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1.1 INTRODUCTION 
This Final Environmental Impact Report (EIR) contains comments received during the public review 
period of the Hat Ranch Project (proposed project) Draft EIR. This document has been prepared by 
the City of Manteca, as Lead Agency, in accordance with the California Environmental Quality Act 
(CEQA) and the CEQA Guidelines, Section 15132. The Introduction and List of Commenters chapter 
of the Final EIR discusses the background of the Draft EIR, the purpose of the Final EIR, and 
provides an overview of the organization of the Final EIR. In addition, this chapter provides 
background information on improvement projects that the City of Manteca is currently undertaking 
as part of the Manteca-Lathrop Water Quality Control Facility (WQCF) Phase IV Expansion that, 
while distinct from and not induced by the proposed project, will influence the timing of construction 
and operation of the proposed project. 
 
1.2  BACKGROUND 
The Draft EIR identified the potential impacts associated with the proposed project and the 
mitigation measures that would be required to be implemented to address such effects. The Draft 
EIR includes the following environmental analysis technical chapters: Aesthetics; Agricultural 
Resources; Air Quality, Greenhouse Gas Emissions, and Energy; Biological Resources; Cultural 
and Tribal Cultural Resources; Geology, Soils, and Mineral Resources; Hazards and Hazardous 
Materials; Hydrology and Water Quality; Land Use and Planning/Population and Housing; Noise; 
Public Services, Recreation, Utilities, and Service Systems; and Transportation.  
 
In accordance with CEQA, the City of Manteca used the following methods to solicit public input 
on the Draft EIR: 
 

• A Notice of Preparation (NOP) for the Draft EIR was released for a 30-day public review 
period from January 22, 2021 to February 23, 2021. The NOP and NOP comment letters are 
included as Appendices A and B, respectively, to the Draft EIR. 

• A public scoping meeting was held via videoconference and teleconference through Zoom 
on February 10, 2021 to solicit comments regarding the scope of the Draft EIR. 

• On September 8, 2022, the Draft EIR was submitted to the State Clearinghouse for 
distribution to State and local agencies, resulting in a 45-day public review period from 
September 8, 2022 to October 24, 2022. 

• On September 8, 2022, a Notice of Availability (NOA) of the Draft EIR was posted to the 
City’s website, mailed to local agencies and interested members of the public, and emailed 
to attendees of the NOP public scoping meeting. 

• A physical copy of the Draft EIR was made available for review at the City of Manteca 
Community Development Department at 1215 West Center Street, Suite 201, Manteca, 
California 95337. The Draft EIR was also made available for online review by navigating from 
the City of Manteca Planning Division’s website at https://www.ci.manteca.ca.us/Community 
Development/Planning%20Division/Pages/default.aspx. 

• The Draft EIR was made available for online review through the CEQA website at 
https://ceqanet.opr.ca.gov/2013112049/5.  

1. INTRODUCTION AND LIST OF 
COMMENTERS 

https://www.ci.manteca.ca.us/Community%20Development/Planning%20Division/Pages/default.aspx
https://www.ci.manteca.ca.us/Community%20Development/Planning%20Division/Pages/default.aspx
https://ceqanet.opr.ca.gov/2013112049/5
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All public comments received on the Draft EIR are listed in this chapter, and written responses to 
comments are included in Chapter 2, Response to Comments, as discussed in more detail in 
Section 1.4 of this chapter. 
 
Water Quality Control Facility Phase IV Expansion 
The City is currently undertaking 10 projects as part of the City’s WQCF Phase IV Expansion that 
would enable the WQCF to meet the monthly average effluent limit of 10 milligrams per liter (mg/L) 
for nitrite and nitrite nitrogen currently set forth by the treatment plant’s updated National Pollutant 
Discharge Elimination System (NPDES) discharge permit. As detailed in the City of Manteca 
WQCF 2021 Capacity Assessment, the City of Manteca has been expanding rapidly, which has 
resulted in increased wastewater flows and loadings to the WQCF.1 To accommodate the 
population growth and adapt to changing permit requirements, the City completed various projects 
over the previous two decades to expand the WQCF and improve control of the treatment 
processes. 
 
The most recent major expansion was the Phase III Expansion that was designed from 2001 to 
2002 and constructed in a series of schedules (A, B, C, and D) over a period of several years. 
Schedule D was completed in 2007. The Phase III Expansion separated the main treatment 
processes into North and South Plants, resulting in an average flow capacity of 9.87 million 
gallons per day (mgd). However, subsequent to the completion of the Phase III Expansion, 
updated NPDES permit requirements established the aforementioned 10 mg/L monthly average 
effluent limit on nitrite and nitrite nitrogen discharges from the WQCF. As such, the Phase III 
designs did not consider or provide the necessary facilities to meet the currently permitted effluent 
limit as part of the 9.87 mgd design flow. 
 
Pursuant to the WQCF 2021 Capacity Assessment, which evaluated the Phase III Expansion’s 
ability to meet current NPDES permit requirements, the North and South Plants are challenged 
to meet the 10 mg/L monthly average nitrite and nitrite nitrogen effluent limit and modifications to 
existing facilities and/or operations were found to be necessary to improve nitrogen removal 
performance for existing flows and loads. To ensure compliance with current permit requirements, 
the WQCF 2021 Capacity Assessment identified the following 10 wastewater treatment 
improvements, which the City is currently in the process of undertaking as part of the Phase IV 
Expansion: 
 

1. New Glycerin Injection Systems in the North and South Plants; 
2. Waste Activated Sludge Pump Replacements in the North and South Plants; 
3. Return Activated Sludge Pump Replacement in the South Plant; 
4. Internal Mixed Liquor Recycle Pump Replacements in the North and South Plants; 
5. Fix Flow Split to the North Plant Aeration Basins; 
6. New Zone B Mixing Systems in the North and South Plants; 
7. New Process Aeration Control in the North and South Plants; 
8. Centrate Side Stream Treatment; 
9. Installation of Centrifuge No. 3; and 
10. Installation of Dissolved Air Floatation Thickener (DAFT) No. 2. 

 
Of the 10 improvement projects identified in the WQCF 2021 Capacity Assessment, the first seven 
projects listed above are already funded and will be designed in the near future. Considering that 
the remaining three projects will also require funding and development in order for the WQCF to 

 
1  City of Manteca. City of Manteca WQCF 2021 Capacity Assessment. March 18, 2022. 
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meet the 10 mg/L monthly average nitrite and nitrite nitrogen effluent limit, the City of Manteca 
anticipates all 10 projects will secure funding and be developed. 
 
As previously discussed, the 10 improvement projects identified in the WQCF 2021 Capacity 
Assessment are distinct from and not induced by the proposed project. Regardless of the City’s 
approval of the proposed project, the City would require implementation of the Phase IV 
Expansion improvements in order to meet increased wastewater flows and loadings experienced 
in Manteca in compliance with the current requirements set forth by the WQCF’s NPDES permit. 
As such, while completion of the Phase IV Expansion improvements will influence the timing of 
construction and operation of the proposed project, the 10 improvement projects do not affect the 
analyses or conclusions presented in the Draft EIR. 
 
Pursuant to CEQA Guidelines Section 15088.5(a), a lead agency is required to recirculate a Draft 
EIR if “significant new information” is added after the Draft EIR is circulated but before certification. 
Significant new information is defined as information that changes the Draft EIR “…in a way that 
deprives the public of a meaningful opportunity to comment on…” a significant impact, a feasible 
way to mitigate an impact, or a feasible way to avoid an impact. The following identifies 
circumstances that would be considered “significant new information” that would trigger 
recirculation: 
 

• Information that shows a new significant impact; 
• Information that shows an increase in the severity of an impact (unless mitigation 

measures are identified to reduce it to acceptable levels); 
• Information that identifies a feasible new alternative or mitigation measure considerably 

different from other analyzed alternatives or mitigation measures that would clearly lessen 
project impacts and the applicant declines to implement the measure; and/or 

• Information that demonstrates that the Draft EIR was fundamentally flawed, basically 
inadequate, and conclusory in nature, thus, precluding meaningful public review and 
comment. 

 
Pursuant to CEQA Guidelines Section 15088.5(b), recirculation is not required if the information 
added to an EIR merely clarifies, amplifies, or makes insignificant modifications. As demonstrated 
in this Final EIR, the WQCF Phase IV Expansion improvements provide additional details 
regarding implementation of the proposed project, and do not fall into any of the four 
circumstances identified by CEQA as triggering recirculation. The WQCF Phase IV Expansion 
improvements are distinct from the proposed project and do not cause the proposed project to 
result in new significant impacts or substantially more severe impacts beyond what were identified 
in the Draft EIR. Furthermore, the Phase IV Expansion improvements do not necessitate new 
alternatives or mitigation measures considerably different from those presented in the Draft EIR 
that would clearly diminish the severity of identified impacts and that the project applicant would 
decline to implement. 
 
Overall, with development of the WQCF Phase IV Expansion improvements, the conclusions 
within the Draft EIR do not change. As such, recirculation of the Draft EIR is not required. 
 
1.3  COMPOSITION OF THE FINAL EIR 
Pursuant to CEQA Guidelines Section 15132, this Final EIR consists of the following: 
 

1. Comments received on the Draft EIR (Chapter 2 of this Final EIR); 
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2. Revisions to the Draft EIR (Chapter 3 of this Final EIR); A list of persons, organizations, 
and public agencies commenting on the Draft EIR (included as Section 1.4 of this chapter); 
and 

3. Any other information added by the Lead Agency. 
 
1.4 LIST OF COMMENTERS 
The City of Manteca received seven comment letters during the public comment period and two 
following the close of the comment period for the Draft EIR. The comment letters were authored 
by the following agency members and individual residents. 
 
Agencies 
Letter 1 .................................................... California Department of Transportation – Tom Dumas 
Letter 2 ................................ Central Valley Regional Water Quality Control Board – Peter Minkel 
Letter 3 ..............................................California Department of Fish and Wildlife – Kevin Thomas 
 
Residents 
Letter 4 ................................................................................................................... Mike Azevedo 
Letter 5 .............................................................................................................................. Kai Liu 
Letter 6 ................................................................................................................ Penny McNealy 
Letter 7 ..................................................................................................................... David Rashé 
 
Submitted After October 24, 2022 Deadline 
Letter 8 ................................................................................................... David and Jackie Rashé 
Letter 9 .......................................................................................... Theresa and John Henderson 
 
1.5 CERTIFICATION OF THE FINAL EIR 
State law requires that the City make several types of CEQA “findings” at the time of final action 
on the project. Findings describe the conclusions reached regarding particular issues, including 
specific evidence in support of those conclusions. The Final EIR typically provides much of the 
substantial evidence to support these findings. The required findings for the project are as follows: 
 

• Certification of the Final EIR (CEQA Guidelines Section 15090) – These findings support 
the adequacy of the Final EIR for decision-making purposes. The Lead Agency must make 
the following three determinations in certifying a Final EIR: 

 
1. The Final EIR has been completed in compliance with CEQA. 
2. The Final EIR was presented to the decision-making body of the Lead Agency, 

and the decision-making body reviewed and considered the information in the Final 
EIR prior to approving the project. 

