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A.1 - Notice of Preparation





 

City of Manteca 

Notice of Preparation 

Northwest Airport Way Master Plan 

 

Date: Monday, February 8, 2010 

To: Public Agencies and Interested Parties 

From: Rochelle Henson, Senior Planner 

Subject: Notice of Preparation of an Environmental Impact Report for the Northwest Airport Way 
Master Plan 

The City of Manteca will be the Lead Agency and will prepare an Environmental Impact Report 
(EIR) for the project identified below. 

The project description, location, and probable environmental effects of the Northwest Airport Way 
Master Plan are described in the attached materials.  The City of Manteca is soliciting comments 
regarding the scope and content of the environmental information, which are germane to your 
agency’s statutory responsibilities in connection with the proposed project.  Your agency may need to 
use the EIR when considering permitting or other approvals.  Because of time limits mandated by 
state law, your response must be sent at the earliest possible date but not later than 30 days after 
receipt of this notice. 

Please provide your written response to the address shown below by 5:00 p.m., Tuesday, March 9, 
2010.  We will need the name of a contact person in your agency. 

City of Manteca 
Community Development Department 
1001 W. Center Street 
Manteca, CA 95337 
Attn: Ms. Rochelle Henson, Senior Planner 
Phone: (209) 456-8516 
Fax: (209) 456-8949 
Email: rhenson@ci.manteca.ca.us 
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NORTHWEST AIRPORT WAY MASTER PLAN 

1.1 - Projects Location 

1.1.1 - Master Plan Area 

The Master Plan Area is located in unincorporated San Joaquin County, California, adjacent to the 
City of Manteca limits (Exhibit 1).  The rectangular plan area consists of approximately 390 acres 
bounded by the Union Pacific Railroad Lathrop Intermodal Terminal (west), Roth Road (north), 
Airport Way (east), and Lathrop Road (south) (Exhibit 2).  The plan area is within the City of 
Manteca Sphere of Influence within the 10-year planning horizon.  The Master Plan Area is located 
on the Lathrop, California, United States Geological Survey 7.5-minute topographic quadrangle map, 
Township 1 South, Range 6 East, Unsectioned (Latitude 37°51’00” North; Longitude 121°15’30” 
West). 

1.1.2 - Non-Master Plan Areas 

The non-master plan areas consist of two areas within unincorporated San Joaquin County adjacent to 
the Master Plan Area and contiguous to the Manteca city limits.  These areas are described below and 
are shown on Exhibit 2. 

• East Area:  This rectangular-shaped area encompasses approximately 77 acres and is bounded 
by Airport Way (west), the Del Webb Community and the Manteca city limits (north and east), 
and Lathrop Road and the Manteca city limits (south). 

 

• South Area:  This trapezoidal-shaped area encompasses approximately 144 acres and is 
bounded by the Union Pacific Railroad Oakland Subdivision and Lathrop city limits (west), 
Lathrop Road (north), Airport Way and the Manteca city limits (east), and the Union Pacific 
Railroad Fresno Subdivision and the Manteca city limits (south). 

 
 
1.2 - Existing Conditions 

1.2.1 - Master Plan Area 

Land Use 

The Master Plan area consists of agricultural operations, industrial uses, and rural residences.  
Agricultural uses consist of orchards, row crops, grazing, and fallow fields.  Industrial uses consist of 
a cheese factory and associated settling ponds, and a cement plant.  Rural residences are located in 
various places along the Airport Way frontage. 

Most of the lands within the Master Plan area are controlled by four parties, summarized below from 
north to south.  Property ownership is depicted on Exhibit 3.  
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• CenterPoint Properties: CenterPoint Properties controls two, non-contiguous portions of the 
Master Plan totaling 236 acres.  The northern portion extends from Roth Road to the central 
portion of the Master Plan area, while the southern portion is located south of the RCCI PTP 
property.  This acreage consists mainly of agricultural uses. 

 

• Riella Trust: The Riella Trust controls approximately 44 acres along Airport Way adjacent to 
the northern CenterPoint property.  This acreage consists mainly of agricultural uses. 

 

• RCCI PTP: RCCI PTP controls approximately 60 acres between the two CenterPoint 
Properties-controlled portions.  This acreage consists of the cheese factory and the associated 
settling ponds. 

 

• Cardoza: Cardoza controls approximately 41 acres located along Lathrop Road and Airport 
Way.  This acreage consists of orchards. 

 
In addition to the parties listed above, the City of Lathrop controls two parcels totaling 3 acres 
adjacent to the southwestern corner of the Master Plan Area, and a private property owner 
(Stumphauser) holds a 2.5-acre parcel along Airport Way that is surrounded on three sides by the 
Riella Trust property. 

