, CA 95336
Isimvoulakis@manteca.gov

Subject:  Union Ranch North
DRAFT ENVIRONMENTAL IMPACT REPORT (DEIR)
SCH No. 2023110668

Dear Lea C. Simvoulakis:

The Califernia Department of Fish and Wildlife (CDFW) received and reviewed the Notice
of Availability of a DEIR from the City of Manteca (City) for the Union Ranch North
(Project) pursuant the California Environmental Quality Act (CEQA) statute and
guidelines.’

Thank you for the opportunity to provide comments and recommendations regarding those
activities involved in the Project that may affect California fish, wildlife, native plants, and
their habitat. Likewise, we appreciate the opportunity to provide comments regarding those
aspects of the Project that CDFW, by law, may need to exercise its own regulatory
authority under the Fish and Game Code.

CDFW ROLE

CDFW is California's Trustee Agency for fish and wildlife resources and holds those A-1
resources in trust by statute for all the people of the State (Fish & G. Code, §§ 711.7,
subd. (a) & 1802, Pub. Resources Code, § 21070; CEQA Guidelines § 15386, subd. (a)).
CDFW, in its trustee capacity, has jurisdiction over the conservation, protection, and
management of fish, wildlife, native plants, and habitat necessary for biologically
sustainable populations of those species (Fish & G. Code, § 1802). Similarly for purposes
of CEQA, CDFW provides, as available, biological expertise during public agency
environmental review efforts, focusing specifically on projects and related activities that
have the potential to adversely affect fish and wildlife resources.

' CEQA is codified in the California Public Resources Code in section 21000 et seq. The “CEQA Guidelines"
are found in Title 14 of the California Code of Reguiations, commencing with section 15000.

2.0-3 Final Environmental Impact Report - Union Ranch North
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2.0 COMMENTS ON DRAFT EIR AND RESPONSES

DacuSign Envelope 10; $EG2FECT-0BS7-4A66-9473-CF 2337828808

Union Ranch Noith
April 12, 2024
Page 2 of 7

CDFW may also act as a Responsible Agency under CEQA (Pub. Resources Code, §
21069; CEQA Guidelines, § 15381). COFW expects that it may need to exercise regulaiory
authonty as provided by the Fish and Game Code. As proposed, for example, the Project
may be subject to CDFW's lake and streambed alteration regulatory authority (Fish & G.
Code, § 1600 et seq.) Likewise, to the extent implementation of the Project as proposed
may result in"take" as defined by State law 6f any species protecied under the California
Endangered Species Act (CESA) (Fish & G. Code, § 2050 et seq.), the project proponent
may seek related take authorization as provided by the Fish and Game Code.

PROJECT DESCRIPTION SUMMARY

The Project site is located inthe clty of Manteca at approximately Latitude: 37.845167 and
Longitude: -121.235301.

The Project consists of the development of 465 single family residential units. The
guantifiable objectivesinclude the development of park, open space, and trall totaling ,
approximately 9.44 acres. The development of the neighborhood park, upland open space, A-1 Cont’d
and trail will total approximately 6.23 acres, The continuation of the Tide Water Bike Trail
will be approximately 2,21 acres. The Project objectives also inciude the instailation of new
public roadways that will provide pedestrian and vehicular access to the Project site and
surrounding communily areas, and other improvements, incfuding water supply, storm
drainage, sewer facilities, and landscaping.

The Project description should include the whole action as defined in the CEQA Guidelines
section 15070 and should include appropriate detailed exhibits disclosing the Project area
Including temporary Impacted areas such as equipment staging areas, spoils areas,
adjacent infrastructure development, and access and haul roads if applicable.

COMMENTS AND RECOMMENDATIONS

CDFW offers the comments and recommendations below to assist the City in adequately
identifying and, where appropriate, mitigating the Project's significant, or potentially
significant, direct and indirect impacts on fish and wildiife (biological) resources. Based on
the Project's avoidance of significant impacts on biological resources with implementation
of mitigation measures, COFW concludes that an Environmental Impact Report is
approptiate for the Project.

COMMENT 1: Nesting Bird Surveys. Impact 3.4-3: The proposed Project has the potential
to have direct or indirect effects on special-status bird species. (Less than Significant with
Mitigation), 3.4-27.

Issue: The Nesting Raplors (Birds of Prey) section prescribes preconstruction surveys
during the nesting season of March 1 through August 31 to avoid impacts to nesting birds, A-2
However, CDFW typically recommends preconstruction surveys to take place between
February 1 and August 31, to capture nesting activity early in the season and ensure
compliance with Fish and Game Code section 3503, Preconstruction surveys starting on
Februaty 15 may not capture eatly nesting species such as Burrowing Owl (Athene
cunicularia), which have been shown to nest as early as February 1. Additionally, early
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COMMENTS ON DRAFT EIR AND RESPONSES 2.0
DocuSign Envelope 1D 1EG2F5CY-0057-4A68-5473-CF 2317828508

Union Ranch North
April 12, 2024
Page 3 of 7

seasonal warmmg, exacerbated by climate change may further expecélte nestmg pncrto
February 15.

o ' _ _ A-2 Cont’d
Recommendation or Recommended Mitigation Measure: CDFW recommends the start
of the preconstruction survey window be extended to February 1. .

COMMENT 2: Fish and Game Code §1601-1603 — Streambed Alteration, 3.4-15.

Issue: The DEIR references that a Streambed Alteration Agreement may be needed.
However, there is no mention of whal Project activities (e.g., grading) would impact
resources under Fish and Game Codes Section 1602 and require a Streambed Alteration
Agreement. Additionally, the DEIR also incorrectly states that "These agreements are
usually Initiated through the local COFW warden...” Information on CDFW's Notification
and the online permitling portal can be found at

hitps:Hwildiife. ca. gowconservanonlEnwrenmeﬂtal Rev;ewJLSA

Recommendahon or Recommended M:tlgahon Measure CDFW recommends the
DEIR is updated with the folfow:ng text:

“Section 1602 of the Fish and Game Code requiresan ent|ty to notify CDFW prior to
commencing any activity thatmay do one or more ofthe fol%owmg activities:
a Substantlatly divert or obsiruct the natural flow of any nver stream, or lake; A-3

b. Substantlally change or use any materlal from ihe bed, channel or bank of
any river, stream or fake; or

. Deposit debris, waste or other materlals where it may pass into any river,
stream or lake.

If COFW determines that the Project activities may substantially adversely affect an
existing fish or wildiife resource based on a Project notification under Fish and Game
Codes Section 1602, a Lake and Streambed Alteration (LSA) Agreement will be issued
which will include reasonable measures necessary to protect the resource.”

CDFW recommends the draft DEIR clearly state which Project activities may impact
resources Under Fish and Game Codes Section 1602 and require notification submission
to CDFW or those activiies subject to Fish and Game Codes Section 1602, Furthermore,
CDFW recommends early consultation, since modification of the Project may avoid or
reduce impacts to fish and wildiife resources. _ . .

COMMENT 3: Manteca General Plan Update (Proposecﬁ) Policies: Resource
Conservation Element, 3.4-20,

Issue; The Policies: Rescurce Conservation Element section includes recommendations A4
for updates to the Manteca General Plan. The proposed changes may not be sufficient to
address concerns related to Project impacts,

Final Environmental Impact Report - Union Ranch North 2.0-5
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DacySign Envelope 1D: 1E62FBCT-0857-4AG8-9473-CF233762E808

Union Ranch North
April 12, 2024
Page 4 of 7

Recommendation or Recommended Mitigation Measure: COFVW recommends that the
proposed changes incorporate the following principles to promote the conservation,
protection, and management of fish, wildlife, native plants, and habitat necessary for
biologically sustainable populations of those species within the Plan:

1.