3. The Final EIR reflects the Lead Agency’s independent judgment and analysis. 
 

• Findings Regarding Significant Impacts and Project Alternatives (CEQA Guidelines 
Section 15091) – These findings explain how the City chose to address each identified 
significant impact, including the mitigation measures adopted or an explanation of why 
such measures are infeasible. A discussion of the feasibility of project alternatives is also 
required by this section (see also CEQA Guidelines Section 15126.6[f]). 

 



Final EIR 
Hat Ranch Project 

February 2023 
 

 
Chapter 1 – Introduction and List of Commenters 

Page 1-5 

Pursuant to CEQA Guidelines, Section 15093(b), when a Lead Agency approves a project that 
would result in significant and unavoidable impacts, the agency must state in writing the reasons 
supporting the action (Statement of Overriding Considerations). The Statement of Overriding 
Considerations shall be supported by substantial evidence. The proposed project would result in 
significant and unavoidable impacts related to agricultural resources, greenhouse gas emissions, 
and transportation. Thus, a Statement of Overriding Considerations must be adopted if the project 
is approved. The required Findings of Fact and Statement of Overriding Considerations will be 
included as part of the resolution considered by the City of Manteca. 
 
1.6 ORGANIZATION OF THE FINAL EIR 
The Final EIR is organized into the following four chapters.  
 
1. Introduction and List of Commenters 
Chapter 1 provides an introduction and overview of the document, describes the background of 
the Draft EIR and the purposes of the Final EIR, provides a list of commenters, and describes the 
organization of the Final EIR. 
 
2. Responses to Comments 
Chapter 2 presents the comment letters received, and responses to each comment. Each 
comment letter received has been numbered at the top and bracketed to indicate how the letter 
has been divided into individual comments. Each comment is given a number with the letter 
number appearing first, followed by the comment number. For example, the first comment in 
Letter 1 would have the following format: 1-1. The response to each comment will reference the 
comment number. 
 
3. Revisions to the Draft EIR Text  
Chapter 3 summarizes changes made to the Draft EIR text including clarifications, modifications, 
and amplifications of the analysis. Section 15088.5 of the State CEQA Guidelines states that a 
lead agency is required to recirculate a Draft EIR when “significant new information” is added to 
the document after public notice is given of the availability of the Draft EIR for public review under 
Section 15087 but before certification. Recirculation is not required where the new information 
added to the EIR merely clarifies or amplifies or makes insignificant modifications in an adequate 
EIR. The modifications to the Draft EIR identified in Chapter 3 have been examined with these 
requirements and obligations in mind. The City has determined that the provisions of Section 
15088.5 of the CEQA Guidelines are not triggered and recirculation of this EIR is not required. A 
more detailed description of this determination will be included in the CEQA Findings of Fact 
described above. 
 
4. Mitigation Monitoring and Reporting Program  
CEQA Guidelines, Section 15097, requires lead agencies to adopt a program for monitoring the 
mitigation measures required to avoid the significant environmental impacts of a project. The 
intent of the Mitigation Monitoring and Reporting Program (MMRP) is to ensure implementation 
of the mitigation measures identified within the EIR for the proposed project. 
 



 
 
 
 
 
 
 
 
 

2. Responses to Comments 
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2.1 INTRODUCTION 
The Responses to Comments chapter contains responses to each of the comment letters 
received during the Hat Ranch Project (proposed project) Draft EIR public review period. 
 
2.2 RESPONSES TO COMMENTS 
Each bracketed comment letter is followed by numbered responses to each bracketed comment. 
The responses amplify or clarify information provided in the Draft EIR and/or refer the reader to 
the appropriate place in the document where the requested information can be found. Comments 
that are not directly related to environmental issues (e.g., opinions on the merits of the project 
that are unrelated to its environmental impacts) are either discussed or noted for the record. 
Where revisions to the Draft EIR text are required in response to the comments, such revisions 
are noted in the response to the comment, and are also listed in Chapter 3, Revisions to the Draft 
EIR Text, of this Final EIR. All new text is shown as double underlined and deleted text is shown 
as struck through. 

2. RESPONSES TO COMMENTS 
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1-3 
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Letter 1 cont. 

1-4 

1-5 

1-6 

1-7 

1-8 

1-9 

1-10 

1-11 

1-12 
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Letter 1 cont. 

1-12 cont. 

1-13 

1-14 
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Final EIR 
Hat Ranch Project 

February 2023 
 

 
Chapter 2 – Responses to Comments 

Page 2-5 

Letter 1 cont. 



Final EIR 
Hat Ranch Project 

February 2023 
 

 
Chapter 2 – Responses to Comments 

Page 2-6 

LETTER 1: TOM DUMAS, CALIFORNIA DEPARTMENT OF 
TRANSPORTATION DISTRICT 10 

 
Response to Comment 1-1 
The comment is an introductory statement and introduces requests for revisions that will be made 
in subsequent comments regarding the Transportation Analysis prepared for the proposed project 
by Fehr and Peers (see Appendix K of the Draft EIR). 
 
Response to Comment 1-2 
The electronic Synchro analysis files were submitted to the California Department of 
Transportation (Caltrans) for its use in reviewing the Draft EIR and Transportation Analysis 
prepared for the proposed project (see Appendix K of the Draft EIR). As detailed in the Intersection 
Analysis Methodology section, which starts on page 14 of the Transportation Analysis, the 
analysis used procedures and methodologies contained in the Transportation Research Board’s 
Highway Capacity Manual, Sixth Edition. The aforementioned methodologies were applied using 
the Synchro 10 software, which considers traffic volumes, lane configurations, signal timings, 
signal coordination, and other pertinent parameters of intersection operations. 
 
Response to Comment 1-3 
In accordance with the requirements for analyzing potential transportation-related impacts under 
CEQA and guidance from the City of Manteca, the Transportation Analysis includes trip 
generation analysis (single-family detached housing and school-related vehicle trips), vehicle 
miles traveled (VMT) analysis (per single-family household), and intersection level of service 
(LOS) (AM and PM peak hour) analysis. 
 
Furthermore, as part of the Traffic Operations Analysis Report (TOAR) prepared by Fehr and 
Peers for the Project Approval/Environmental Document for the State Route 99/State Route 120 
Improvement Project, a detailed queueing analysis was submitted to Caltrans; however, the 
request for a queueing analysis for the proposed project is outside the scope of requirements for 
a CEQA Traffic Impact Study. Therefore, the discussions and analyses in Chapter 4.12, 
Transportation, of the Draft EIR are adequate. 
 
Response to Comment 1-4 
The VMT analysis, included in Tables 3 and 4 of the Transportation Analysis on pages 16 and 
17, respectively, was derived from the City of Manteca Travel Demand Model that was developed 
for the City’s General Plan Update. 
 
As detailed on page 11 of the Transportation Analysis, the Base Year Travel Forecasting Model 
(TFM) used as part of the study’s VMT forecasting incorporated base year land use data for 
dwelling units (single family and multi-family) and employment (food, retail, office, industrial, 
medical, government, and school), as well as the roadway network (lanes, speed, and capacity 
class), based on existing data (i.e., 2019). The TFM trip generation rates were derived from the 
Institute of Transportation Engineer’s Trip Generation Manual and include appropriate 
inbound/outbound trip generation rates for residential and employment land uses for AM and PM 
peak hour conditions. In addition, the Cumulative Year 2040 TFM used as part of the 
Transportation Analysis was developed based on expected future land uses and the future 
transportation network in the City of Manteca and adjacent areas in 2040. Similar to other cities 
in the Central Valley region, the City of Manteca is projecting a large amount of growth for both 
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housing and employment in the next 20 years. The Cumulative Year 2040 TFM scenario was 
developed in coordination with both the cities of Manteca and Lathrop to ensure that the TFM 
represents market-based demand for future growth in both housing (population) and employment, 
and therefore, does not underestimate or overestimate traffic demand volumes. 
 
Response to Comment 1-5 
As stated on page 7 of the Transportation Analysis prepared for the proposed project, “The 
established Cumulative VMT per single family household is 91.4. Therefore, single family 
residential projects that exceed 77.7 VMT per household (a 15 percent reduction compared to the 
cumulative 91.4 VMT) would be considered to have a significant transportation impact. Projects 
that generate less than 77.7 VMT per household would be considered to have a less than 
significant transportation impact.” Accordingly, the 77.7 VMT threshold was used in Table 4 on 
page 17 of the Transportation Analysis in order to determine if the Hat Ranch Project Cumulative 
(2040) VMT Per Single Family Household of 83.0 would result in a VMT transportation impact. As 
detailed on page 4.12-18 of the Draft EIR, because the proposed project would generate an 
estimated average of 83.0 VMT per single-family household under Cumulative Plus Project 
Conditions, which represents an approximately 6.8 percent increase from the Cumulative VMT 
threshold conditions, the project would generate vehicle travel exceeding 15 percent below the 
established baseline, and a significant impact could occur. The Draft EIR requires that Mitigation 
Measure 4.12-4 be implemented to address the potential impact; however, even with 
implementation of the mitigation measure, the impact would remain significant and unavoidable. 
 
Response to Comment 1-6 
Traffic count data collected in 2019 (pre-COVID) were adjusted (i.e., increased) to represent 
Existing AM and PM peak hour conditions (2021). Figures 2a, 2b, and 2c of the Transportation 
Analysis display the intersection turning movement counts at study intersections under Existing 
conditions. Figure 2a presents Intersections 1 through 9, Figure 2b presents Intersections 10 
through 18, and Figure 2c presents Intersections 19 through 28. 
 
Response to Comment 1-7 
Traffic count data collected in 2019 (pre-COVID) were adjusted (i.e., increased) based on growth 
factors derived from the City of Manteca General Plan Update Travel Forecasting Model and 
ranged from two to five percent per year, from 2019 to 2021. 
 
Response to Comment 1-8 
Figures 2a, 2b, and 2c display the Existing Year 2021 intersection turning movement counts at 
the study intersections. 
 
