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Introduction
1.1
Overview

On January 13, 2005, the City of Manteca (City) distributed to public agencies and the general public a draft environmental impact report (DEIR) for the Union Ranch Specific Plan (URSP) project in accordance with the requirements of the California Environmental Quality Act (CEQA).  The project applicant, Union Ranch Partners, LLC, is requesting approval of various discretionary entitlements in support of a single-family residential, senior housing, and mixed-use development on approximately 533 acres located at the northeast and northwest corners of Union Road and Lathrop Road.  The URSP area is bounded by Lathrop Road on the south, Airport Way on the west, and agricultural lands on the north and east.
The URSP area is partially within the planning sphere of influence of the City of Manteca but outside the existing city limits. If the project is approved by the City, the City would need to seek approval from the San Joaquin County Local Agency Formation Commission (San Joaquin LAFCO) for the annexation of the entire specific plan area into the City’s sphere of influence. The City has adopted a land use pattern similar to the URSP proposal in its 2003 General Plan and designated the specific plan area for future urban development.
In accordance with Section 15105 of the State CEQA Guidelines, a 45-day public review period was provided for the DEIR; the review period began on January 13, 2005 and ended on February 28, 2005. State and local agencies and public organizations commented on the content of the DEIR during the review period. Six comment letters were received.  In addition, a public meeting was held by the City of Manteca Planning Commission on February 15, 2005, during which time the Planning Commissioners and the public were given the opportunity to provide oral comments on the content of DEIR. No comments were received during this meeting. Written comments are provided in their entirety in Chapter 2, “Comments and Responses to Comments in the DEIR.”
This document responds to the written comments received on the DEIR and has been prepared in accordance with Section 15089 and Section 15132 of the State CEQA Guidelines.  It is divided into three chapters:

· Chapter 1, Introduction, provides an overview of the environmental review process and presents a summary of the proposed project and alternatives.
· Chapter 2, Comments and Responses to Comments on the DEIR, reproduces public comments received on the DEIR and presents responses to those comments.

· Chapter 3, Corrections and Revisions to the DEIR, identifies changes made to the DEIR in response to the comments.

This document and the DEIR together comprise the final EIR (FEIR).  
1.2
Summary Description of the Proposed Project

The DEIR evaluated the proposed project as summarized below and as described in detail in Chapter 3 of the DEIR.

The proposed URSP project includes 2,301 residential units at various densities, two commercial mixed use areas encompassing approximately 26 acres, open space and trails, and park areas. 
The land use plan proposed under the URSP would guide development of two independent low density residential housing communities, are focused on active senior housing and the other a more traditional single-family housing development. The two housing communities would be linked by common landscape, bike and pedestrian trails, and a common materials palette for walls, fences, and entry monuments. Single-family housing would be developed in the eastern portion of the specific plan area and active adult senior housing would be developed in the central and western portions of the specific plan area. 
The land use plan also includes the development of a commercial mixed use area designed to provide community/neighborhood activity/socializing areas, public service facilities, neighborhood work centers (private office space), and high density housing. 
In addition, several park and open space areas are designated throughout the specific plan area, including community parks, greenbelts and visual corridors, landscape setbacks, and open space trail system. Parks would be designed to provide ball fields, tot lots and play apparatus, benches, picnic areas, shade structures, and integrated onsite storm water detention facilities. Three parks would be located in the active senior housing community and would be private facilities. A fourth park would be located in the single-family housing community and would be a public facility.  
For planning purposes and to assist with orderly development of the specific plan area, implementation of the URSP would proceed in 7 phases. Construction of Phase 1 is estimated to begin in fall 2005 with complete project buildout estimated for 2011.

1.3
Entitlements

The following list identifies the entitlements requested from the City of Manteca for the URSP project; unless otherwise specified, the entitlements pertain to the project in its entirety:

· Adoption of prezoning designations for the site; 
· Local Area Formation Commission (LAFCO) approval of a Sphere of Influence boundary expansion, service plan and annexation of the specific plan area to the City of Manteca;
· Approval of tentative subdivision maps;
· Approval of development agreements between the City and single-family residential developer;

· Approval of phasing plan for development;

· Adoption of design guidelines for the specific plan area; and

· Approval of the specific plan.

Adoption of the URSP would establish the land use entitlements for all land in the specific plan area. Additional General Plan amendments or zoning designations would not be required for specific developments in the specific plan area as long the development is consistent with the land uses and standards established by the URSP.
1.4
Permits and Approvals

The following permit and other approval actions may be required before implementation of individual elements of the proposed project.  

1.4.1
Federal Actions/Permits

· U.S. Army Corps of Engineers:  Section 404 Clean Water Act permit, Section 10 of the Rivers and Harbors Act permit
· U.S. Fish and Wildlife Service (USFWS):  federal Endangered Species Act permit
1.4.2
State Actions/Permits

· State of California Department of Fish and Game:  California Endangered Species Act take permit (Fish and Game Code Section 2081) and streambed alteration agreement (Fish and Game Code Section 1602)

· State of California Regional Water Quality Control Board—Central Valley Region 5:  National Pollutant Discharge Elimination System construction stormwater permit 
· State of California Department of Toxic Substances Control: Underground Storage Tank Abandonment permit

· State of California Office of Historic Preservation (State Historic Preservation Officer): Consultation for onsite resources

1.4.3
Regional/Local Actions/Permits

· San Joaquin Council of Governments: Implementation of San Joaquin County Multi-species Habitat Conservation and Open Space Plan
· San Joaquin LAFCO:  annexation of URSP area to the City of Manteca
· San Joaquin Valley Air Pollution Control District:  authority to construct and permit to operate
1.5
Project Alternatives

The DEIR evaluated three alternatives to the proposed project as listed below and as described in their entirety in Chapter 8 of the DEIR:

· No Project Alternative – Continuation of Existing Conditions
· Mitigated Design Alternative
· Offsite Alternative
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