Existing Land Use Designations 

The San Joaquin County General Plan currently designates the Master Plan area “General 
Agriculture.”  The San Joaquin County Zoning Ordinance designates the Master Plan area “General 
Agriculture, 40-Acre Minimum Parcel Size (AG-40).” 

The City of Manteca General Plan currently designates the plan area “Light Industrial” and “Urban 
Reserve.” 

1.2.2 - Non-Master Plan Areas 

Land Use 

The East Area contains agricultural uses and rural residential uses.  Rural residences are located along 
Lathrop Road and Airport Way, with the agricultural land abutting the Del Webb Community. 

The South Area contains agricultural uses and rural residential uses.  Rural residences are located 
along Lathrop Road and Airport Way. 

Existing Land Use Designations 

Table 1 summarizes the existing land use designations with the two non-master plan areas. 
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Table 1: Non-Master Plan Area Land Use Designations 

San Joaquin County 
Area 

General Plan Zoning 
City of Manteca General Plan 

East Low Density 
Residential 

Agriculture-Urban Reserve, 
20-acre Minimum (AU-20) 

Neighborhood Commercial; Low 
Density Residential; Medium Density 
Residential; High Density Residential; 
Park 

South General Agriculture; 
Limited Industrial 

General Agriculture, 40-acre 
Minimum (AG-40); Limited 
Industrial (I-L/S-11A) 

Light Industrial 

Source: County of San Joaquin, 2010; City of Manteca, 2010. 

 
 
1.3 - Description of Projects 

There are two projects that will be evaluated in the EIR: (1) the Northwest Airport Way Master Plan 
and (2) non-master plan area annexations.  Each project is discussed below. 

1.3.1 - Northwest Airport Way Master Plan 

The Northwest Airport Way Master Plan is intended to guide future development and land use 
activities within the 390-acre plan boundaries.  The City of Manteca would annex the Master Plan 
Area, and the land uses proposed in this Master Plan will constitute the permitted uses for the area.  
This Master Plan document will be adopted as part of the Manteca Municipal Code.  The Master Plan 
components are summarized below. 

Land Use 

The Master Plan would guide the development of industrial and community commercial uses.  Table 
2 summarizes the Master Plan land uses within the Plan Area.  The land use plan is shown in Exhibit 
4.  Each land use is discussed in greater detail below. 

Table 2: Master Plan Land Use Summary 

Existing City of Manteca General 
Plan Designation Proposed Master Plan Use Total Acreage 

Percentage of 
Master Plan 

Area 

Light Industrial & Urban Reserve 
Light Industrial 

Industrial 324 83 

Light Industrial Community Commercial 22 6 

Light Industrial Open Space/Drainage 44 11 

Total 390 100 

Source: City of Manteca, 2010. 
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Light Industrial 

Light Industrial land use accounts for over 80 percent of the Plan Area.  The light industrial zone 
allows business and professional uses, uses involving heavy trucks, automobile services, mini-
storage, various agricultural industries, industrial manufacturing or assembly uses, industrial storage, 
and truck and motor freight uses. 

The northern area is expected to develop primarily with warehouse/distribution facilities uses and 
limited light industrial uses (95 percent warehouse distribution, 5 percent light industrial).  The 
southern area is expected to be developed with a majority of warehouse/distribution facilities, and 
some light industrial uses and limited retail development (80 percent warehouse/distribution, 15 
percent light industrial, and 5 percent commercial). 

CenterPoint Intermodal Facility 
The CenterPoint Intermodal Facility is expected to occupy most of the Industrial acreage.  The 
intermodal facility would be an integrated logistics center and interface with the adjacent Union 
Pacific Railroad Lathrop Intermodal Terminal.  The intermodal facility would sort, store and 
distribute goods for shippers and receivers.  The facility would have a maximum square footage of 
4.2 million feet and is anticipated to employ as many as 900 workers. 

Community Commercial 

The Community Commercial land use would serve as a focal point for residents of the area and 
workers in the industrial portion of the development.  A 22-acre, community-scale shopping center is 
envisioned for this area at the Lathrop Road/Airport Way intersection.  The Community Commercial 
zone allows a wide variety of permitted or conditionally permitted commercial uses, such as 
commercial office and retail uses.   