Response to Comment 1-9 
The Synchro signal timings used for the State Route (SR) 120/Main Street interchange 
intersections are based on the Existing signal timings from Caltrans District 10 Signal and Ramp 
Meter Unit. 
 
Response to Comment 1-10 
The analysis of Austin Road/SR 99 Northbound Ramps (Intersection 11) was revised from side 
street stop control to all-way stop control in Table 5 and Table 8 of the Transportation Analysis. 
Minor changes to the delay and LOS would not modify the conclusion that the City of Manteca is 
working with the San Joaquin Council of Governments (SJCOG) and Caltrans to improve the SR 
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120/SR 99 freeway-to-freeway interchange, which would result in LOS C conditions or better 
during both AM and PM peak hour conditions. 
 
Response to Comment 1-11 
With 738 single family dwelling units and a K-8 school located within the project site, a reduction 
for school-related trips was incorporated to represent students walking/biking and parents 
dropping off and picking up kids on their way to work or other activities (i.e., a linked vehicle trip). 
During the AM peak hour, this represented a 30 percent reduction. During the PM peak hour, this 
represented a nine percent reduction. On a daily basis, this represented a 10 percent reduction. 
Reductions are assumed based on trip rates from the Institute of Transportation Engineers (ITE) 
Trip Generation Manual 10th Edition. 
 
Response to Comment 1-12 
The City of Manteca Engineering Division will coordinate with Caltrans District 10 in the review 
and approval of improvements at the following four Caltrans intersections: 
 

1. SR 120 Eastbound Ramps/Main Street; 
2. SR 99 Southbound Off-Ramp/Moffat Boulevard; 
3. Moffat Boulevard/Austin Road/SR 99 Southbound On-Ramp; and 
4. Austin Road/SR 99 Northbound Off-Ramp. 

 
The interim improvement for the SR 120 Eastbound Ramps/Main Street intersection will be 
determined in coordination with the City of Manteca and Caltrans District 10. 
 
The timeline for construction for the proposed project and the Phase 1A improvements of the 
State Route 99/State Route 120 Improvement Project will be coordinated with the City of Manteca 
and Caltrans District 10; however, the improvements are anticipated to be open to traffic by 2024. 
 
If the proposed project is constructed before the Phase 1A State Route 99/State Route 120 
Improvement Project, interim improvements for the following intersections will be identified and 
coordinated with the City of Manteca and Caltrans District 10: 
 

1. SR 99 Southbound Off-Ramp/Moffat Boulevard; 
2. SR 99 Southbound On-Ramp/Moffat Boulevard/Austin Road; and 
3. SR 99 Northbound Off-Ramp/Austin Road. 

 
If the proposed project is constructed after the State Route 99/State Route 120 Improvement 
Project Phase 1A improvements, then project traffic that would have used the SR 99 Southbound 
Off-Ramp and SR 99 Northbound On-Ramp would use the SR 120/Main Street interchange. 
 
Response to Comment 1-13 
The VMT-reducing measures listed in MM-TRA-1 on page 53 of the Transportation Analysis were 
extracted from and are consistent with the City of Manteca 2040 General Plan Update. The City 
of Manteca is implementing citywide goals and policies to reduce VMT through increasing land 
use density and increasing multi-modal accessibility to key destinations. Both of the 
aforementioned VMT-reducing options have been incorporated into the proposed project by 
increasing the density of the single-family dwelling units per acre, incorporating pedestrian and 
bicycle amenities, and including a K-8 school site for the 738 dwelling units. 
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Response to Comment 1-14 
Both of the interchange improvement projects are identified as Tier 1 Projects in SJCOG’s 
Regional Transportation Plan/Sustainable Communities Strategy (RTP/SCS). The SR 120/Main 
Street interchange will be open to traffic by 2033. The State Route 99/State Route 120 
Improvement Project Phase 1A improvements will be open to traffic by 2024. The Phase 1B 
improvements will be open to traffic by 2026, and the Phase 1C improvements will be open to 
traffic by 2040. 
 
Response to Comment 1-15 
The City of Manteca Active Transportation Plan and the Manteca General Plan Update policies 
are consistent with Caltrans’ recommendation for the establishment of programs or methods to 
reduce VMT and support appropriate bicycle, pedestrian, and transit infrastructure. The comment 
is noted for the record and will be forward to the decisionmakers as part of their consideration of 
the proposed project. 
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2-1 

2-2 
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2-2 cont. 
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LETTER 2: PETER MINKEL, CENTRAL VALLEY REGIONAL WATER 
QUALITY CONTROL BOARD 

 
Response to Comment 2-1 
The comment is an introductory statement and does not address the adequacy of the Draft EIR. 
 
Response to Comment 2-2 
The comment lists various regulatory and permitting requirements set forth and administered by 
the Central Valley Regional Water Quality Control Board (RWQCB); however, the comment does 
not address the adequacy of the Draft EIR. 
 
Please see Chapter 4.8, Hydrology and Water Quality, of the Draft EIR, which includes 
discussions and evaluation of the proposed project’s consistency with applicable regulations and 
standards set forth by the RWQCB. 
 
Response to Comment 2-3 
The comment is a conclusion and does not address the adequacy of the Draft EIR. The comment 
is noted for the record.
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LETTER 3: KEVIN THOMAS, CALIFORNIA DEPARTMENT OF FISH AND 
WILDLIFE 

 
Response to Comment 3-1 
The comment is an introductory statement and does not address the adequacy of the Draft EIR. 
 
Response to Comment 3-2 
The comment provides background information on the regulatory role of the California 
Department of Fish and Wildlife (CDFW) and cites applicable sections of State codes that provide 
CDFW with regulatory authority to ensure the State’s plant, wildlife, and habitat resources are 
conserved, protected, and managed properly. The comment is an introductory statement and 
does not address the adequacy of the Draft EIR. 
 
Response to Comment 3-3 
The comment summarizes the project components and does not address the adequacy of the 
Draft EIR. 
 
Response to Comment 3-4 
The commenter introduces primary concerns about specific special-status species, which are 
discussed further in subsequent comments below. 
 
As detailed on page 4.4-24 of the Draft EIR, the proposed project is required through Mitigation 
Measure 4.4-1 to seek coverage under the San Joaquin County Multi-Species Habitat 
Conservation and Open Space Plan (SJMSCP) and to mitigate for habitat impacts to covered 
species through applicable SJMSCP requirements, including compliance with the adopted 
Incidental Take and Minimization Measures (ITMMs). As such, the proposed project will comply 
with California Endangered Species Act (CESA) take requirements for special-status species. 
 
Response to Comment 3-5 
In response to the comment, the second paragraph under the California Endangered Species Act 
(CESA) subheading on page 4.4-15 of the Draft EIR is hereby revised as follows: 
 

CESA prohibits the taking of State-listed endangered or threatened plant and wildlife 
species. The CDFW exercises authority over mitigation projects involving State-listed 
species, including those resulting from CEQA mitigation requirements. Taking may be 
authorized by CDFW if an approved habitat management plan or management agreement 
that avoids or compensates for possible jeopardy is implemented. In addition, CDFW 
requires preparation of mitigation plans in accordance with published guidelines. CDFW 
may authorize the take of any such species if certain conditions are met. CESA take 
coverage options include, but are not limited to, an Incidental Take Permit (CFGC Section 
2081[b]), Consistency Determination (CFGC Section 2080.1), and/or Safe Harbor 
Agreement (CFGC Sections 2089.2-2089.26). 

 
With respect to take coverage through an Incidental Take Permit, CFGC Section 2081(b) 
provides that CDFW may authorize, by permit, the take of an endangered species, 
threatened species, and candidate species, if all of the following conditions are met: 
 

1. The take is incidental to an otherwise lawful activity; 
2. The impacts of the authorized take shall be minimized and fully mitigated. The 

measures required to meet this obligation shall be roughly proportional in extent to the 
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impact of the authorized taking on the species. Where various measures are available 
to meet this obligation, the measures required shall maintain the applicant’s objectives 
to the greatest extent possible. All required measures shall be capable of successful 
implementation. For purposes of this section only, impacts of taking include all impacts 
on the species that result from any act that would cause the proposed taking; and 

3. The applicant shall ensure adequate funding to implement the measures required by 
paragraph (2), and for monitoring compliance with, and effectiveness of, those 
measures. 

 
Pursuant to CFGC Section 2081(c), an Incidental Take Permit may not be issued as 
established by Section 2081(b) if issuance of the permit would jeopardize the continued 
existence of an endangered species, threatened species, and/or candidate species. CDFW 
determines issuance based on the best scientific and other information that is reasonably 
available. As part of the determination, CDFW considers a species’ capability to survive 
and reproduce, and any adverse impacts of the taking on those abilities in light of known 
population trends, known threats to the species, and reasonably foreseeable impacts on 
the species from other related projects and activities. 
 
In addition, as established by CFGC Section 2800 et seq., a Natural Community 
Conservation Plan (NCCP) is the State counterpart to the federal Habitat Conservation 
Plan (HCP). An NCCP provides a means of complying with the Natural Community 
Conservation Plan Act and securing take authorization at the State level. The Natural 
Community Conservation Plan Act is broader than FESA and CESA. The primary objective 
of the NCCP program is to conserve natural communities at the ecosystem scale while 
accommodating compatible land uses. To be approved by CDFW, an NCCP must provide 
for the conservation of species and protection and management of natural communities in 
perpetuity within the area covered by permits. 

 
The above changes clarify the CESA take coverage options and do not alter the analyses or 
conclusions of the Draft EIR. 
 
Response to Comment 3-6 
The proposed project is required through Mitigation Measure 4.4-1 (see page 4.4-24 of the Draft 
EIR) to seek coverage under the SJMSCP and to mitigate for habitat impacts to covered species 
through applicable SJMSCP requirements, including compliance with the adopted ITMMs. As 
required by SJMSCP Section 5.2.2, project proponents must complete preconstruction surveys 
prior to ground-disturbing activities to determine if SJMSCP Covered Species have been 
successfully relocated and/or to determine if other ITMMs have been implemented. Thus, 
preconstruction surveys would be completed for burrowing owl, as well as other ground-nesting 
birds. Additionally, as required by SJMSCP Section 5.2.4.15, project proponents must prevent 
ground squirrels from occupying a project site early in the planning process through employing at 
least one of several practices set forth by the SJMSCP. If the aforementioned practices were not 
attempted or were attempted but failed, the SJMSCP further requires that burrowing owls, if on-
site during the non-breeding season, must be passively relocated in accordance with the protocol 
described in the CDFW Staff Report on Burrowing Owl Mitigation. If on-site during the breeding 
season, the SJMSCP prohibits occupied burrows from being disturbed and requires a 75-meter 
protective buffer unless specific conditions are met. 
 