The City shall promote the preservation and restoration of contiguous areas of
natural habitat throughout the city and suppaort their integration with existing and
future preserves;

The City shall retain plant and wildlife habitat areas where there are known sensitive
resources (e.q,, sensitive habitats, special-status, threatened, endangered,
candidate species, and species of concem). Particular attention shall be focused on
retaining habitat areas that are contiguous with other existing natural areas and/or
wildlife movement corridors;

The Clty shall preserve the ecological integrity of creek corridors, canals, and
drainage ditches that support riparian resources by preserving native plants and, to
the extent feasible, removing invasive nonnative plants. If not feasible, adverse
impacts on riparian habitat shall be mitigated by the preservation and/or restoration
of this habitat in compliance with State and federal regulations in perpetuity:

The City shall preserve and protect wetiand resources including creeks, rivers,
ponds, marshes, vernal pools, and other seasonal wetlands, to the extent feasible.
If not feasible, the mitigation of all adverse impacts on wetland resources shall be
required in compliance with State and federal regulations protecting wetland
resources, and if applicable, special-status specles such as: Swainson's hawk
{Buteo swainsoni), and Burrowing Owl (Athene cuniculfaria). Additionally, the City
shall require either on- or off-site permanent preservation of an equivalent amount
of wetland habitat to ensure no net loss of value and/or function;

. The City shall preserve and protect native grasslands and vernal pools that provide

habitat for rare and endangered species. If not feasible, the mitigation of all adverse
impacts on annual grassiands shall comply with State and federal regulations
protecting faraging habitat for thuse species known to utilize this habitat;

The City shall preserve, protect, and avoid impacts to natural, undisturbed habitats
that provide movement corridors for sensitive wildlife species. If corrldors are
adversely affected, damaged habitat shall be replaced with habital of equivalent
value or enhanced to enable the continued movement of species;

The City shall consider the potential impact on sensitive plants and wildlife for each
Project requiring discrettonary approval. If site conditions are such that potential
habitat for sensitive plant andfor wildlife species may be present, the City shall
regquire habitat assessments, prepared by a qualified biologist, for sensitive plant
and wildlife species. If the habitat assessment determines that suitable habitat for
sensitive plant and/or wildlife species is present, theneither (1) protocol-leve|
surveys shall be conducted {(where survey protocol has been established by a
resource agency), or, in the absence of established survey protacol, a facused
survey shall be conducted consistent with industry recognized best practices; or (2)

A-4 Cont'd

2.0-6

Final Environmental Impact Report - Union Ranch North

051



2.0
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Union Ranch North
April 12, 2024
Page 5 of 7

suitable habftat and presence of the species shall be assumed to ocour within all
potential habitat locations identified on the Project site, Survey Reporis shall be
prepared and submitted to the City and CDFW or the United States Fish and
Wildlife Service (USFWS) (depending on the species) for further consultation and
development of avoidance andf or rmtngatlon measures consmtent with State and
federal Iaw : e . o

8. The City will thoroughly analyze future F’ro;ecis potentxa[direct indirect, and
cumulative Impacts on biological resources. To ensure these impacts are fully
analyzed, the City will define the threshold of significance for each impact and
deseribe the criteria used to determine whether the Impacts are significant (CEQA
Guidelines, § 15064, subd. (f)). The City shall analyze potential direct impacts from
lighting, nolse, hurman activity, and wildlife-haman interactions created by
development activities espedially those adjacent fo natural areas, exotic and/or
invasive specles occurrences, and drainages, as well as analyze potential indirect
impacts including resources in areas adjacent to the Project fooltprint, such as
nearby public lands, open space, adjacent natural habitats, riparlan ecosystems,
wildlife corridors, and any designated and/or proposed reserve or mitigation lands.
Additionally, the City shall analyze a Project's cumulative impacts and determane if
that contribution would result i m a significant impact;

9. The City will adopt appropriate and adequate avoidance, minimization, andfor
mitigation measures for all direct, indirect, and cumulative impacts that are expected
to oceur as a result of construction and long-term operation and maintenance of
Projects. Mitigation will be roughly propartional to the level of impacts, including
cumulative impacts, in accordance with the provisions of CEQA (Guidelnes § §
15126.4(a)(4)(B), 15084, 15065, and 16355, .

10, The ity shall support active habitat restoration and enhancement to réduce Impact
of climate change stressors and imprave overall resilience of habitat within existing
parks and apen space in the city;

11. The City shali support educational programs for resadents and visitors aboul the
unigueness and value of the natural resources, plants, and wildlife in the region,
and how to manage development to préserve natwe wildlife populations, to the
extent they are consistent with habitat protectlon requsrements and -

12.The City shaH comply with all apphcable laws related to nestmg b:rds and blrds of
prey. Potential habitat for nesting birds and birds of prey is present throughout the
City of Lodi. The City shall analyze alt potential activities that may incur a direct or
indirect fake to nengame nesting birds within the city and provide appropriate
avoidance, minimization, and/or mitigation measures to avoid take. Project-specific
avoidance and minimization measures may include, but not be iimited to: Project
phasing and timing, monitoring of Project-related noise (where appilicable), sound
walls, and buffers, where appropriate. The City shall also include specific avoidance
and minimization measures that will be implemented should a nest be located within
a Project site. In addition to larger, profocol level survey efforts and scientific
assessments, final preconstruction surveys may be required no more than fifteen

A-4 Cont'd
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Union Ranch North
April 12, 2024
Page 6 of 7

(15) days prior to vegetation clearing or ground disturbance activities, as instances A-4 Cont’d
of nesting could be missed if surveys are conducted earlier. )

ENVIRONMENTAL DATA

CEQA requires that information developed in environmental impact reports and negative
declarations be incorporated into a database which may be used to make subsequent or
supplemental environmental determinations (Pub. Resources Code, § 21003, subd. (e)).
Accordingly, please report any special-status species and natural communities detected A-5
during Project surveys to the California Natural Diversity Database (CNDDRB). The CNNDB
field survey form can be found at the following link: https://www.wildlife.ca.gov/Data/
CNDDB/Submitting-Data. The completed form can be submitted online or mailed
electronically to CNDDB at the following email address: CNDDB@wildlife.ca.gov.

FILING FEES

The Project, as proposed, would have an impact on fish and/or wildlife, and assessment of

filing fees is necessary. Fees are payable upon filing of the Netice of Determination by the

Lead Agency and serve to help defray the cost of environmental review by CDFW. A-6
Payment of the fee is required in order for the underlying Project approval to be cperative,

vested, and final. (Cal. Code Regs, tit. 14, § 753.5; Fish & G. Code, § 711.4; Pub.

Resources Code, § 21089.)

CONCLUSION

Pursuant to Public Resources Code § 21092 and § 21092.2, CDFW requests written

notification of proposed actions and pending decisions regarding the proposed Project.
Wiritten notifications shall be directed to: California Department of Fish and Wildlife North A-7
Central Region, 1701 Nimbus Road, Rancho Cordova, CA 95670 or emailed to

R2CEQA@wildlife.ca.gov.

CDFW appreciates the opportunity to comment on the DEIR for the Union Ranch North
Project to assist the City in identifying and mitigating Project impacts on biological
resources. CDFW personnel are available for consultation regarding biological resources
and strategies to minimize and/or mitigate impacts. Questions regarding this letter or
further coordination should be directed to Zach Kearns, Environmental Scientist at

(916) 358-1134 or 2achary kearns@wildlife .ca.gov.

Sincerely,

DocuSipnad by;

Merapun. Eilspur
(Mo ki
Morgan Kilgour, PhD
Regional Manager
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- Union Ranch North
April 12, 2024
Page 7 of 7

ec:  Bilie Wilson, Senior Environmental Scientist {Supervisory)
Zach Kearns, Environmental Scientist
Department of Fish and Wildlife

Office of Planning and Research, State Clearinghouse, Sacramento

Final Environmental impéct Report - Union Ranch North 2.0-9

054



2.0

COMMENTS ON DRAFT EIR AND RESPONSES

Response to Letter A: Morgan Kilgour, PhD, California Department of Fish and

Wildlife

Response A-1: The commentor provides a brief introduction, including an understanding of the project

description, including its location, size, type of development, and the General Plan
Amendment associated with the Project.

This provides introductory text to the comment letter. No further response to this
comment is warranted.

Response A-2: The commentor states that the caommentor is providing comments and recommendations

within this comment letter to mitigate the Project’s significant, or potentially significant
environmental impacts to fish and wildiife {biological) resources. The comments and
recommendations are presented as three separated comments. “Comment 1”7 is
addressed below, “Comment 2” is addressed under Response A-3, and “Comment 3" is
addressed in Response A-4,

COMMENT 1. Nesting Bird Surveys. Impact 3.4-3: The proposed Project has the
potential to have direct or indirect effects on special-status bird species, (Less than
Significant with Mitigation), 3.4-27.