Circulation and Access 

The circulation system proposed for the Master Plan is composed of the following elements: 

• Improved major arterial roadways (Lathrop Road, Airport Way, and Roth Road) 

• New onsite truck routes 

• New onsite collector roads for trucks and autos 

• Bikeways and pedestrian paths 

 
The primary goal of the circulation system is to provide a network of roadways, pedestrian paths, and 
bikeways that allows for the safe and efficient movement of goods, people, and services within the 
Plan Area and to provide proper connections to the existing network of roadways and routes in the 
City of Manteca.  Improvements within the Plan Area include the provision of new rights-of-way and 
improvements to existing street sections with traffic signals added where necessary.  Auto and truck 
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parking and truck loading and unloading areas are also part of the circulation system.  Roth Road 
would serve as the major truck route for the proposed Master Plan. 

Open Space, Landscaping, and Drainage 

Open Space would be primarily achieved through landscape corridors, low-impact drainage landscape 
corridors, and detention basins.  Park areas in the Master Plan would be developed to include 
recreational amenities such as benches, picnic areas, shade structures, and landscaping in 
conformance with City of Manteca standards.  The open spaces in the Plan Area would also serve as 
corridors for onsite stormwater treatment and detention facilities that are part of an overall framework 
of open areas in the Master Plan.   

Utilities 

The following utility systems would be extended to and developed within the Master Plan Area: 

• Water 

• Wastewater 

• Storm Drainage 

• Dry Utilities (electricity, natural gas, and telecommunications) 

 
Phasing 

Because of the large size of the Northwest Airport Way Plan Area, flexibility is required for project 
phasing.  Market forces will determine actual project development of the Master Plan.  CenterPoint 
Properties will likely develop first—both in the northern and southern portions of their property.  
Light industrial and commercial development of the Riella Trust and Cardoza properties will likely 
follow in later phases of the Master Plan, spurred by the CenterPoint light industrial development.  
Redevelopment of the RCCI PTP property is uncertain at this time.  Buildout of the Master Plan is 
expected to take approximately 15 years. 

1.3.2 - Non-Master Plan Annexations 

At the request of the San Joaquin County Local Agency Formation Commission (LAFCo), the City of 
Manteca is evaluating annexation of two unincorporated areas (East and South) adjacent to the Master 
Plan area and contiguous to the Manteca City limits.  Annexation of the lands encompassed by the 
Northwest Airport Way Master Plan would result in these areas becoming “unincorporated islands” 
within the Manteca city limits, a condition discouraged by LAFCo. 

The proposed annexations would bring these areas into the Manteca city limits and involve associated 
General Plan Amendments and pre-zoning approvals.  No project-level entitlements are being sought 
for any of the properties with the annexation areas. 
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1.4 - Required Approvals and Intended Uses 

The proposed projects would require the following discretionary approvals and actions: 

1.4.1 - Northwest Airport Way Master Plan 

• Master Plan Adoption – City of Manteca 

• General Plan Amendment – City of Manteca 

• Pre-Zone  – City of Manteca 

• Annexation – City of Manteca and San Joaquin County Local Agency Formation Commission 

 
Concurrent with or subsequent to plan adoption, entitlements would be sought for development 
contemplated by the Master Plan.  The EIR intends to provide sufficient detail to provide coverage for 
development activities that are consistent with the Master Plan, thereby avoiding the need for 
additional CEQA review. 

1.4.2 - Non-Master Plan Annexations 

• General Plan Amendment – City of Manteca 

• Pre-Zone – City of Manteca 

• Annexation – City of Manteca and San Joaquin County Local Agency Formation Commission 

 
The EIR will evaluate the non-master plan annexations at a program-level.  Future development or 
land use activities proposed subsequent to annexation may be subject to additional environmental 
review. 

1.5 - Environmental Review 

1.5.1 - Potential Environmental Effects 
The EIR will evaluate whether the proposed projects may potentially result in one or more significant 
environmental effects.  The topics listed below will be further analyzed in the EIR. 

• Aesthetics, Light, and Glare • Hazards and Hazardous Materials 

• Agricultural Resources • Hydrology and Water Quality 

• Air Quality/Greenhouse Gas Emissions • Land Use 

• Biological Resources • Noise 

• Cultural Resources • Public Services and Utilities 

• Geology, Soils, and Seismicity • Transportation 
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1.5.2 - Effects Found Not To Be Significant 
Because of site or project characteristics, the proposed projects would not have significant effects on 
the environmental issue areas listed below.  These issues will be scoped out to the Effects Found Not 
To Be Significant section of the EIR. 

Mineral Resources 

The areas encompassed by the proposed projects do not contain any known mineral deposits or active 
mineral extraction operations.  This condition precludes the possibility of the loss of important 
mineral resources as a result of the proposed projects. 