Thus, through compliance with Mitigation Measure 4.4-1, the proposed project would be subject 
to sufficient requirements to prevent the take of burrowing owls. The comment is noted for the 
record and will be forwarded to the decisionmakers as part of their consideration of the proposed 
project. 
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Response to Comment 3-7 
As detailed under Impact 4.4-3 on page 4.4-25 of the Draft EIR, the majority of the project site is 
planted with grapes, with the only exception being where a large residence exists and landscape 
vegetation is planted. Pursuant to the Biological Resource Analysis (BRA) prepared for the 
proposed project by Monk & Associates, Inc., the project site does not include areas that would 
constitute farmed wetlands or would otherwise suggest agricultural activities converted waters of 
the U.S. into cropland. Similarly, areas designated for off-site improvements also do not include 
farmed wetlands or converted waters of the U.S., as locations for the proposed project’s off-site 
improvements consist of unpaved roadways adjacent to neighborhood communities and 
agricultural land uses. Based on the project existing setting, the Draft EIR concludes the proposed 
project would not have a substantial adverse effect on State or federally protected wetlands 
through direct removal, filling, hydrological interruption, or other means, and a less-than-
significant impact would occur. 
 
Furthermore, the Draft EIR discloses on page 4.4-2 that according to the 1972 USGS Manteca 
quadrangle, a dashed blue-line drainage cuts through the northwestern corner of the project site, 
exits the site, and then re-enters the northern end of the northeastern side of the site. However, 
as detailed in the discussion, the drainage appears to have been historically channelized and 
current evidence of the drainage does not exist on-site. Agricultural activities on- and off-site have 
likely changed the natural drainage patterns, resulting in the removal of this feature sometime in 
the distant past. As such, the Draft EIR does not identify heavily modified and potentially isolated 
aquatic features on the project site, as suggested by the commenter. 
 
Response to Comment 3-8 
The proposed project is subject to all applicable requirements set forth by the California 
Environmental Quality Act (CEQA) and will, therefore, comply with the provisions cited by the 
comment, including those pertaining to reporting of special-status species and payment of fees. 
The comment is noted for the record and will be forwarded to the decisionmakers as part of their 
consideration of the proposed project. 
 
Response to Comment 3-9 
The comment is a conclusion and does not address the adequacy of the Draft EIR. As requested, 
the City of Manteca in its role as Lead Agency will notify CDFW in writing of the proposed actions 
and pending decisions related to the proposed project. The comment is noted for the record and 
will be forwarded to the decisionmakers as part of their consideration of the proposed project. 
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LETTER 4: MIKE AZEVEDO 
 
Response to Comment 4-1 
The comment is an introductory statement and does not address the adequacy of the Draft EIR. 
However, the comment will be forwarded to the decisionmakers as part of their consideration of 
the proposed project. 
 
Response to Comment 4-2 
The comment recommends modifications to the City of Manteca Standards and Specifications for 
Landscape Development, to which the commenter indicates future development projects, 
including the proposed project, should be subject. The comment does not specifically address the 
adequacy of the Draft EIR. 
 
The comment is noted for the record and will be forwarded to the decisionmakers as part of their 
consideration of the proposed project. Please see the analyses and discussions in Chapter 4.1, 
Aesthetics, and Chapter 4.11, Public Services, Recreation, Utilities, and Service Systems, of the 
Draft EIR regarding the proposed project’s consistency with applicable regulations and standards 
related to visual quality and recreational facilities. 
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LETTER 5: KAI LIU 
 
Response to Comment 5-1 
The comment is an introductory statement and does not address the adequacy of the Draft EIR.  
 
Response to Comment 5-2 
The comment does not address the adequacy of the Draft EIR. Please see the discussions and 
analyses in Chapter 4.12, Transportation, of the Draft EIR. The comment is noted for the record 
and will be forwarded to the decisionmakers as part of their consideration of the proposed project. 
 
Response to Comment 5-3 
The comment does not specifically address the adequacy of the Draft EIR. The comment is noted 
for the record and will be forwarded to the decisionmakers as part of their consideration of the 
proposed project. 
 
For informational purposes, the commenter is referred to Chapter 3, Project Description, of the 
Draft EIR, which details the proposed design of Antone Raymus Parkway. As discussed on page 
3-12 of the Draft EIR, Antone Raymus Parkway would feature an east-to-west layout from 
Manteca Road to the Atherton Drive extension and would be constructed over two phases, interim 
condition and ultimate condition. The proposed project would be responsible for development of 
only the road’s interim condition. Under the interim condition, the project applicant would be 
required to dedicate right-of-way (ROW) to the City of Manteca to accommodate a 65.5-foot half-
width street section. The project would construct a new street structural section, curb, gutter, an 
eight-foot-wide meandering sidewalk parallel to the north of the road, landscaping with trees and 
an automatic irrigation system, street lights, signage, and striping. The improvements would be 
constructed from Main Street to the Atherton Drive extension. The Antone Raymus 
Parkway/Pillsbury Road intersection would be stop-controlled. 
 
Response to Comment 5-4 
The comment does not specifically address the adequacy of the Draft EIR. Chapter 4.12, 
Transportation, of the Draft EIR details potential impacts related to vehicle safety under Impact 
4.12-3, which starts on page 4.12-16. As discussed therein, during project construction, 
equipment would be staged on-site. In addition, construction within the project site would not be 
anticipated to result in substantial road closures or otherwise interfere with citywide vehicle 
circulation. As a result, the Draft EIR concludes that impacts related to hazards and vehicle safety 
would not occur. 
 
The comment regarding the timing of roadway construction is noted for the record and will be 
forwarded to the decisionmakers as part of their consideration of the proposed project. 
 
Response to Comment 5-5 
The comment does not address the adequacy of the Draft EIR. The comment is noted for the 
record and will be forwarded to the decisionmakers as part of their consideration of the proposed 
project. 
 
For informational purposes, the commenter is referred to Chapter 4.11, Public Services, 
Recreation, Utilities, and Service Systems, of the Draft EIR, which evaluates potential impacts 
related to substantial adverse physical impacts that could occur through the provision of or need 
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for new or physically altered school facilities, the construction of which could cause significant 
environmental impacts. As detailed therein, the project site is located within the boundaries of the 
Ripon Unified School District (RUSD) and, thus, would be under the RUSD’s jurisdiction. 
 
Response to Comment 5-6 
The comment is a conclusion and does not address the adequacy of the Draft EIR. The comment 
is noted for the record and will be forwarded to the decisionmakers as part of their consideration 
of the proposed project. 
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LETTER 6: PENNY MCNEALY 
 
Response to Comment 6-1 
The comment does not address the adequacy of the Draft EIR. The comment will be forwarded 
to the decisionmakers as part of their consideration of the proposed project. 
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From: David Rashe; <david.rashe@icloud.com>  
Sent: Wednesday, September 14, 2022 12:38 PM 
To: Simvoulakis, Lea <lsimvoulakis@ci.manteca.ca.us> 
Subject: Re: Hat Ranch Project -SCH# 2013112049 
 
WARNING! This email originated from outside the organization. Do not click links or open attachments unless you recognize the sender and know the content is safe. 

 
Lea,  
 
Thank you.  I’m concerned that other notified neighbors will not find the document either as the link provided in the letter does 
not even give the option to go to “Environmental" if the page they get to is the same as what I copied and pasted below.   
 
Why do you suppose I got to the page I copied and pasted below and it is different than what you provided in the link 
below.  This is a problem if you want the prescribed public comment period to follow law.  If the public cannot access the 
information from the letter that was sent out in the notice then, it is essentially not posted and cannot be defended in court if the 
public comment period is challenged.  It may be required for you to re-notice and provide the entire link, thus starting the public 
comment period over.   
 
I’m going through the document and will forward my comments to you at a later date. 
 
Thank you again for providing me the full link. 
 
David J. Rashé   
 
On Sep 14, 2022, at 10:56 AM, Simvoulakis, Lea <lsimvoulakis@ci.manteca.ca.us> wrote: 
 
Hi David, 
  
The link you pasted below takes you to the main Planning Division Documents Pages.  From there you click Environmental, and the first item 
there is Hat Ranch. 
  
The longer link is here: 
https://www.ci.manteca.ca.us/CommunityDevelopment/Planning%20Division/Pages/planning-division-
documents.aspx?RootFolder=%2FCommunityDevelopment%2FPlanning%20Division%2FPlanning%20Division%20Documents%2FEnvironmental
%2FHat%20Ranch%20EIR&FolderCTID=0x012000C1D839DE3D407540A4D0E9B464C9237D&View=%7BC6EEA1A9%2D842B%2D49CD%2D94D1
%2DE0D08910FEFD%7D 
  
From: David Rashe; <david.rashe@icloud.com>  
Sent: Wednesday, September 14, 2022 10:44 AM 
To: Simvoulakis, Lea <lsimvoulakis@ci.manteca.ca.us> 
Subject: Hat Ranch Project -SCH# 2013112049 
  
WARNING! This email originated from outside the organization. Do not click links or open attachments unless you recognize the sender and know the content is safe. 
  

Hello,  
  
I received the mailing regarding the draft /EIR for the above mentioned project.  I have attempted to find the document at 
the https://www.ci.manteca.ca.us/CommunityDevelopment/Planning%20Division/Pages/planning-division-documents.aspxper 
the letter but there is no such document posted at that web page address.  Here are the documents posted to date 9.14.2022 
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Please provide me with the document or a revised web page address that allows me access to the draft EIR.   
  
Thank you. 
  
David J. Rashé 

7-3 cont. 

Letter 7 cont. 
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LETTER 7: DAVID RASHÉ 
 
Response to Comment 7-1 
As established by CEQA Guidelines Section 15203, a Lead Agency must provide adequate time 
for other public agencies and members of the public to review and comment on a Draft EIR that 
it has prepared. Pursuant to CEQA Guidelines Section 15105(a), when a Draft EIR is submitted 
to the State Clearinghouse for review by State agencies, the public review period must not be 
less than 45 days, unless a shorter period that is not less than 30 days is approved by the State 
Clearinghouse. 
 