Issue: The Nesting Raptors (Birds of Prey) section prescribes preconstruction
surveys during the nesting season of March 1 through August 31 to ovoid impacts
to nesting birds. However, COFW typically recommends preconstruction surveys
to take place between February 1 and August 31, to capture nesting octivity early
in the segson and ensure compliance with Fish ond Gome Code section 3503.
Preconstruction surveys starting on February 15 may not capture early nesting
species such os Burrowing Owl {Athene cunicularia), which have been shown to
nest as early as February 1. Additionolly, early seasonal warming, exacerbated by
climate change, may further expedite nesting prior to February 15.

Recommendation or Recommended Mitigation Measure: COFW recommends
the start of the preconstruction survey window be extended to February 1.

This comment is noted, Edits tothe text on page 3.4-28 of the Biological Resourcessection
of the Draft EIR are presented in Section 3,0 Errata of this Final EIR.

Response A-3: The commentor presents “Comment 2" regarding Streambed Alternation.

COMMENT 2: Fish and Game Code §1601-1603 - Streambed Alteration. 3.4-15,

Issue: The DEIR references that a Streambed Alteration Agreement may be
needed. However, there is no mention of whaot Project activities (e.g., groding)
would impact resources under Fish and Game Codes Section 1602 and require o
Streambed Alteration Agreement. Additionally, the DEIR also incorrectly staies
that “These agreements are usually initiated through the local COFW warden...”

2.0-10

Final Environmental impact Report - Union Ranch North

055



COMMENTS ON DRAFT EIR AND RESPONSES 2.0

Information on COFW's Nofﬂ?éation and the online perniittr'ng portal can be found
at: https://wildlife.co. gov_/t_i'_on_ser_vatfon/[:‘r_;w'ronment_a!-Reuiew/LSA

Recommendation or Recommended Mnt:gatmn Measure CDFW recommends
the DEIR is updated with the following text:

“Section 1602 of the Fish and Game Code requires an entity to notify COFW prior
to commencing any activity that may do one or more of the folfowing activities:

a. Substantially divert or obstruct the natural flow of any river, streom, or
lake;

b. Substantially change or use any material from the bed, channel or bank
of any river, stream, or lake; or

c. Deposit debris, waste or other materiols where it may pass into any
river, stream or lake.

If CDFW determines that the Project activities may substantially adversely affect
an existing fish or wildlife resource bosed on o Project natification under Fish and
Game Codes Section 1602, a Lake and Streambed Alteration (LSA) Agreement will
be issued which will include reasonoble measures necessary to protect the
resource.”

COFW recommends the dfaft DEIR clearly state which Project activities may
impact resources under Fish and Game Codes Section 1602 and require
notification submission to COFW for those activities subject to Fish and Game
Codes Section 1602. Furthermore, COFW recommends early consultation, since
modification of the Project may avoid or reduce impacts to fish and wildlife
resources.

Contrary to the commenter’s statements, the DEIR does not indicate that a Streambed
Alteration Agreement may be needed. In fact, the discussion under impact 3.4-6 states
that the Project site does not contain protected wetlands or other jurisdictional areas and
there is no need for permitting associated with the Federal or State Clean Water Acts. The
misunderstanding may lie in the impact 3 .4-6 statement which is designed to follow the
CEQA Appendix G Checklist question. For clarification, edits to the text on page 3.4-30 of
the Biological Resources section of the Draft EIR are presented in Section 3.0 Errata of this
Final EIR

Response A-4: The commentor presents “Comment 3” regarding General Plan policies.

COMMENT 3; Manteca General Plan Update {Proposed), Policies: Resource
Conservation Element, 3.4-20.

Final Environmental impact Report - Union Ranch North 2.0-11
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Issue: The Policies: Resource Conservation Element section includes
recommendations for updates to the Maonteco General Plan. The proposed
changes may not be sufficient to address concerns related to Project impacts.

Recommendation or Recommended Mitigation Measure: COFW recommends
that the proposed changes incorporate the following principles to promote the
conservation, protection, and monagement of fish, wildlife, native plants, and
habitat necessary for biologically sustainable populations of thase species within
the Plan:

1. The City shall promote the preservation and restorotion of contiguous
areos of natural habitat throughout the city and support their integration
with existing and future preserves;

2. The City shafl retain plont and wildlife habitat areas where there are
known sensitive resources (e.g., sensitive habitats, special-status,
threatened, endangered, candidate species, and species of concern).
Particular attention shall be focused on retaining habitat areas that are
contiguous with other existing natural areas and/or wildlife movement
corridors;

3. The City shall preserve the ecological integrity of creek corridors, canals,
and drainage ditches that support riparian resources by preserving native
plants and, to the extent feasible, removing invasive nonnative plants. If
not feasible, adverse impacts on riparion habitat shall be mitigoted by the
preservation and/or restoration of this habitat in compliance with State
ond federal regulations in perpetuity;

4. The City shall preserve and protect wetland resources including creeks,
rivers, ponds, marshes, vernal pools, and other seasonal wetlands, to the
extent feasible. If not feasible, the mitigation of all odverse impacts on
wetland resources shall be required in compliance with State and federal
regulations protecting wetiand resources, and if applicable, special-status
species such as: Swainson's howk {Buteo swainsoni}, and Burrowing Owl
(Athene cuniculario). Additionally, the City shall require either on- or off-
site permanent preservation of an equivalent omount of wetland habitat
to ensure no net loss of value and/or function;

5. The City shall preserve and protect native grasslonds and vernal pools that
provide habitat for rare and endongered species. If not feasible, the
mitigation of all adverse impacts on annual grosslands shall comply with
State and federal regulotions protecting foraging habitat for those
species known to utilize this habitat;

6. The City shall preserve, protect, and avoid impuocts to notural, undisturbed
habitats that provide movement corridors for sensitive wildlife species. If

2.0-12
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' cbrfidors are adveréeiy affected, damaged habitat shalf be replaced with
habitat of equwa!ent value or enhanced to enable the continued
movement of species;

7. TheCity shaﬂ cons;der the potent:a! impact on sensitive plants ond wildlife

' for each Pro;ect reqwrmg d:scret:onory approval. If site conditions are
such that potentml hobitat for sensitive plant and/or wildlife species may
be present, the City shall require habitat assessments, prepared by o
qualified bro!ogfst for sens.rtwe p)‘ant and wildiife species. If the habitat

'assessment determmes that suitable habitat for sensitive plont and/or
wildlife specres is present, then either (1) protocol-fevel surveys shall be
conducted {where suruey protoco! has been established by o resource
agency), or, in the absence of established survey protocol, a focused
survey shaﬂ be conducted consrstent with industry recognized best
practices; or {2) potentfal habitat locotions identified on the Project site,
Survey Reports shall be prepared and submitted to the City and COFW or
the United States Fish ond Wildlife Service (USFWS) {depending on the
species) for further consultation and development of avoidance and/ or
mitigation nﬁéasures cbnsisfent with State ond federaf law;

8. The C.'ty wilf thoroughfy analyze future Projects’ potential direct, indirect,
and cumulative impacts on biological resources. To ensure these impacts
are fully analyzed, the City will defme the threshold of significance for
each impact and describe the criteria used to determine whether the
impacts are significant {CEQA Guidelines, § 15064, subd. {f}). The Cityshall
analyze potential direct impacts from lighting, noise, human activity, and
wildlife-human interactions creoted by development activities especially
those odjacent to notural oreas, exotic ond/or invasive species
occurrences, and drainages, as well as analyze potentiol indirect impacts
including resources in areas adjacent to the Project footprint, such as

“‘nearby public lands, - open space, ddjacenr natural habitats, riparian
ecosystems, wildlife corridors, and any designated and/or proposed
reserve or mitigation lands, Additionolly, the City shall analyze o Project’s

cumulative impacts and determine if that contribution would result in a
significant impact;

8. The City will adopt appropricte and adequote avoidance, minimization,
and/or mitigation meosures for oll direct, indirect, and cumulgtive
impacts that are expected to occur as o result of construction and long-
term operation and maintenance of Projects. Mitigation will be roughly

. proportional to the leve! of impacts, including cumulative impacts, in
accordance with the provisions of CEQA (Guidelines § § 15126.4(a){4)(B),

15064, 15065, and 16355);
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10. The City shall support active hobitat restoration and enhancement to
reduce impact of climate chonge stressors and improve overal resilfence
of habitat within existing parks and open space in the city;

11. The City shall support educotional programs for residents and visitors
about the uniqueness and volue of the natural resources, plants, and
wildlife in the region, and how to manage development to preserve native
wildlife populations, to the extent they are consistent with habitat
protection requirements; and

12. The City shalf comply with all applicable laws related to nesting birds and
birds of prey. Potential habitat for nesting birds and birds of prey is
present throughout the City of Lodi. The City shall anolyze all potential
activities that may incur a direct or indirect take to nongome nesting birds
within the city and provide appropriate avoidance, minimization, and/or
mitigation measures to avoid take. Project-specific avoidance and
minimization measures may include, but nat be limited to: Project phosing
and timing, monitoring of Praject-related noise (where applicable), sound
walls, and buffers, where appropriate. The City shall oiso include specific
avoidance and minimization measures that will be implemented should a
nest be located within o Project site. In addition to larger, protocol level
survey efforts and scientific assessments, final preconstruction surveys
may be required no more than fifteen (15) days prior to vegetation
clearing or ground disturbance activities, as instances of nesting could be
missed if surveys ore conducted earlier.