Population and Housing 

The Master Plan boundaries contain several rural residences.  Given the small amount of population 
that resides within these structures, the removal of these buildings would not create a need for the 
construction of replacement housing elsewhere.  Note that the non-master plan area annexations do 
not involve the removal of existing residences. 

Buildout of the Master Plan would create new employment opportunities.  Most new employment 
opportunities would be expected to be jobs in the industrial sector (warehousing, logistics, trucking, 
etc.), with some commercial retail-sector jobs.  The California Employment Development 
Department indicates that as of December 2009, there were 4,200 unemployed persons in Manteca 
and 51,800 unemployed persons in San Joaquin County.  Accordingly, it would be expected that the 
proposed project’s new jobs could readily be filled from the local workforce.  Therefore, the proposed 
project would not have the potential to cause substantial direct or indirect population growth.  Note 
that the non-master plan area annexations do not involve creation of new employment opportunities. 

1.6 - Scoping Meeting 

A public scoping meeting will be held at 4:30 p.m., Wednesday, February 24, 2010, at the 
following location: 

City of Manteca 
City Council Chambers 
1001 W. Center Street 
Manteca, CA 95337 
 
At this meeting, agencies, organizations, and members of the public will be able to review the 
proposed projects and provide comments on the scope of the environmental review process. 
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STATE OF CALIFORNIA Arnold Schwarzenegger, Governor 

PUBLIC UTILITIES COMMISSION 
505 VAN NESS AVENUE 

SAN FRANCISCO, CA  94102-3298 

 
March 9, 2010 
 
Rochelle Henson                                                                 
City of Manteca                                                                                          
1001 W. Center Street 
Manteca, CA  95337 
 
 
Re:  Notice of Preparation, Draft Environmental Impact Study (DEIR) 
 Northwest Airport Way Master Plan 
 SCH# 2010022024 
 
Dear Ms. Henson: 
 
As the state agency responsible for rail safety within California, the California Public Utilities 
Commission (CPUC or Commission) recommends that development projects proposed near rail 
corridors be planned with the safety of these corridors in mind.  New developments and 
improvements to existing facilities may increase vehicular traffic volumes, not only on streets and 
at intersections, but also at at-grade highway-rail crossings.  In addition, projects may increase 
pedestrian traffic at crossings, and elsewhere along rail corridor rights-of-way.  Working with 
CPUC staff early in project planning will help project proponents, agency staff, and other 
reviewers to identify potential project impacts and appropriate mitigation measures, and thereby 
improve the safety of motorists, pedestrians, railroad personnel, and railroad passengers. 

 
The traffic impact study within the traffic/circulation section of the DEIR needs to specifically 
consider safety issues to at-grade railroad crossings and rail corridor.  In addition to the potential 
impacts of the proposed project itself, the DEIR needs to consider cumulative traffic related 
impacts created by other projects. 
 
In general, the major types of impacts to consider are collisions between trains and vehicles, and 
between trains and pedestrians.   The proposed project has the potential to increase vehicular and 
pedestrian traffic in the vicinity.    
 
Measures to reduce adverse impacts to rail safety need to be considered in the DEIR.  General 
categories of such measures include: 
 
•  Installation of grade separations at crossings, i.e., physically separating roads and railroad track 

by constructing overpasses or underpasses 
• Improvements to warning devices at existing highway-rail crossings 
• Installation of additional warning signage 
• Improvements to traffic signaling at intersections adjacent to crossings, e.g., traffic preemption 
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• Installation of median separation to prevent vehicles from driving around railroad crossing 

gates  
• Prohibition of parking within 100 feet of crossings to improve the visibility of warning devices 

and approaching trains 
• Installation of pedestrian-specific warning devices and channelization and sidewalks 
• Construction of pull out lanes for buses and vehicles transporting hazardous materials 
• Installation of vandal-resistant fencing or walls to limit the access of pedestrians onto the 

railroad right-of-way 
• Elimination of driveways near crossings 
• Increased enforcement of traffic laws at crossings 
• Rail safety awareness programs to educate the public about the hazards of highway-rail grade 

crossings 
 
Commission approval is required to modify an existing highway-rail crossing or to construct a new 
crossing.   

 
Thank you for your consideration of these comments.  We look forward to working with the City 
on this project.  If you have any questions in this matter, please contact me at (415) 713-0092 or 
email at ms2@cpuc.ca.gov. 
 
 
Sincerely, 
 
 
 
Moses Stites 
Rail Corridor Safety Specialist 
Consumer Protection and Safety Division 
Rail Transit and Crossings Branch 
515 L Street, Suite 1119 
Sacramento, CA 95814 
 
 