As detailed in Chapter 1, Introduction and List of Commenters, of this Final EIR, on September 8, 
2022, the Draft EIR was submitted to the State Clearinghouse for distribution to State and local 
agencies, resulting in a 45-day public review period from September 8, 2022 to October 24, 2022. 
On September 8, 2022, a Notice of Availability (NOA) of the Draft EIR was posted to the City’s 
website, and mailed to local agencies and interested members of the public. A physical copy of 
the Draft EIR was made available for review at the City of Manteca Community Development 
Department at 1215 West Center Street, Suite 201, Manteca, California 95337. The Draft EIR 
was also made available for online review by navigating from the City of Manteca Planning 
Division’s Documents website at https://www.ci.manteca.ca.us/CommunityDevelopment/Planning 
%20Division/Pages/Planning-Division-Documents.aspx. In addition, the Draft EIR was made 
available for online review through the CEQA website at https://ceqanet.opr.ca.gov/201311 
2049/5. 
 
Based on the above, in accordance with the requirements set forth by CEQA Guidelines Sections 
15105(a) and 15203, the City of Manteca provided adequate time for other public agencies and 
members of the public to review and comment on the Draft EIR. However, the comment will be 
forwarded to the decisionmakers as part of their consideration of the proposed project. 
 
Response to Comment 7-2 
The comment is a response to the commenter’s initial concerns related to accessing the Draft 
EIR. As demonstrated by the comment, the Draft EIR was made available for online review by 
navigating from the City of Manteca Planning Division’s website. Please see Response to 
Comment 7-1. The comment will be forwarded to the decisionmakers as part of their consideration 
of the proposed project. 
 
Response to Comment 7-3 
Please see Reponses to Comments 7-1 and 7-2. The comment will be forwarded to the 
decisionmakers as part of their consideration of the proposed project. 

https://www.ci.manteca.ca.us/CommunityDevelopment/Planning%20%20Division/Pages/Planning-Division-Documents.aspx
https://www.ci.manteca.ca.us/CommunityDevelopment/Planning%20%20Division/Pages/Planning-Division-Documents.aspx
https://ceqanet.opr.ca.gov/201311%202049/5
https://ceqanet.opr.ca.gov/201311%202049/5
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Letter 8 cont. 
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Letter 8 cont. 

8-3 cont. 
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LETTER 8: DAVID AND JACKIE RASHÉ 
 
Response to Comment 8-1 
With respect to the figures cited by the commenter from Chapter 3, Project Description, of the 
Draft EIR, the Draft EIR incorporates the most current plan sheets in effect at the time of the start 
of the public review period for the Draft EIR. As such, the figures included in the Draft EIR correctly 
depict the layout of the proposed residences and are consistent with the project components. 
 
With respect to proposed Lots 356, 357, and 358, the northern portion of the aforementioned lots 
is currently an undeveloped parcel identified by the City as Manteca Parcel ID 22637062 that is 
currently planted with landscaping vegetation. However, pursuant to the Manteca Zoning Portal, 
the parcel is zoned One-Family Dwelling Zoning District (R-1) and single-family dwellings are 
permitted by right at the location. As such, development of the parcel with single-family residences 
is consistent with the parcel’s zoning district. 
 
Finally, Figures 3-4 and 3-7 on pages 3-9 and 3-14 of the Draft EIR, respectively, do not identify 
Mono Street as Woodward Park. Rather, the references to Woodward Park indicate that the 
existing Woodward Park single-family residential community is located immediately to the north 
of the parcel to be developed to the east of Pillsbury Road. As such, the figures cited by the 
commenter are correctly labeled. 
 
Based on the above, the discussions and analyses included in the Draft EIR, including the 
incorporated project plan sheets, are adequate. 
 
Response to Comment 8-2 
Pursuant to the requirements set forth by CEQA Guidelines Section 15121, the Draft EIR 
assesses all potential project impacts that could occur to all environmental issue areas required 
for analysis under CEQA. As part of such assessment, the Draft EIR evaluates the proposed 
project’s consistency with applicable policies, regulations, and standards that are currently 
adopted at the federal, State, and local levels. Therefore, the Draft EIR’s analysis of the proposed 
project’s consistency with the currently adopted 2019 California Building Standards Code (CBSC) 
is adequate. The proposed project will be required to comply with the edition of the CBSC in effect 
at the time of building permit issuance. The 2022 CBSC builds upon, and is more stringent than, 
the 2019 CBSC. As such, through compliance with the 2022 CBSC, potential impacts related to 
energy consumption associated with the proposed project would be further reduced from the 
levels identified in the Draft EIR. The comment is noted for the record and will be forwarded to 
the decisionmakers as part of their consideration of the proposed project. 
 
Response to Comment 8-3 
As discussed in Chapter 4.1, Aesthetics, of the Draft EIR under Impact 4.1-3, which starts on 
page 4.1-15, the proposed project would be consistent with the proposed Planned Development 
standards, including standards related to setbacks, as well as applicable General Plan policies 
and Manteca Municipal Code development standards for the R-1 zoning district. As such, Impact 
4.1-3 is concluded to result in a less-than-significant impact. 
 
The comment does not specifically address the adequacy of the Draft EIR and, instead, 
addresses the design of the subdivision. The comment will be forwarded to the decisionmakers 
as part of their consideration of the proposed project. 
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Response to Comment 8-4 
As detailed in Chapter 4.12, Transportation, of the Draft EIR on page 4.12-1, any project that did 
not initiate CEQA public review prior to July 1, 2020 must use vehicle miles traveled (VMT) rather 
than LOS as the metric to analyze transportation impacts. As such, the analysis in the 
Transportation chapter focuses on VMT. Thus, potential LOS effects that could occur from project-
generated traffic, in conjunction with Union Pacific Railroad (UPRR) operations, are not required 
to be discussed in the Draft EIR. 
 
The Draft EIR includes analysis of potential impacts related to vehicle safety under Impact 4.12-
3, which starts on page 4.12-16 of the Draft EIR. As discussed therein, during construction 
equipment would be staged on-site and construction within the site would not be anticipated to 
result in substantial road closures or otherwise interfere with citywide vehicle circulation. 
Adequate emergency access would be provided, and following development of the proposed 
project, geometric hazards would not exist on-site. Finally, with respect to potential safety impacts 
that could occur as a result of the proposed project related to the UPRR tracks parallel to Moffat 
Boulevard in the project vicinity, as discussed on page 4.12-17 of the Draft EIR, the existing UPRR 
track crossings located nearest to the project site are along Woodward Avenue and Austin Road. 
Each crossing currently consists of crossing arms and lights to warn drivers of an approaching 
train. Neither are located along roadways that provide short driver sight distance of the crossing. 
The proposed project would not result in changes to either crossing. Therefore, project-generated 
traffic would not result in safety impacts associated with the existing UPRR track crossings along 
Woodward Avenue and Austin Road. Based on the above, the Draft EIR concludes that the 
proposed project would not substantially increase hazards and a less-than-significant impact 
would occur. Therefore, potential impacts related to project construction and the UPRR are 
addressed in the Draft EIR. 
 
Response to Comment 8-5 
The comment does not specifically address the adequacy of the Draft EIR. The commenter’s 
opinions on the project design and recommendations for project revisions will be forwarded to the 
decisionmakers as part of their consideration of the proposed project. 
 
Response to Comment 8-6 
The comment does not address the adequacy of the Draft EIR. As discussed within the 
Introduction section of each technical chapter of the Draft EIR, the comments received in 
response to the Notice of Preparation (NOP) related to the scope of the CEQA analysis and were 
carefully reviewed and considered by the City of Manteca and are reflected in the analysis of each 
technical chapter. Please see Responses to Comments 8-1, 8-3, and 8-5. The comment is noted 
for the record and will be forwarded to the decisionmakers as part of their consideration of the 
proposed project.
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9-1 cont. 
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LETTER 9: JASON AND THERESA HENDERSON 
 
Response to Comment 9-1 
Letter 9 is a duplicate of Letter 8. Please see Responses to Comments 8-1 through 8-6. 
 



 
 
 
 
 
 
 
 
 

3. Revisions to the Draft EIR Text 
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3.1  INTRODUCTION 
The Revisions to the Draft EIR Text chapter provides all corrections, additions, and revisions 
made to the Draft EIR. Section 15088.5 of the State CEQA Guidelines states that a lead agency 
is required to recirculate a Draft EIR when “significant new information” is added to the document 
after public notice is given of the availability of the Draft EIR for public review under Section 15087 
but before certification. Pursuant to this section, the term "information" can include changes in the 
project or environmental setting, as well as additional data or other information. New information 
added to an EIR is not considered "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 City has decided not to implement.  
 
"Significant new information" requiring recirculation includes any of the following: 
 

1. A new significant environmental impact would result from the project or from a new 
mitigation measure proposed to be implemented. 

2. A substantial increase in the severity of an environmental impact would result unless 
mitigation measures are adopted that reduce the impact to a level of insignificance. 

3. A feasible project alternative or mitigation measure considerably different from others 
previously analyzed would clearly lessen the environmental impacts of the project, but the 
project's proponents decline to adopt it. 

4. The Draft EIR was so fundamentally and basically inadequate and conclusory in nature 
that meaningful public review and comment were precluded. 

 
Recirculation is not required where the new information added to the EIR merely clarifies or 
amplifies or makes insignificant modifications in an adequate EIR. The changes presented herein 
offer minor clarifications and amplifications of the analyses contained in the Draft EIR and do not 
constitute significant new information that, in accordance with CEQA Guidelines Section 15088.5, 
would trigger the need to recirculate portions or all of the Draft EIR. As such, recirculation of the 
Draft EIR is not required. 
 
3.2  DESCRIPTION OF CHANGES 
New text is double underlined and deleted text is struck through. Text changes are presented in 
the page order in which they appear in the Draft EIR.   
 
4.4 Biological Resources 
The second paragraph under the California Endangered Species Act (CESA) subheading on page 
4.4-15 of the Draft EIR is hereby revised as follows: 
 

CESA prohibits the taking of State-listed endangered or threatened plant and wildlife 
species. The CDFW exercises authority over mitigation projects involving State-listed 
species, including those resulting from CEQA mitigation requirements. Taking may be 
authorized by CDFW if an approved habitat management plan or management agreement 

3. REVISIONS TO THE DRAFT  
EIR TEXT 
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that avoids or compensates for possible jeopardy is implemented. In addition, CDFW 
requires preparation of mitigation plans in accordance with published guidelines. CDFW 
may authorize the take of any such species if certain conditions are met. CESA take 
coverage options include, but are not limited to, an Incidental Take Permit (CFGC Section 
2081[b]), Consistency Determination (CFGC Section 2080.1), and/or Safe Harbor 
Agreement (CFGC Sections 2089.2-2089.26). 