This comment is noted. The comment, issue, and recommendations are regarding
General Plan policies. The General Plan is a separate City document and is not part of the
proposed Project. The DEIR presented policies contained in both the 2023 General Plan,
which was existing at the time the DEIR was circulated, and the policies contained in the
General Plan Update, Since the DEIR was published, the General Plan, including the
polices that are described in the DEIR, were approved/adopted by the City of Manteca.
The General Plan Update process that led to the adoption of these policies were part of a
public process that exceeded five years, and included numerous opportunities for the
CDFW to participate, The recommendations provided in this comment will be presented
to the City Council for their consideration, but the proposed Project is not the appropriate
document or project in which changes to the General Plan could occur. The
recommendations are presented here, but there are no edits to the DEIR warranted, given
that the DEIR presents the adopted policies.

Response A -5: The commentor states that CEQA requires that information in EIRs and NDs be

incorporated into a database which may be used to make subsequent or supplemental
environmental determinations. The commentor requests that special-status species and
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Response A-7:

'COMMENTS ON DRAFT EIR AND RESPONSES 2.0
natural communities detected during Project surveys be reported to the CNDDB. The

commentor also provides a hyperlink to the CNNDB field survey form, and an email where
the completed CNDDB form can be sent.

This comment is noted. There were no special status species that were observed during
field surveys, therefore, there are no occurrences to enter the COFW's CNDDB, The
project site and habitat conditions are described in detall in the Project Description, and
an analysis of biological resources is provided in Chapter 3. There will be a supplemental
field survey performed by the San loaquin Council of Governments prior to authorization
of the ITMMSs under the HCP/NCCP that is applicable to the area. No further response to

these comments is warranted.

The commentor states that the Project would require assessment of filing fees. The
commentor further states that fees are payable upon filing of the NOD by the Lead
Agency.

This comment is noted. The CDFW filing fee is paid to the County Clerk upon filing ali
NODs, No further response to this comment is warranted.

The commentor provides a conclusion to the comment letter.

No further response to this comment is warranted.
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REVISIONS 3.0
This section includes minor edits and chénges to the Draft EIR. These modifications resulted from
responses to comments received during the public review period for the Draft EIR. -
Revisions herein do not result in new significant environnﬁeﬁféi'impacﬁs do not conétitute Signiﬁcant
new information, nor do they alter the conciusions of the environmental analyses that Wouid warrant

recirculation of the Draft EIR pursuant to State CEQA Gulde]mes Sectnon 15088.5.

These changes are prowded in revision marks with underline for new text and s##ee@at—#eﬂr—éeketed—tea@

3.1 REVISIONS TO THE DRAFT EIR
2.0 PROIECT D_ESCRIPT]ON

The following change was made to page 2.0-1 of Section 2.0 Project Description.

2.2 PROJECT SITE DEFJNED

The Project site includes several dlstmct planning boundaries defined below. The following terms are used
throughout this document to descrlbe planmng area houndaries wrthm the Pro;ect site:

¢ Annexation Area — includés the whole of the Project site (approxlmately 133.18 acres), including the
'apprommate 1@5«@4101 - acre Devzlopment Area, the approximate 27.1432.08-acre Non-

Development Areas, and all publsc right- of-way along Umon ﬂoad fronttng the Development and
- Non- Development Areas

. evalopment Area - includes the parcels bemg annexed that w:II be entltled for sabdwlsuon and
' develo;}ment (mh 041011 acres) :

» Non-Development Area - includes the parcels being annexad that will not be entitled for subdivision
or development. This incJudes three separate areas, each described as an Annexation SubArea. The
three areas total (223432 .05 acres) and are further defined below;

o Annexation SubArea 1-8.82 ac
o Annexation SubArea 2 - 50410.98 ac
o Annéxa'tion SubArea3- 11,28 ac

2.3 PROJECT SETTING
EXISTING S51TE CONDITIONS

The Annexation Area includes approximately 133.18 acres within seventeen Assessor parcels (APNs). This
includes the Union Ranch Nerth Project Area (APNs 197-020-21, 197-020-22, 197-020-23, 18262035,
1497-020-41, 197-020-46, 197-020-47), Annexation SubArea 1 [APN 197-020-20), Annexation SubAraa 2
(APNs 187-020-29, 197-020-30, 197-070:35, 197-020-36}, and Annexation SubArea 3 [APNs 204-180-03,
204-100-05, 204-100-06, 204-100-07, 204-100-08, 204-100-28). Figure 2.0-4 shows an APN map of the
Project site.

The following ci1éhge was made to page 2.0_—3_0f_ Sei:tidn 2.0 Project Description.
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GENERAL PLAN LAND USE DESIGNATIONS
GENERAL PLAN UPDATE

The following presents the definition of the existing uses under the General Plan Update, as well as the
Previous General Plan.

LDR (Low Density Residential): This designation provides for a mix of single-family housing, including
small lots, clustered lots, attached homes, and conventional large lot detached residences. Density ranges
from 2.1 to 8 dwelling units per acre.

MDR (Medium Density Residential): This designation provides for smaller single-family homes in more
imaginative lotting arrangements, duplex and triplex development, smaller scale multi-family
developments, including cottage homes, garden apartments, townhouses, and cluster housing, and
mobile home parks. The density range will accommodate small-lot single family homes that will typically
be smaller in size and more affordable to residents. Density ranges from 8.1 to 20 dwelling units per acre.

Commercial (C): This designation provides for neighborhood, community, and regional-serving retail and
service uses; offices; restaurants; service stations; highway-oriented and visitor commercial and lodging;
auto-serving_and heavy commercial uses; wholesale; warehousing; public_and guasi-public uses;
commercial recreation and public gathering facilities, such as amphitheaters or public gardens; and similar
and compatible uses. Uses that are incompatible with residential uses due to noise, vibration, or other
characteristics are not permitted in locations that may impact existing or future residential development.

Park (P): This designation provides for neighborhood, community and regional parks, golf courses, and
other outdoor recreational facilities within urban development. Specific uses include public recreation
sites, including ball fields, tot lots and play apparatus, adult softball and soccer playing fields, swimming
pools, community center buildings, meeting facilities, libraries, art centers, after school care facilities, art
in public places, facilities for night-time recreation, trails benches, interpretive markers, picnic areas,
barbecue facilities, landscaping, city irrigation, city potable wells, trees and natural habitat areas.

LDR-{Low-Density-Residential-The LDR-land-use-will-establish-a-mix-of dwelling-unit-types-and-character
determined-by-the- individual-site-and-market-conditions-The density-range allows-substantial-Hexibility +a
selecting-dwelling-unit-types—and -parcel-configurations-to-suit-particulor-site-conditions-and-housing
needs-TFhe type-of dwelling units anticipated-in-this-density-range-include smaltlots-and chustered-lots-as
wel as-conventionat large ot detached residences:

MLDR-{Mory-Low-Density-ResidentialsThe VLDR-lapd-use-category-wit-provide for-residences-en-targer
lots-and-small-guasi-agriculturat activitiesincluding raising-and bearding Hivestock—Residentialunits-shall
be-perritted-to-deviate-from-standard-lot-dimensions-within—agriedltural-areas-in—orderto—chister
dwellings—together-and-thereby- allow-for-continued-agricuttural-use—The-agricultural-use-areas-that
remain-on-the -residential-pareel-shall-be-subject-to-an-easement -dedicated-to-the-Gity-that-aHews
coptinued agricultural-use - but prohibits-any further non-agricdttural related development:

AG-{Agriculture) Fhis-designation-provides for-agrieutturat-uses-{such-as-vineyards - reRards,Frow-€rops;
farm-animals)—single-formily- hemes-directiy—related-to-the -agricultural—use-of-the-property— Himited
industrial-uses directhy related-to agriculturer and simitar and-compatible uses:

Park-{R)-This-designation-provides-for-neighberheeod -community-and-regional-parks;-goH-courses-and
other-outdoer-recreational-facilities- within-urban -development.-Specifie-uses-include-publie-reereation
sites,-including-ball fields - tot lotsand-ploy-epparatus,-adult-softball-and seccer playing flelds - swimming
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intended-to-accormodate the-proposed-Project-should-the referendum-of the-General-Plan-Update be
The folowing presents thedelinion-oi-the existing wses vhderthe-Geperab-Plan-Update —aswell as the
Rreviou-benerat Plan:

GEMNERA-REAN-URBATE

o rimr. o r— — : . faiii e lacludiag
o 4 Lo S dwelling unis peraeie:

. . . T ‘ ‘ [ ;g ; i S
apartment-style-heusi i : i i i : } SR
sireet coridor and are located-along-the conceptual route of a-publictranspoertationshultle route Sites
should-be located near a neighberhood park, a neighborhood-commercial-center—orjobscenpters and
should-provide pedestron and-bieycle connections 1o these ameniiecand-sendees

51

LDR-{Low-DensityResidentialy The LDR-land-use will establish-a-mix-of dwellingumit-typesand character

Final Environmental Impact Report - Union Ranch North 3.0-3

064



3.0 REVISIONS

VLDR-Mery-Low-Density-Residentialh-The MDR-land-use-category-will- provide for-residences-en-larger
lots-and-small-gquasi-agr edltural activities, ineluding raising-and boarding Hivestock-Residentiatunitsshal
be-permitted-to-deviate-from-standard-tet-dimensions-within-agricultural-areas-in—order—to-cluster
dwellings-together-and-thereby-allow-for-continved -agricultural—use~The-agreultural-use-areas-that
remain-on-the residential-pareel-shall-be-subject-to-an-easement- dedicated-to-the-City-that-allows
continved-agriculturaluse - but prohibits anyfurther nron-agricultural related development:

AG-tAgricultura)-This-designation-providesfor-agriedural-uses-{sueh-as-vineyards - orehards,Fow-erops;
form-animals,—single-fomily -homes-directly—related- to-the-agrievitural-use—of-the-property —Himited
industrial uses-directly-related to agrieultture - ang simiar one compatible wses:

Rark-{R):-This- designation-provides-for-neighberhood;- community -and-regional-parks,—golf courses—and
other-outdoor-recreational-focilities-within-urban-development - Speeifie-uses-inelude-publie-reereation
sites-including-ball-fields-tot-lots-and-ploy-opparatus-adult-softhall and seccer playing-fields;-swimming
pools-community-center-buildings-meetingfocilities, Hbraries,-art-centers,after sehool care facitities,art
in-public-places—facilities-for-night-time-recreation~trails-benehes—interpretive-markers—picnicareas;
barbeeuefacilities landsecaping - cityirrigation - city-potable wells; treesand-naturalhabitatareas:

The following change was made to page 2.0-5 of Section 2.0 Project Description.

PROJECT OBJECTIVES

The principal goal of the proposed Project is the annexation of the Project site into the City of Manteca,
and approval and subsequent development of the Project. The quantifiable goals and objectives of the
proposed Project include annexation of 133.18 acres, which includes a Development and Non-
development Area.

The quantifiable objectives include the development of up to 465 single family residential units_[the
Tentative Map reflects 455 units). The quantifiable cbjectives include the development of approximately
4.75 acres for the development of Tide Water Bike Trail. park;-epen-space;and-trail-totaling approximately
Q. 44-aeres-forthe development-of parl-open space,-and-tral-including b:-23-acres-of-neighborhood park;
an-additional-ene acre efuplandplay arearand 221 acres-of the eantinuation-of-the Hde-Water Bike Frai.
The Project objectives also include the installation of new public roadways that will provide pedestrian
and vehicular access to the Project site and surrounding community areas, and other improvements,
including water supply, storm drainage, sewer facilities and landscaping.

The following change was made to page 2.0-6 of Section 2.0 Project Description.

2.5 PROJECT ENTITLEMENTS
GENERAL PLAN AMENDMENT

Amend the General Plan Land Use Map to replace the High-Density-Residential-uses-Park use on the
Project site with a_combination of linear park use for the Tidewater Bike Trail and with Low Density
Residential uses. The existing land use designations are shown in Figure 2.0-6, and the proposed land use
designations are shown in Figure 2.0-7a.

PRE-ZONING

The Project site is currently outside of the jurisdiction of the City of Manteca, and therefore does not have
zoning. The proposed Project includes a request for pre-zoning of the Project site consistent with the
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General Plan Land Uses that are proposed in the General Plan Amendment. The proposed prezoning is
shown in Figure 2.0-7b.

TENTATIVE SUBDIVISION MAPS

The proposed Project includes a Tentative Map that would ultimately be developed in phases. The
Tentative Map covers approximately 106:04101.1 acres within sevea-six Assessor parcels (APNs). This
includes the Union Ranch North Project Area (APNs 197-020-21, 197-020-22, 197-020-23, 197820 35,
197-020-41, 197-020-46, 197-020-47).

The Tentative Map would result in the subdivision of a total of approximately 286:84101.1 acres into up
to 465 single family residential units (the Tentative Map reflects 455 units). The propesed-Project weuld
proncide-dovelopment—at- pork- epes opace, ard el totaling spsresimately 344 aseres Ser the
devecpient ot ark, Sper spare, and Han, weleding &8 acres ebpeighbarbead park, op asditional ane

Project would provide approximately 4.75 acres for the development of the Tide Water Bike Trail. The
Project objectives also include the installation of new public roadways that will provide pedestrian and
vehicular access to the Project site and surrounding community areas, and other improvements, including
water supply, storm drainage, sewer facilities and landscaping. Figure 2.0-8 illustrates the proposed site
plan for the Project site, and the full Tentative Map for each Subdivision is included as Attachment A.

ANNEXATION

The proposed Project includes an annexation of seventeen APNs totaling approximately 133.18 acres. This
includes +06-04101.1 acres for development, and 223432 08 acres that is not proposed for development,
but is being annexed to avoid the creation of islands. The 223432.08 acres is located on ten-elevent APNs
and will be designated as an existing and legal non-conforming use whereby all property owners are
allowed to continue to use and enjoy their properties in perpetuity in the same manner as prior to
annexation. Non-conforming uses include the existing agricultural uses (orchards, row crops,
livestock/farm animals, fowl/poultry, apiary, etc.), existing residences, existing outbuildings, equipment
storage, roadways, irrigation, etc. even if left fallow or not used for such temporarily.

DEVELOPMENT AGREEMENT

The proposed Project anticipates a Development Agreement that will be negotiated between the City and
Applicant. Terms of the Development Agreement are not available at this early stage of review, but will be
required to be consistent with the environmental analysis, including any mitigation measures that are
created to reduce impacts.

2.6 DEVELOPMENT PROJECT CHARACTERISTICS
RESIDENTIAL DEVELOPMENT

The proposed Project is primarily a residential development anticipated to provide up to approximately
465 single-family residential units (the Tentative Map reflects 455 units). Development of housing will
depend on market conditions and demand.

PARKS

The- proposed  Rroject-would - provide-development-of-park-open-space-and-trail- totaling approximately
.44 geres for-the development of padk-openspace, and traill including 6.23 seres-of reighborhoad park,
an-additiensl one acre of uplond play area; and 223 seres of the continuation of the Tide Woater Bike Traik
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The proposed Project would provide development of approximately 4.75 acres for the development of
Tide Water Bike Trail.

CIRCULATION

The proposed Project will expand the existing circulation system to serve the proposed Project and
northern Manteca. Roadway access to the Project site would also be available directly from the residential
community just to the south of the Project site. Additionally, the proposed Project will provide sidewalks,
bike lanes, and landscaping to offer additional bicycling and walking facilities for all of Manteca's
residents. This includes the continuation of the Tide Water Bike Trail through the Project site. The
Development Area and its circulation system is a natural progression of the existing developed land uses
and the street network in northern Manteca.

The proposed Project will connect to Bronswick Rd. The site design will align with the existing streets to
maintain_a high degree of connectivity between neighborhoods and _minimize circuitous travel per GP
Policy C-2.7. Connection to Bronswick Rd. is necessary to provide an alternative route that is direct and
convenient per GP Policy C-2.5. The street connection is necessary to facilitate a Class Il Bike Lane along
Bronswick Rd, as shown in Figure C-3: Active Transportation Plan - Bicycle Network.