 
With respect to take coverage through an Incidental Take Permit, CFGC Section 2081(b) 
provides that CDFW may authorize, by permit, the take of an endangered species, 
threatened species, and candidate species, if all of the following conditions are met: 
 

1. The take is incidental to an otherwise lawful activity; 
2. The impacts of the authorized take shall be minimized and fully mitigated. The 

measures required to meet this obligation shall be roughly proportional in extent to the 
impact of the authorized taking on the species. Where various measures are available 
to meet this obligation, the measures required shall maintain the applicant’s objectives 
to the greatest extent possible. All required measures shall be capable of successful 
implementation. For purposes of this section only, impacts of taking include all impacts 
on the species that result from any act that would cause the proposed taking; and 

3. The applicant shall ensure adequate funding to implement the measures required by 
paragraph (2), and for monitoring compliance with, and effectiveness of, those 
measures. 

 
Pursuant to CFGC Section 2081(c), an Incidental Take Permit may not be issued as 
established by Section 2081(b) if issuance of the permit would jeopardize the continued 
existence of an endangered species, threatened species, and/or candidate species. CDFW 
determines issuance based on the best scientific and other information that is reasonably 
available. As part of the determination, CDFW considers a species’ capability to survive 
and reproduce, and any adverse impacts of the taking on those abilities in light of known 
population trends, known threats to the species, and reasonably foreseeable impacts on 
the species from other related projects and activities. 

 
In addition, as established by CFGC Section 2800 et seq., a Natural Community 
Conservation Plan (NCCP) is the State counterpart to the federal Habitat Conservation 
Plan (HCP). An NCCP provides a means of complying with the Natural Community 
Conservation Plan Act and securing take authorization at the State level. The Natural 
Community Conservation Plan Act is broader than FESA and CESA. The primary objective 
of the NCCP program is to conserve natural communities at the ecosystem scale while 
accommodating compatible land uses. To be approved by CDFW, an NCCP must provide 
for the conservation of species and protection and management of natural communities in 
perpetuity within the area covered by permits. 

 
The foregoing revisions are for clarification purposes and do not affect the analyses or 
conclusions presented in the Draft EIR. 
 
4.6 Geology, Soils, and Mineral Resources 
Mitigation Measure 4.6-3, which begins on page 4.6-15 of the Draft EIR, is hereby revised as 
follows: 
 

4.6-3 Prior to grading permit issuance, the applicant shall submit plans to the City of 
Manteca Community Development Services Department for review and 
approval which indicate (via notation on the improvement plans) that if 
construction or grading activities result in the discovery of unique 
paleontological resources, all work within 100 feet of the discovery shall cease 
immediately. The applicant shall notify the City of Manteca Community 
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Development Services Department, and the resources shall be examined by 
a qualified paleontologist at the applicant’s expense, for the purpose of 
recording, protecting, or curating the discovery as appropriate. The 
paleontologist shall submit to the Community Development Services 
Department for review and approval a report of the findings and method of 
curation or protection of the resources. Work may only resume in the area of 
discovery when the preceding work has occurred. 

 
The foregoing staff-initiated revisions are additionally reflected in Table 2-1 of the Chapter 2, 
Executive Summary, of the Draft EIR. The revisions are for clarification purposes and do not affect 
the analyses or conclusions presented in the Draft EIR. 
 
4.10 Noise 
Mitigation Measures 4.10-1(a) and 4.10-1(b), which begin on page 4.10-16 of the Draft EIR, are 
hereby revised as follows: 
 

4.10-1(a) Noise-generating construction activities associated with the proposed project 
shall only occur within the hours identified in City of Manteca Municipal Code 
Section 17.58.050. The above language shall be included on final project 
improvement plans, grading plans and building plans prior to approval by the 
City of Manteca Community Development Services Department.  

 
4.10-1(b) To the maximum extent practical, as determined by the City of Manteca 

Community Development Services Department, the following measures shall 
be implemented during project construction: 

 
• All noise-producing project equipment and vehicles using internal-

combustion engines shall be equipped with manufacturers-
recommended mufflers and be maintained in good working condition; 

• All mobile or fixed noise-producing equipment used on the project site 
that are regulated for noise output by a federal, State, or local agency 
shall comply with such regulations while in the course of project 
construction; 

• Electrically powered equipment shall be used instead of pneumatic or 
internal-combustion-powered equipment, where feasible; 

• Material stockpiles and mobile equipment staging, parking, and 
maintenance areas shall be located as far as practicable from noise-
sensitive receptors; 

• Material stockpiles and construction equipment and vehicles shall be 
staged on-site along the site’s southern property line; 

• Haul trucks shall access the project site from State Route (SR) 120 by 
way of Main Street; 

• Project area and site access road speed limits shall be established 
and enforced during the construction period; and 

• Nearby residences shall be notified of construction schedules so that 
arrangements can be made, if desired, to limit their exposure to short-
term increases in ambient noise levels. 

 
The above requirements shall be included via notation on project grading 
plans, subject to review and approval by the City of Manteca Community 
Development Services Department. 

 
Mitigation Measure 4.10-2 on page 4.10-22 of the Draft EIR is hereby revised as follows:  
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4.10-2 Prior to the approval of improvement plans, the improvement plans shall show 
a six-foot-tall traffic noise barrier, which shall be subject to review and approval 
by the City of Manteca Community Development Services Department, which 
would ensure traffic noise levels from the road are reduced to the normally 
acceptable 60 dB Ldn standard at the first-floor backyard of residences along 
Antone Raymus Parkway. The noise barriers shall take the form of a masonry 
wall, earthen berm, or combination of the two. Other materials may be 
acceptable, and shall be reviewed by an acoustical consultant, prior to 
approval and construction. 

 
The foregoing staff-initiated revisions are additionally reflected in Table 2-1 of the Chapter 2, 
Executive Summary, of the Draft EIR. The revisions are for clarification purposes and do not affect 
the analyses or conclusions presented in the Draft EIR. 
 
4.12 Transportation 
Mitigation Measure 4.12-2, which begins on page 4.12-15 of the Draft EIR, is hereby revised as 
follows: 
 

4.12-2 Prior to issuance of a certificate of occupancy, transportation demand 
management measures shall be implemented to the maximum extent feasible, 
subject to the approval of the City of Manteca Planning Department Division. 
Potential transportation demand management measures include, but are not 
limited to: 

 
• Increase residential density; 
• Limit residential parking supply; 
• Improve street connectivity; 
• Provide ride-share program; 
• Implement subsidized or discounted transit program; 
• Provide bicycle facilities at the proposed school; 
• Provide community-based travel planning; 
• Provide pedestrian network improvement; 
• Construct or improve bike facility; 
• Construct or improve bike boulevard; 
• Expand bikeway network; 
• Implement conventional or electric carshare program; 
• Implement pedal or electric bikeshare program; 
• Implement scooter-share program; 
• Extend transit network coverage or hours; 
• Increase transit service frequency; 
• Implement transit-supportive roadway treatments; and 
• Reduce transit fares. 

 
The foregoing staff-initiated revision is additionally reflected in Table 2-1 of the Chapter 2, 
Executive Summary, of the Draft EIR. The revision is for clarification purposes and does not affect 
the analyses or conclusions presented in the Draft EIR. 



 
 
 
 
 
 
 
 
 

4. Mitigation Monitoring and 
Reporting Program 
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4.1 INTRODUCTION 
Section 15097 of the California Environmental Quality Act (CEQA) requires all State and local 
agencies to establish monitoring or reporting programs for projects approved by a public agency 
whenever approval involves the adoption of either a “mitigated negative declaration” or specified 
environmental findings related to an Environmental Impact Report (EIR). 
 
The following is the Mitigation Monitoring and Reporting Program (MMRP) for the Hat Ranch 
Project (proposed project). Unless otherwise noted, the cost of implementing the mitigation 
measures as prescribed by this MMRP shall be funded by the project applicant. 
 
4.2  COMPLIANCE CHECKLIST 
The MMRP contained herein is intended to satisfy the requirements of CEQA as they relate to 
the EIR for the proposed project prepared by the City of Manteca. This MMRP is intended to be 
used by City staff and mitigation monitoring personnel to ensure compliance with mitigation 
measures during project implementation. Mitigation measures identified in this MMRP were 
developed in the EIR that was prepared for the proposed project. 
 
The Hat Ranch Project Draft EIR presents a detailed set of mitigation measures that will be 
implemented throughout the lifetime of the project. Mitigation is defined by CEQA Guidelines, 
Section 15370, as a measure that: 

 
• Avoids the impact altogether by not taking a certain action or parts of an action; 
• Minimizes impacts by limiting the degree or magnitude of the action and its 

implementation; 
• Rectifies the impact by repairing, rehabilitating, or restoring the impacted environment; 
• Reduces or eliminates the impact over time by preservation and maintenance operations 

during the life of the project; or 
• Compensates for the impact by replacing or providing substitute resources or 

environments. 
 

The MMRP will provide for monitoring of construction activities as necessary and in-the-field 
identification and resolution of environmental concerns. 
 
Monitoring and documenting the implementation of mitigation measures will be coordinated by 
the City of Manteca. The table in Section 4.3 of this chapter identifies the mitigation measure, the 
monitoring action for the mitigation measure, the responsible party for the monitoring action, and 
timing of the monitoring action. The applicant will be responsible for fully understanding and 
effectively implementing the mitigation measures contained within the MMRP. The City will be 
responsible for monitoring compliance.  

4. MITIGATION MONITORING AND 
REPORTING PROGRAM 
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4.3  MITIGATION MONITORING AND REPORTING PROGRAM  
The following table indicates the mitigation measure number, the impact the measure is designed 
to address, the measure text, the monitoring agency, implementation schedule, and an area for 
sign-off indicating compliance.  
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MITIGATION MONITORING AND REPORTING PROGRAM  
Hat Ranch Project 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

4.2 Agricultural Resources 
4.2-1 Impacts related to the 

conversion of Prime 
Farmland, Unique 
Farmland, or Farmland of 
Statewide Importance 
Farmland to non-
agricultural use. 

4.2-1 Implement Mitigation Measure 4.4-1. See Impact 
4.4-1 

See Impact 4.4-1  

4.2-3 Impacts related to 
compliance with the 
policies of San Joaquin 
LAFCo pertaining to the 
conversion of agricultural 
land. 

4.2-3 Implement Mitigation Measure 4.4-1. See Impact 
4.4-1 

See Impact 4.4-1  

4.3 Air Quality, Greenhouse Gas Emissions, and Energy 
4.3-7 Generate GHG 

emissions, either directly 
or indirectly, that may 
have a significant impact 
on the environment. 

4.3-7 Implement Mitigation Measure 4.3-8. See Impact 
4.3-8 

See Impact 4.3-8  

4.3-8 Conflict with an 
applicable plan, policy, or 
regulation adopted for 
the purpose of reducing 
the emissions of GHGs. 