UTILITIES AND PLANNED INFRASTRUCTURE IMPROVEMENTS

The construction of on-site infrastructure improvements would be required to accommodate
development of the Development Area, as described below.

Water System

The Project site would be served by a new potable and non-potable water distribution system, The
proposed water system will be a looped system of water lines with various points-of-connection to
existing City mains to comply with City Master Plans and standards. A water system analysis will be
prepared during future design of Improvement Plans to ensure that the final design is compliant with fire
flow and pressure standards.

Wastewater System

The Project site would be served by a new wastewater collection system installed within the North
Manteca Collection Shed (NMCS). The NMCS has been planned to serve areas of future growth in the
north of Manteca. The proposed wastewater conveyance facilities would connect to the existing sewer
mains as part of the City of Manteca collection and treatment system. Wastewater treatment would be

provided at the City’s existing Wastewater Quality Control Facility (WQCF) at 2450 West Yosemite Avenue
in western Manteca.

Storm Drainage

The Project site would include construction of a new storm drainage system, including a drainage
collection system, storm drain pump stations, and detention basins. The final basin location and design
will conform to the Manteca Design Specifications and Standards and will be finalized during the
improvement Plan phase.

The storm drainage strategy will utilize a phased approach that would include construction of a 4.57 acres
temporary storm drainage basin within the Tentative Map development area, and ultimately a connection
to a future offsite storm drainage basin/park proposed and controlled by the City of Manteca to the north
of the Project site. The temporary on-site basins must be sized and calculated to the specifications of the
City Engineer. Once replaced by an offsite permanent basin, the 4.57 acres that makes up the temporary
basin will be decommissioned and replaced with the residential lots as shown on the tentative map. As
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tributary to the future offsite storm drainage basin/park to be located to the north, the Project will be
required to design_and develop/contribute to the permanent offsite storm drainage solution. If a
permanent/long term basin/park is developed on-site, the City will need to review and approve the size,
location, and design per City standards to ensure it functions as a long-term storm drainage solution.

The detention basins are intended to help attenuate peak flows before drainage discharge is pumped into
storm drainage facilities. The proposed detention basins are joint-use facilities providing park/recreation
uses when not being used for stormwater detention. The storm drainage collection and detention system
will be subject to the State Water Resources Control Board Requirements (SWRCB) and City of Manteca
regulations, including: Manteca Storm Drain Master Plan, 2013; Phase Il, National Pollutant Discharge
Elimination Systern {NPDES) Permit Requirements; NPDES-MS4 Permit Requirements; and LID Guidelines.

The following figures from Section 2.0 Project Description have been updated. The updates do not
change the overall boundary of the Project site, but Annexation Subarea 2 now includes a parcel that
was previously part of the Union Ranch North Tentative Subdivision Map, and as a result on that parcel
no longer being part of the subdivision, the subdivision layout warranted revisions. The figures reflect a
revised subdivision layout, as well as a temporary stormwater basin.
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Figure 2.0-5. Aerial View
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Union Rd

- Brunswick Rd
LEGEND UNION RANCH NORTH
: :lManmca City Limits AG - Agriculure { | 0S - Open Space )
=] Annexation Area B ¢ - Commercial B P - Park Figure 2.0-6.
[ union Ranch Noith LOR - Low Density Residential

I FQP - Public/Quasi- Public

Annexatiun Subarea Union Ranch Specific Plan

* Al - Agricultural Industral

General Plan Land Use
MDR - Medium Density Residential

[ - Industiial

Souress: San Jongun Connty G5 Ciby of Manleos Genasl Plan, Adopted Febrany 2024 Map date Jaaay 10, 202¢
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LEGEND UNION RANCH NORTH

*_"s Manteca City Limits San Joaquin County Zoning  City of Manteca Zoning
[ Annexation Area L AGE RE: One-Tamdy Dwaling Figure 2.0-7b. Proposed Zoning
] tnien Ranch North B Au-20 2 Limied Mutole-
Anmntinn Subarea Famity Dwelling .
B cC: General Commeicial
SP: Specific Plan
T

Kot cta. San Joagali Conly SIS0 ol Manteca Map daie Doy 10, 2028
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Union Rd.
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774 Annexation Subarea [ MDR - Medium Density Residential

{700 A1 - Agricultural Industrial [ 1 - Industrial

Seoniees: San Joneprin County L4 City of Manteca, Map dale Tmminy 10, 2025

UNION RANCH NORTH

Figure 2.0-7a. Proposed
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Union Ranch Specific Plan
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2.0 REVISIONS

3.2 AGRICULTURAL RESOURCES

The following figures from Section 3.2 Agricultural Resources has been updated. The updates do not
change the overall boundary of the Project site, but Annexation Subarea 2 now includes a parcel that

was previously part of the Union Ranch North Tentative Subdivision Map.

LEGEND UNION RANCH NORTH
~ Manteca City Limits [0 Prvme Fariand

) Anexation fvea S Farmiand of Saiwide lmp Figure 3.2-1. Important Farmlands
3 thion Ranch North Farmiand of Local Importance

Annexatan Subarea Rural Residential Land

© | Urban and Buili-Up Land

Soike watiomes departaent o1 gewy 3k b3 miand Aepping el Mobdenng eyl
S Puwgiis Camity 200K B3 Incn Loy GES Gl ot Alisloea Sl Taneey 10 020
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i |
j g Golden Pond DY |
LEGEND UNION RANCH NORTH
[ unionRanch borth |17 142 - Dethi loamy sand, 0-2% slopes, MLRA 17
[”7/7] Annexation Subarea . 254 - Timor loamy sand, 0-2% slopes Figure 3.2-2. Soils Map
] Annexation Area "1 255 - Tinnin loamy coarse sand, 0-2% slopes
.~ Manteca City Limits 266 - Veritas fine sandy loam, 0-2% slopes
) 5 . g ‘umu
a W iEn W ghesa L wteoen e
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3.4 BioLOGICAL RESOURCES

The following change was made to page 3.4-15 of Section 3.4: Biological Resources.

Fish and Game Code §1601-1603 - Streambed Alteration

Under the California Fish and Game Code, CDFW has jurisdiction over any proposed activities that would
divert or obstruct the natural flow or change the bed, channel, or bank of any lake or stream. Private
landowners or project proponents must obtain a “Streambed Alteration Agreement” from CDFW prior to
any alteration of a lake bed, stream channel, or their banks. Through this agreement, the CDFW may
impose conditions to limit and fully mitigate impacts on fish and wildlife resources. These agreements are
wsualy-initiated-through-the-lecat-CBFW-warder—and-will specify timing and construction conditions,
including any mitigation necessary to protect fish and wildlife from impacts of the work.

The following change was made to page 3.4-28 of Section 3.4: Biological Resources.

Analysis: Powerlines and trees located in the region represent potentially suitable nesting habitat for a
variety of special-status birds. Additionally, the agricultural land represents potentially suitable nesting
habitat for the ground-nesting birds. In general, most nesting occurs from late February and early March
through late July and early August, depending on various environmental conditions. Nesting has been
seen to_occur as early as February 1*. The CNDDB currently contains records for Swainson's hawk,
burrowing owl, loggerhead shrike, and tricolored blackbird within two miles of the Project site. In addition
to the species described above, common raptors may nest in or adjacent to the Project site.

New sources of noise and light during the construction and operational phases of the project could
adversely affect nesters if they located adjacent to the Project site in any given year. Additionally, the
proposed Project would eliminate the agricultural areas on the Project site, which serve as potential
foraging habitat for birds throughout the year. Mitigation Measure 3.4-1 requires participation in the
SIMSCP. As part of the SIMSCP, SICOG requires preconstruction surveys for projects that occur during the
avian breeding season (generally March 1 — August 31, but sometimes as early as February 1). When
active nests are identified, the biologists develop buffer zones around the active nests as deemed
appropriate until the young have fledged. SICOG also uses the fees to purchase habitat as compensation
for the loss of foraging habitat. Implementation of the proposed Project, with the Mitigation Measure 3.4-
1, would ensure that potential impacts to special status birds are reduced to a less than significant level.

The following change was made to page 3.4-30 of Section 3.4: Biological Resources.

Impact 3.4-6: The proposed Project has no the potential to effect protected wetlands and
jurisdictional waters. (No Impact)

The Project site does not contain protected wetlands or other jurisdictional areas and there is no need for
permitting associated with the Federal or State Clean Water Acts. Absent any wetlands or jurisdictional
waters, implementation of the proposed Project would have no impact relative to this topic.

Impact 3.4-7: The proposed Project has the jo potential to result in adverse effects on
riparian habitat or a sensitive natural community. (Less than Significant)

The CNDDB record search revealed documented occurrences of five sensitive habitats within the nine-
guadrangle region for the Project site, including: Great Valiey Cottonwood Riparian Forest, Great Valley
Mixed Riparian Forest, Great Valley Valley Oak Riparian Forest, Coastal and Valley Freshwater Marsh, and
Elderberry Savanna. None of these sensitive natural communities occur within the portion of the Project
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site. Implementation of the proposed PrOJect would have a less than significant mapact on riparian
habitats or natural commumtles :

The followmg f|gures from Section 34 Blologtca! Resources has been updated The upda‘ces do not
change the overall boundary of the Project site, but Annexation Subarea 2 now mc!udes a parcet that
was previously part ofthe Unien Ranch North Tentatwe SudeVISIOI'I Map :
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UNION RANCH NORTH
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3.0

3.9

The following figures from Section 3.9 Hydrology and Water Quality has been updated. The updates do
not change the overall boundary of the Project site, but Annexation Subarea 2 now includes a parcel

HYDROLOGY AND WATER QUALITY

that was previously part of the Union Ranch North Tentative Subdivision Map.
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LEGEND UNION RANCH NORTH
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This Page Intentionally Left Blank.
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MITIGATION MONITORING AND REPORTING PROGRAM - 4.0

This document is the Final Mitigation Monitoring and Reporting Program {FMMRP} for the Union
Ranch North {Project). This FMMRP has been prepared pursuant to Section 21081.6 of the
California Public Resources Code, which requires public agencies to “adopt a reporting and
monitoring program for the changes made to the project or conditions of project approval,
adopted in order to mitigate or avoid significant effects on the environment” A FMMRP is
required for the proposed Project because the EIR has identified significant adverse impacts, and
measures have been identified to mitigate those impacts. :

The numbering of the individual mitigation measures follows the numbering sequence as found in
the Draft EIR.

4.1 MITIGATION MONITORING AND REPORTING PROGRAM

The FMMRP, as outlined in the following table, describes mitigation timing, monitoring
responsibilities, and compliance verification responsibility for al! mitigation measures identified in
this Final EIR.

The City of Manteca will be the primary agency responsible for implementing the mitigation
measures and will continue to monitor mitigation measures that are required to be implemented
during the operation of the proposed Project.

The FMMRP is presented in tabular form on the following pages. The cornponents of the FMMRP
are described briefly below:

° Mitigation Measures: The mitigation measures are taken from the Draft EIR in the same
order that they appear in that document,

e« Mitigation Timing: |dentifies at which stage of the project mitigation must be completed.

= Monitoring Responsibility:  |dentifies the apency that is responsible for mitigation
manitoring. ' '

o Compliance Verification: This is a space that is available for the monitor to date and initial
when the monitoring or mitigation implementation took place.
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ORDINANGE 02025-09

ORDINANCE OF THE CITY COUNCIL OF THE CITY OF

 MANTECA, STATE OF CALIFORNIA, AMENDING THE
ZONING MAP UNDER SECTION 17.20.040 OF CHAPTER
17.20 OF TITLE 17 OF THE MANTECA MUNICIPAL CODE
TO PRE-ZONE APNS 197-020-21, -22, -23, -41, -46, AND -47,
TO THE ONE-FAMILY DWELLING (R-1) AND PARK (P)
ZONING DISTRICTS AND PRE-ZONE APNS: 197-020-20, -
29, -30, -35, AND -36, TO THE ONE-FAMILY DWELLING (R-
1) ZONE DISTRICT, LOCATED WITHIN THE UNION RANCH
NORTH ANNEXATION PROJECT |

(FILE NO. PRZ 21-35)

WHEREAS, the Manteca City Council at their duly noticed public hearing on
April 15, 2025 considered approval of a Pre-zone for the project known as the Union
Ranch North Annexation Project (“the Project”) filed by Pillsbury Road Partners, LLC,
Albert Boyce, P.O. Box 1870, Manteca, CA 95336; and

_ WHEREAS the Pro;ect encompasses the annexaﬂon of apprommate[y 123.30
acres of unincorporated land in San Joaquin County into the City of Manteca, The Project
also includes the pre-zoning of all the approximate 123.30 acres, a General Plan
Amendment and a Tentative Subdivision Map encompassing an approxamate 102 acre
portion of the annexation area, and a Devetopment Agreement for the Tentative

Subdivision Map; and

WHEREAS, the Planning Commission of the City of Manteca at their duly noticed
public hearing of March 20, 2025, adopted Resolution No. 2025-03, in a 5-0 vote
recommending that the City Council initiate annexation proceedings for the eleven (11)
parcels including a segment of Union Road and adopt an ordmance to pre-zone the Union
Ranch North Annexation Project; and o o

WHEREAS the Manteca Planmng Commxssmn is oniy a recommendmg body to
the City Council for all components of the Project, and the Manteca City Council may, at
its discretion approve or deny the project; and

WHEREAS, in accordance with Section 17.10.180 of the Manteca Municipal Code,
the purpose of pre-zoning is to establish the zoning district designation for unincorporated
property adjoining the City, within the Sphere of Influence when the Annexation of said
property is brought before the City Council consistent with California Government Code

Section 65859; and

WHEREAS, the proposed Project is comprised of 123.30 acres of property which
includes a Development Area made up of APNs; 187-020-21, 197-020-22, 197-020-23,

Q2025-08 ) Page1ofb Aprit 18, 2025
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197-020-41, 197-020-46, 197-020-47, and a Non-development area made up of APNs:
197-020-20, 197-020-29, 197-020-30, 197-020-35, 197-020-36, including a segment of
Union Road; and

WHEREAS, the proposed pre-zoning designations of the Development area
parcels APNs 197-020-21, 197-020-22, 197-020-23, 197-020-41, 197-020-46, 197-020-
47, are One-Family Dwelling {R-1) and Park (P), and the proposed pre-zoning
designations of the Non-development area parcels APNs: 197-020-20, 187-020-29, 197-
020-30, 197-020-35, 197-020-36, is One-Family Dwelling (R-1), all of which are shown
on the pre-zoning map included as Exhibit ‘A’; and

WHEREAS, the pre-zoning of the parcels would go into effect upon annexation
into the City of Manteca and will ensure compatibility with the General Plan designations

within the annexation area; and

WHEREAS, a Final EIR {SCH# 2023110668) that includes a Mitigation Monitoring
and Repotting Program and Statement of Overriding Considerations was prepared for the
Project pursuant to the California Environmental Quality Act (CEQA) (Pub. Resources
Code, § 21000, el. seq.), and CEQA Guidelines (14 Cal. Code Regs. § 15000, ef. seq.);
and

WHEREAS, the City Council has considered all information related to this matter,
as presented at the public meeting of the City Council identified herein, including
supporling reporis by City Staff and public comment and on April 15, 2025, the City
Council adopted this Ordinance approving Pre-zone 21-35 for the Union Ranch North
Annexation Project.

THE CITY COUNCIL OF THE CITY OF MANTECA DOES ORDAIN AS FOLLOWS:

SECTION 1: Findings. The City Council hereby adopts, as its own, the findings
required to approve the Pre-zoning designations for the Project area which includes a
Development Area made up of APNs: 197-020-21, 197-020-22, 197-020-23, 197-020-41,
197-020-46, 197-020-47, and a Non-development area made up of APNs: 197-020-20,
197-020-29, 197-020-30, 197-020-35, 197-020-36, in accordance with Municipal Code
Sections 17.10.180 and 17.10.180 contained In the Planning Commission Staff Report
{dated March 20, 2025) and supporting documents, which is hereby incorporated by
reference into this Ordinance.

SECTION 2: CEQA. The City Council adopted a resolution making the necessary
findings and certify the Union Ranch North Project Environmental impact Report (SCH #
2023110668), a Mitigation Monitoring and Reporting Program, and a Statement of
Overriding Considerations prepared for the North Union Ranch Annexation Project
encompassing an application for an Annexation, Pre-zone, General Plan Amendment,
Tentative Subdivision Map, and Development Agreement.