4.3-8 Prior to issuance of any grading or building 
permits, Project Building Plans shall 
demonstrate compliance with the following 
applicable measures included in the City’s 
Climate Action Plan, to the satisfaction of the 
City of Manteca Development Services 
Department: 

 
• Provide proof (through calculations 

or other) that the proposed project 
would exceed current Title 24 
Energy Efficiency Standards by 10 
percent. If the project design cannot 

City of 
Manteca 
Development 
Services 
Department 

Prior to the issuance 
of any grading or 
building permits 
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Hat Ranch Project 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

meet this requirement, the project 
applicant shall coordinate with the 
City to determine alternative options 
(e.g., exterior lighting, water 
savings, etc.); and 

• Provide proof (through calculations, 
notation on project plans, or other) 
that the proposed project shall 
implement a recycling or waste 
diversion program sufficient to 
exceed the State recycling and 
diversion targets by at least 10 
percent. 

4.4 Biological Resources 
4.4-1 Have a substantial 

adverse effect, either 
directly (e.g., threaten to 
eliminate a plant or 
animal community) or 
through habitat 
modifications, on any 
plant or wildlife species 
identified as a candidate, 
sensitive, or special-
status species in local or 
regional plans, policies, 
or regulations, or by the 
CDFW or USFWS. 

4.4-1 Prior to commencement of any grading 
activities, the Project proponent shall seek 
coverage under the SJMSCP to mitigate for 
habitat impacts to covered special status 
species. Coverage involves compensation 
for habitat impacts on covered species 
through implementation of Incidental Take 
and Minimization Measures (ITMMs) and 
payment of fees for conversion of lands that 
may provide habitat for covered special 
status species. These fees are used to 
preserve and/or create habitat in preserves 
to be managed in perpetuity. Obtaining 
coverage for a Project includes incidental 
take authorization (permits) under the 
Endangered Species Act Section 10(a), 
California Fish and Game Code Section 
2081, and the MBTA. Coverage under the 

City of 
Manteca 
Development 
Services 
Department 
 
San Joaquin 
Council of 
Governments 
(SJCOG) 

Prior to the 
commencement of 
any grading activities 
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Hat Ranch Project 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

SJMSCP would fully mitigate all habitat 
impacts on covered special-status species. 

4.4-6 Conflict with the 
provisions of an adopted 
Habitat Conservation 
Plan, Natural Community 
Conservation Plan, or 
other approved local, 
regional, or state habitat 
conservation plan. 

4.4-6 Implement Mitigation Measure 4.4-1. See Impact 
4.4-1 

See Impact 4.4-1  

4.5 Cultural and Tribal Cultural Resources 
4.5-2 Cause a substantial 

adverse change in the 
significance of an 
archaeological resource 
pursuant to Section 
15064.5 or disturb any 
human remains, 
including those interred 
outside of formal 
cemeteries. 

4.5-2(a) If potentially significant archaeological 
resources are encountered during 
subsurface excavation activities, all 
construction activities within a 100-foot 
radius of the resource shall cease until a 
qualified archaeologist determines whether 
the resource requires further study. The City 
shall require that the applicant include a 
standard inadvertent discovery clause in 
every construction contract to inform 
contractors of this requirement. Any 
previously undiscovered resources found 
during construction shall be recorded on 
appropriate Department of Parks and 
Recreation forms and evaluated for 
significance in terms of California 
Environmental Quality Act criteria by a 
qualified archaeologist. Potentially 
significant cultural resources consist of but 
are not limited to stone, bone, fossils, wood, 
or shell artifacts or features, including 
hearths, structural remains, or historic dump 

City of 
Manteca 
Development 
Services 
Department 
 
Qualified 
archaeologist 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

During subsurface 
excavation activities 
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MITIGATION MONITORING AND REPORTING PROGRAM  
Hat Ranch Project 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

sites. If the resource is determined to be 
significant under CEQA, the City and a 
qualified archaeologist shall determine 
whether preservation in place is feasible. 
Such preservation in place is the preferred 
mitigation. If such preservation is infeasible, 
the qualified archaeologist shall prepare and 
implement a research design and 
archaeological data recovery plan for the 
resource. The archaeologist shall also 
conduct appropriate technical analyses, 
prepare a comprehensive written report and 
file it with the appropriate information center 
(California Historical Resources Information 
System), and provide for the permanent 
curation of the recovered materials. 

 
4.5-2(b) If previously unknown human remains are 

encountered during construction activities, 
Section 7050.5 of the California Health and 
Safety Code applies, and the following 
procedures shall be followed: In the event of 
an accidental discovery or recognition of any 
human remains, Public Resource Code 
Section 5097.98 must be followed. Once 
project-related ground disturbance begins 
and if there is accidental discovery of human 
remains, the following steps shall be taken: 

 
• There shall be no further excavation 

or disturbance of the site or any 
nearby area reasonably suspected 
to overlie adjacent human remains 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
City of 
Manteca 
Development 
Services 
Department 
 
San Joaquin 
County 
Coroner’s 
Office 
 
Native 
American 
Heritage 
Commission 
(NAHC) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
During construction 
activities 
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MITIGATION MONITORING AND REPORTING PROGRAM  
Hat Ranch Project 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

until the San Joaquin County 
Coroner’s Office is contacted to 
determine if the remains are Native 
American and if an investigation into 
cause of death is required. If the 
coroner determines the remains are 
Native American, the coroner shall 
contact the NAHC within 24 hours, 
and the NAHC shall identify the 
person or persons it believes to be 
the “most likely descendant” of the 
deceased Native American. The 
most likely descendant may make 
recommendations to the landowner 
or the person responsible for the 
excavation work, for means of 
treating or disposing of, with 
appropriate dignity, the human 
remains and any associated grave 
goods as provided in Public 
Resources Code Section 5097.98. 

4.5-3 Cause a substantial 
adverse change in the 
significance of a Tribal 
Cultural Resource as 
defined in PRC, Section 
21074, 5020.1 or 5024. 

4.5-3 Implement Mitigation Measures 4.5-2(a) and 
4.5-2(b). 

See Impact 
4.5-2 

See Impact 4.5-2  

4.5-4 Contribute incrementally 
in conjunction with 
cumulative development 
in the City of Manteca 
and its sphere of 
influence to the regional 

4.5-4 Implement Mitigation Measures 4.5-2(a) and 
4.5-2(b). 

See Impact 
4.5-2 

See Impact 4.5-2  
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MITIGATION MONITORING AND REPORTING PROGRAM  
Hat Ranch Project 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

loss of tribal cultural, 
historical, and/or 
archeological resources 
in San Joaquin County. 

4.6 Geology, Soils, and Mineral Resources 
4.6-1 The proposed project 

could cause potential 
substantial adverse 
effects, including the risk 
of loss, injury, or death 
involving rupture of a 
known earthquake fault, 
strong seismic ground 
shaking, seismic-related 
ground failure, including 
liquefaction, and 
landslides. 

4.6-1(a) Prior to approval of improvement plans for 
the project, the applicant shall submit to the 
Engineering Division, for review and 
approval, a design-level geotechnical 
engineering report that is produced by a 
California Registered Geotechnical 
Engineer and addresses the findings and 
recommendations of the geotechnical 
studies prepared for the proposed project. 
The design-level geotechnical report shall 
evaluate site soil conditions using a 
subsurface field investigation program 
consisting of both soil borings using 
Standard Penetration Test (SPT) sampling 
and Cone Penetration Tests (CPT). The 
report shall address and make 
recommendations on the following aspects 
of the project: 

 
• Road, pavement, and parking area 

design; 
• Structural foundations, including 

retaining wall design (if applicable); 
• Grading practices; 
• Erosion/winterization; 
• Special problems discovered on-

site, (i.e., groundwater, 
expansive/unstable soils, etc.);  

City of 
Manteca 
Engineering 
Division 
 
City Engineer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prior to approval of 
improvement plans 
for the project 
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Hat Ranch Project 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

• Slope stability (if applicable to any 
required trenching activities); 

• Estimates related to ground-shaking 
intensity, seismic settlement, and 
liquefaction potential; and 

• Site-specific geotechnical design 
parameters for development 
(allowable bearing capacity, 
subsidence/settlement analysis, 
etc.) 

 
The recommendations on the 
aforementioned aspects shall ensure that if 
implemented, all identified potential project 
impacts would be reduced to less-than-
significant levels. All recommendations set 
forth in the design-level geotechnical 
engineering report shall be implemented into 
the final improvement plans for the proposed 
project, which shall be subject to review and 
approval by the City Engineer. 

 
4.6-1(b) All grading and foundation plans shall be 

reviewed and approved by the Engineering 
Division and the Building Safety Division, 
respectively, prior to issuance of building 
permits to ensure that all geotechnical 
recommendations specified in the 
geotechnical report(s) are properly 
incorporated and utilized in the design and 
reduce all identified potential project impacts 
to a less-than-significant level. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
City of 
Manteca 
Engineering 
Division 
 
City of 
Manteca 
Building Safety 
Division 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to issuance of 
building permits 
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Hat Ranch Project 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

4.6-2 The project could be 
located on a geological 
unit or soil that is 
unstable, or that could 
become unstable as a 
result of the project, and 
potentially result in on or 
off-site lateral spreading, 
subsidence, liquefaction, 
or collapse, or be located 
on expansive soil, as 
defined in Table 18-1B of 
the Uniform Building 
Code. 

4.6-2 Implement Mitigation Measure 4.6-1(a) and 
Mitigation Measure 4.6-1(b). 

See Impact 
4.6-1 

See Impact 4.6-1  

4.6-3 The project could directly 
or indirectly harm or 
destroy a unique 
paleontological resource 
or site or unique geologic 
feature. 

4.6-3 Prior to grading permit issuance, the 
applicant shall submit plans to the City of 
Manteca Development Services Department 
for review and approval which indicate (via 
notation on the improvement plans) that if 
construction or grading activities result in the 
discovery of unique paleontological 
resources, all work within 100 feet of the 
discovery shall cease immediately. The 
applicant shall notify the City of Manteca  
Development Services Department, and the 
resources shall be examined by a qualified 
paleontologist at the applicant’s expense, for 
the purpose of recording, protecting, or 
curating the discovery as appropriate. The 
paleontologist shall submit to the 
Development Services Department for 
review and approval a report of the findings 
and method of curation or protection of the 

City of 
Manteca 
Development 
Services 
Department 
 
Qualified 
paleontologist 

Prior to grading 
permit issuance 
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Hat Ranch Project 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

resources. Work may only resume in the 
area of discovery when the preceding work 
has occurred. 

4.7 Hazards and Hazardous Materials 
4.7-2 Create a significant 

hazard to the public or 
the environment through 
reasonably foreseeable 
upset and accident 
conditions involving the 
release of hazardous 
materials into the 
environment. 

4.7-2(a) Prior to Improvement Plan approval, the 
project applicant shall hire a qualified 
geotechnical engineer to identify the location 
of any groundwater wells in the East Parcel. 
If groundwater wells are not found, further 
mitigation is not required. If groundwater 
wells are identified within the East Parcel, 
the project applicant shall hire a licensed 
well contractor to obtain a well abandonment 
permit from the SJCEHD for all on-site wells 
in the parcel, and properly abandon the on-
site wells, pursuant to Department of Water 
Resources Bulletin 74-81 (Water Well 
Standards, Part III) for review and approval 
by the SJCEHD. 

 
4.7-2(b) Prior to Improvement Plan approval, the 

project applicant shall hire a qualified 
geotechnical engineer to identify the location 
of any septic systems in the East Parcel. If 
septic systems are not found, further 
mitigation is not required. If septic systems 
are identified in the East Parcel, the project 
applicant shall hire a licensed contractor to 
abandon any on-site septic system in 
compliance with applicable SJCEHD 
standards. Verification of abandonment shall 
be ensured by the SJCEHD. 

San Joaquin 
County 
Environmental 
Health 
Department 
(SJCEHD) 
 
 
 
 
 
 
 
 
 
 
SJCEHD 

Prior to improvement 
plan approval 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to improvement 
plan approval 
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Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
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4.8 Hydrology and Water Quality 
4.8-1 Violate any water quality 

standards or waste 
discharge requirements 
or otherwise substantially 
degrade surface or 
ground water quality. 

4.8-1(a) Stormwater Pollution Prevention Plan – 
Project Construction 

 
 Prior to issuance of grading permits, the 

project applicant shall prepare and submit to 
the City Public Works Department and 
Central Valley RWQCB a Storm Water 
Pollution Prevention Plan (SWPPP) detailing 
measures to control soil erosion and waste 
discharges during construction. The SWPPP 
shall include an erosion control and 
restoration plan, a water quality monitoring 
plan, a hazardous materials management 
plan, and post-construction BMPs. The 
BMPs shall be maintained until all areas 
disturbed during construction have been 
adequately stabilized. 

 
 Prior to commencement of construction 

activities (as they are phased), including 
grading, the project applicant shall submit a 
Notice of Intent (NOI) to the SWRCB for 
coverage under the General Construction 
Permit. Specific BMPS shall be determined 
during the final states of project design. 
However, the SWPPP shall include specific 
practices to minimize the potential that 
pollutants will leave the site during 
construction. Such practices include, but are 
not limited to, establishing designated 
equipment staging and washing areas, 

City of 
Manteca Public 
Works 
Department 
 
Central Valley 
Regional 
Water Quality 
Control Board 
(RWQCB) 
 
 
 
 
 
 
 
 
State Water 
Resources 
Control Board 
(SWRCB) 
 
 
 
 
 
 
 
 
 
 

Prior to issuance of 
grading permits 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to 
commencement of 
construction 
activities (as they are 
phased) 
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protecting spoils and soil stockpile areas, 
and identifying equipment exclusion zones. 

 
4.8-1(b) Water Quality BMPs – Project Operation 
 
 Prior to the City’s approval of final 

improvement plans, the applicant shall 
submit a master drainage plan, subject to the 
review and approval by the City Engineer. 
This plan shall address the following 
requirements: 

 
• Calculations of pre-development 

runoff conditions and post-
development runoff scenarios, using 
appropriate engineering methods, to 
evaluate potential changes to runoff 
through specific design criteria and 
account for increased surface 
runoff; 

• Assessment of existing drainage 
facilities within the project area and 
an inventory of necessary upgrades, 
replacements, redesigns, and 
rehabilitation; 

• List all BMPs for water quality 
protection, source control, and 
treatment control, which shall be 
developed in accordance with the 
Multi-Agency Post-Construction 
Stormwater Standards Manual; 

• A proposed maintenance program 
for the on-site drainage system; and 

 
 
 
City Engineer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
Prior to the City’s 
approval of the final 
improvement plans 
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Implementation 
Schedule Sign-off 

• Phasing standards for drainage 
systems to be installed on a project- 
and parcel-specific basis. 

 
Drainage systems, including any detention 
basin(s), shall be designed in accordance 
with the City’s and other applicable flood 
control design criteria. As a performance 
standard, measures to be implemented from 
the master drainage plan shall provide for no 
net increase in peak stormwater discharge 
relative to current conditions, ensure that 10-
year flooding events and their potential 
impacts are maintained at or below current 
levels, and ensure that people and 
structures are not exposed to additional 
flood risk. 
 
Prior to issuing a grading permit for any/each 
phase of the project, the City shall require 
the project applicant to demonstrate that the 
portion of the project subject to the grading 
permit is consistent with the 
recommendations and conclusions of the 
master drainage plan and shall implement 
the measures identified in the plan. If the 
plan does not adequately address the 
drainage impacts of the specific 
development, the City shall require the 
applicant to prepare additional analysis and 
incorporate measures consistent with the 
scope and performance standards 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
City of 
Manteca 
Engineering 
Division 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to issuing a 
grading permit for 
any/each phase of 
the project 
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associated with the plan to ensure that 
drainage and flooding impacts are avoided. 

4.8-3 Substantially alter the 
existing drainage pattern 
of the site or area, 
including through the 
alteration of the course of 
a stream or river or 
through the addition of 
impervious surfaces, in a 
manner which would 
result in substantial 
erosion or siltation on- or 
off-site or create or 
contribute runoff water 
which would exceed the 
capacity of existing or 
planned stormwater 
drainage systems or 
provide substantial 
additional sources of 
polluted runoff. 

4.8-3 Implement Mitigation Measure 4.8-1(a) and 
4.8-1(b). 

See Impact 
4.8-1 

See Impact 4.8-1  

4.10 Noise 
4.10-1 Generation of a 

substantial temporary 
increase in ambient noise 
levels in the vicinity of the 
project in excess of 
standards established in 
the local general plan or 
noise ordinance, or 
applicable standards of 
other agencies. 

4.10-1(a) Noise-generating construction activities 
associated with the proposed project shall 
only occur within the hours identified in City 
of Manteca Municipal Code Section 
17.58.050. The above language shall be 
included on final project improvement plans, 
grading plans and building plans prior to 
approval by the City of Manteca 
Development Services Department. 

 

City of 
Manteca 
Development 
Services 
Department 
 
 
 
 
 

During project 
construction 
activities 
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4.10-1(b) To the maximum extent practical, as 
determined by the City of Manteca 
Development Services Department, the 
following measures shall be implemented 
during project construction: 

 
• All noise-producing project 

equipment and vehicles using 
internal-combustion engines shall 
be equipped with manufacturers-
recommended mufflers and be 
maintained in good working 
condition; 

• All mobile or fixed noise-producing 
equipment used on the project site 
that are regulated for noise output 
by a federal, State, or local agency 
shall comply with such regulations 
while in the course of project 
construction; 

• Electrically powered equipment 
shall be used instead of pneumatic 
or internal-combustion-powered 
equipment, where feasible; 

• Material stockpiles and mobile 
equipment staging, parking, and 
maintenance areas shall be located 
as far as practicable from noise-
sensitive receptors; 

• Project area and site access road 
speed limits shall be established 
and enforced during the 
construction period; and 

City of 
Manteca 
Development 
Services 
Department 

During project 
construction 
activities 
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• Nearby residences shall be notified 
of construction schedules so that 
arrangements can be made, if 
desired, to limit their exposure to 
short-term increases in ambient 
noise levels. 

 
 The above requirements shall be included 

via notation on project grading plans, subject 
to review and approval by the City of 
Manteca Development Services 
Department. 

4.10-2 Generation of a 
substantial permanent 
increase in ambient noise 
levels in the vicinity of the 
project in excess of 
standards established in 
the local general plan or 
noise ordinance, or 
applicable standards of 
other agencies. 

4.10-2 Prior to the approval of improvement plans, 
the improvement plans shall show a six-foot-
tall traffic noise barrier, which shall be 
subject to review and approval by the City of 
Manteca Development Services 
Department, which would ensure traffic 
noise levels from the road are reduced to the 
normally acceptable 60 dB Ldn standard at 
the first-floor backyard of residences along 
Antone Raymus Parkway. The noise 
barriers shall take the form of a masonry 
wall, earthen berm, or combination of the 
two. Other materials may be acceptable, and 
shall be reviewed by an acoustical 
consultant, prior to approval and 
construction. 

City of 
Manteca 
Development 
Services 
Department 

Prior to the approval 
of improvement 
plans 

 

4.12 Transportation 
4.12-2 Conflict or be 

inconsistent with CEQA 
Guidelines Section 
15064.3, subdivision (b), 

4.12-2 Prior to issuance of a certificate of 
occupancy, transportation demand 
management measures shall be 
implemented to the maximum extent 

City of 
Manteca 
Planning 
Division 

Prior to issuance of a 
certificate of 
occupancy 
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Agency 

Implementation 
Schedule Sign-off 

during Existing Plus 
Project Conditions. 

feasible, subject to the approval of the City 
of Manteca Planning Division. Potential 
transportation demand management 
measures include, but are not limited to: 

 
• Increase residential density; 
• Limit residential parking supply; 
• Improve street connectivity; 
• Provide ride-share program; 
• Implement subsidized or discounted 

transit program; 
• Provide bicycle facilities at the 

proposed school; 
• Provide community-based travel 

planning; 
• Provide pedestrian network 

improvement; 
• Construct or improve bike facility; 
• Construct or improve bike 

boulevard; 
• Expand bikeway network; 
• Implement conventional or electric 

carshare program; 
• Implement pedal or electric 

bikeshare program; 
• Implement scooter-share program; 
• Extend transit network coverage or 

hours; 
• Increase transit service frequency; 
• Implement transit-supportive 

roadway treatments; and 
• Reduce transit fares. 
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MITIGATION MONITORING AND REPORTING PROGRAM  
Hat Ranch Project 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

4.12-4 Conflict or be 
inconsistent with CEQA 
Guidelines Section 
15064.3, subdivision (b), 
during Cumulative Plus 
Project Conditions. 

4.12-4 Implement Mitigation Measure 4.12-2. See Impact 
4.12-2 

See Impact 4.12-2  
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