SECTION 3: Amendment. The Zoning Map is hereby amended to pre-zone APNs

Q2025-09 Page 2 of § May 6, 2025
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197-020-21, -22, -23, -41, -46, and -47, to the One-Family Dwelling (R-1) and Park (P)
zoning districts and pre-zone APNs: 197-020-20, -29, -30, -35, and -36, to the One-Family
Dwelling (R-1) zone district, located within the Union Ranch North Annexation Project, as
shown in Exhibit ‘A’ included herein by reference.

SECTION 4: Severability. If any section, sub-section, subdivision, paragraph,
clause or phrase in this Ordinance, or any part thereof, is for any reason held to be invalid
or unconstitutional, such decision shall not affect the validity of the remaining sections or
portions of this Ordinance or any part thereof. The City Council hereby declares that it
would have passed each section, sub-section, subdivision, paragraph, sentence, clause or
phrase of this Ordinance, irrespective of the fact that any one or more sections, sub-
sections, subdivisions, paragraphs, sentences, clauses or phrases may be declared invalid

or unconstitutional.

SECTION 5. Publication. This Ordinance shall be published in accordance with the
provisions of Government Code Section 36933.

SECTION 6: Effective Date. This Ordinance shall become effective thirty (30) days
following adoption.

City of Manteca, a municipal corporation

1
MAYOR: g

GARY SINGH
ATTEST: ( Jz :
CASEANDRA CANDINI-TILTON
CITY CLERK
02025-09 Page 3 of 5 May 6, 2025



COUNTY OF SAN JOAQUIN

STATE OF CALIFORNIA }
SS

CITY OF MANTECA

I, Cassandra Candini-Tilton, City Clerk of the City of Manteca, do hereby certify that
the foregoing Ordinance had its first reading and was introduced during the public meeting
of the City Council on the 15" day of April, 2025, and had its second reading and was
adopted and passed during the public meeting of the City Council on the 6" day of May,

2025, by the following vote:

AYES:
NOES:

ABSENT:

ABSTAIN:

Exhibits

Breitenbucher, Halford, Lackey, Morowit, Singh
None
None
None
v
CASSA DRA CANDINI-TILTON
City Clerk

ATTEST:

Exhibit ‘A’ — Pre-zoning Map

02025-09

Page 4 of 5 May 6, 2025
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./ ANNEXATION PREZONING MAP
JULY 2025

UNION RANCH NORTH

Union Ranch North Table

Number
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e ETE

et
197-020-36

| 197-020-35

197-020-23

197-020-22

197-020-47

| 197-020-41 |
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September 11, 2025 LAJI‘:CO Hearing Attachment 4

RESOLUTION NO. 1556

BEFORE THE SAN JOAQUIN LOCAL AGENCY FORMATION COMMISSION APPROVING
THE 10.8 ACRES LOCATED 13510, 13588 13602 and 13640 SOUTH UNION ROAD
(APN 197-020-29, 30, 35 & 36 DETACHMENT FROM THE LATHROP-MANTECA FIRE
PROTECTION DISTRICT AND APPROVING OUT OF BOUNDARY SERVICE PROVISION OF
FIRE PROTECTION AND EMERGENCY RESPONSE SERVICES TO THE CITY OF MANTECA
(LACF 24-25)

WHEREAS, a proposal was filed with the San Joaquin Local Agency Formation Commission
by City of Manteca, requesting the detachment of certain territory from the Lathrop-
Manteca Fire Protection District] and concurrent approval to provide out of boundary fire
protection and emergency response services; and

WHEREAS, the subject territory consists of approximately 10.8 acres, generally located at
13510, 13588 13602 and 13640 South Union Road (APN 197-020-29, 30, 35 & 36; and

WHEREAS, the Executive Officer has reviewed the proposal pursuant to the Cortese-Knox-
Hertzberg Local Government Reorganization Act of 2000 (Government Code Section 56000
et seq.) and issued a report and recommendation; and

WHEREAS, Pursuant to Government Code Section 56133, the Commission may authorize
the City of Manteca to provide extended services outside its jurisdictional boundary but
within its sphere of influence in anticipation of a later change of organization;

WHEREAS, the subject territory is within the City of Manteca’s Interim Sphere of Influence
adopted by Commission on July 14, 2022; and

WHEREAS, the public fire protection and emergency response services to be provided by
the City of Manteca is an alternative to the public fire protection and emergency response
services already being provided by the Lathrop-Manteca Fire Protection District and the
level of service to be provided by the City of Manteca is consistent with the level of service
provided by the Lathrop-Manteca Fire Protection District; and

WHEREAS, both the City of Manteca has an Insurance Services Office (ISO) Rating of 2 and
the he Lathrop-Manteca Fire Protection District has an ISO Rating of 2/2Y; and

WHEREAS, the City of Manteca staffs and operates City Fire Station 4 that is approximately
1.1 miles from the subject parcels and the two closest Lathrop-Manteca Fire Protection
District staticns are both approximately 3.3 miles from the parcels; and






September 11, 2025 LAFCo Hearing ' Attachment 4

WHEREAS, the City of Manteca Urban Water Master Plan identifies the territory as being
within the 2045 Master Plan Projection Horizon; and

WHEREAS, the proposal has been properly noticed and set for public hearing on
September 11, 2025, in the Board of Supervisors Chambers, 44 North San Joaquin Street,
Stockton, Ca pursuant to the notice of hearing which was posted and published

WHEREAS, and this Commission has heard, received, and considered all evidence,
testimony, and written materials presented at said hearing; and

WHEREAS, the proposal is consistent with LAFCO policies, spheres of influence, and the
orderly provision of fire protection and emergency response services.

NOW, THEREFORE, THE COMMISSION DOES HERBY RESOLVES, DETERMINES AND
ORDERS as follows:

Section 1. The Commission finds that the proposal is categorically exempt from the
California Environmental Quality Act (CEQA) pursuant to the California Code of
Regulations, CEQA Guidelines, Section 15061(b)(3) in that the provision of out of boundary
fire protection and emergency response services by the City of Manteca will have no
potential to cause a significant adverse environmental impact.

Section 2. The Commission hereby approves the detachment of the subject territory
from the Lathrop-Manteca Fire Protection District and annexation of the same territory into
the City of Manteca Fire Department,

Section 3. Prior to assuming provision of fire protection and emergency response
services by the City, the boundaries of the affected agencies, the applicant shall submit
and gain approval of maps fully describing the adjusted boundaries to the satisfaction of
the County Surveyor.

Section 4. This approval is dependent upon the issuance of Certificate of Completion
for the Union Ranch Reorganization that includes amongst other requirements that the
applicant shall submif to the Executive Officer proof of an agreement with the Lathrop -
Manteca Fire Protection District regarding mitigation for detachment from the District.

Section 5. The Commission directs the Executive Officer to conduct all necessary
proceedings to complete this action, including recordation and filing with the State Board
of Equalization/Department of Tax and Fee Administration.

Section 8. The City of Manteca, shall defend, indemnify, and hold harmless SILAFCo, its
agents, officers, and employees, from any claim, action, or proceeding against SILAFCo, its
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agents, officers, and employees, to attack, set aside, void or annul SJLAFCo’s approval of
the Reorganization, adoption of this Resolution, or any of the terms and conditions set forth
herein.

Section 7. As allowed under Government Code Section 56107 and Government Code
Section 56883, the Commission authorizes the Executive Officer to make non-substantive
corrections to this Resolution to address any technical defects, clerical errors, mistakes,
irregularities, or omissions.

Section 8. If any provision of this Resolution or the application of any such provision to
any person or circumstance is held invalid, such invalidity shall not affect other provisions
or applications of this Resolution that can be given effect without the invalid provision or
application, and to this end the provisions of this Resolution are severable.

Section 9. The Commission finds that the proposed out of boundary fire protection and
emergency response service provision by the City of Manteca will be for the interest of
landowners, present and future residents of the area and is being done in preparation of
the future annexation of the area to the City of Manteca.

PASSED AND ADOPTED this 11" day of September 2025, by the following vote:
s AYES: Commissioners Barton, Ding, Gardea, Johnson and Chair Diailo
« NOES:
= ABSTAIN:

¢ ABSENT:
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I D ls

Minnie Diallo, Chairperson
San Joaquin Local Agency
Formation Commission

ATTEST: I

Mitzi Stites, Commission Clerk
San Joaquin Local Agency
Formation Commission

Attachments:
« Exhibit A - Legal Description

e ExhibitB-Map






