
 

City of Modesto 

Urban Area General Plan 

 

III-1 

January 2019 

 

Chapter III 

Community Development Policies 

This chapter contains the “instructions” for building the actual physical components of the City of 

Modesto (City) in a manner consistent with Chapter II.   This chapter establishes the proposed general 

distribution and extent of land uses within the Modesto Urban Area General Plan.  It contains Land Use 

policies to guide the physical development of Modesto, within three areas defined in Chapter II:  

Downtown Area, Baseline Developed Area, and Planned Urbanizing Area.  This chapter also provides the 

Land Use Diagram and Land Use Designations for the Modesto Urban Area General Plan.  This chapter 

complies with Section 65302(a) of the California Government Code. 

A. LAND USE DIAGRAM 

Figure III-1 is the Land Use Diagram, which presents the general distribution of land uses within the 

Modesto Urban Area General Plan boundary.  The Land Use Diagram conforms to Section 65302(a) of 

the Government Code, and is hereby adopted and incorporated into this Modesto Urban Area General 

Plan. 

The word “Diagram” is distinguished from “Map” in the context of a California Attorney General 

Opinion (67 Cal.Ops.Atty.Gen. 75, 77), to provide a certain limited degree of flexibility in applying the 

Land Use Designations to specific parcels. 

B. ADOPTED GENERAL PLAN LAND USE DESIGNATIONS 

The following Land Use Designations are presented on the Land Use Diagram (Figure III-1).  These 

General Plan Land Use Designations describe the extent of the uses of land within the Modesto Urban 

Area.  Each of the Land Use Designations includes standards of population density and building intensity, 

in conformance with Section 65302(a) of the Government Code, and each is summarized in Table III-1, 

below. 
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Table III-1.  General Plan Land Use Designations 

Land Use 

Designation Non-Residential Intensity Guidance* Residential Density Guidance 

Approximate 

Population 

Intensity 

 

Residential 

 

N/A 

 

Low-Density Residential         

(R1 zoning) – up to 7.5 du /  

gross acre 

Medium-Density Residential   

(R2 zoning) – 10.9 to 14.5 du / 

gross acre 

Medium-High-Density 

Residential (R3 zoning) –        

21.8 to 29.0 du / gross acre 

 

16 persons / 

gross acre 

                          

38 persons / 

gross acre 

 

66 persons /  

gross acre 

Mixed Use FAR = 0.35 SF bldg / SF of gross 

acreage of non-Residential area  

Average 14 du / gross acre of 

Residential area 

 

41 persons / 

gross acre 

Commercial FAR = 0.35 SF bldg / SF of gross 

acreage of the area 

N/A N/A 

Industrial FAR = 0.30 to 0.50 SF bldg / SF of 

gross acreage of the area 

N/A N/A 

Downtown FAR = 1.0-14.0 SF bldg / SF of gross 

acreage of the entire area 

FAR = 1.0-14.0.  Residential 

density is not otherwise limited. 

TBD via future 

development 

Village 

Residential 

4% of area designated Village 

Residential 

FAR = 0.35 SF bldg / SF of gross 

acreage of the non-residential area 

6.6 du / gross acre for entire CPD 19 persons / 

gross acre 

Business-

Commercial-

Residential 

Approximately 70% of acreage 

designated Business-Commercial-

Residential 

FAR = 0.4 SF bldg. / SF of gross 

acreage of the area 

Approximately 30% of acreage 

designated Business-

Commercial-Residential 

10-30 du / gross acre 

16 persons /  

gross acre 

Regional 

Commercial 

FAR = 0.35 SF bldg / SF of gross 

acreage of the area 

N/A N/A 

Business Park FAR = 0.40 SF bldg / SF of gross 

acreage of the area 

N/A N/A 

Open Space N/A Low Density Residential – 

max. 1.0 du / 10 acres 

0.3 persons / 

gross acre 

    

CPD = Specific plan District FAR = Floor Area Ratio SF = square foot 

du = dwelling unit N/A = not applicable 

 

* FAR is calculated by dividing the total square footage of building floorspace by the total square footage 

of the property that it is located on. 
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1. Residential (R) 

a. Purpose and Intent 

To provide for residential uses throughout the Modesto Urban Area.  Residential uses include 

single-family detached housing, single-family attached housing, multi-family housing, and 

mobile homes.  Small-lot single-family residential development is encouraged, subject to 

applicable zoning regulations, design guidelines and General Plan criteria.  Compatible uses 

in the residential designation may include schools, parks, and religious or community 

facilities.  Existing small-scale commercial and office uses are also deemed compatible. 

b. Location Criteria 

This designation may be applied anywhere within the Modesto Urban Area General Plan 

where residential land uses would be compatible with other existing and planned land uses. 

c. Land Use Intensity 

The land use intensity is a typical density of 6.6 dwelling units per gross acre, to a maximum 

of 7.5 dwelling units per gross acre, on an area-wide basis without requiring a General Plan 

Amendment, and between 10.9 and 29.0 dwelling units per gross acre for multi-family 

housing. 

2. Mixed Use (MU) 

a. Purpose and Intent 

To characterize those areas in Modesto Urban Area that are already developed and that 

contain a mixture of all or some of the following uses in close proximity to each other:  

residential, commercial, office, and/or institutional.  Additional purpose and intent of the MU 

designation is to provide for future development opportunities for mixed uses.  In the existing 

Baseline Developed Area where this designation is applied, zoning controls land use on a 

specific parcel. 

b. Location Criteria 

This designation may be applied to those areas of the Modesto Urban Area that are already 

developed and contain a mixture of uses as described above.  This designation may also be 

applied to areas outside of the Baseline Developed Area where mixed-use development 

would be appropriate. 

c. Land Use Intensity 

For new development, the land use mix should include residential uses and non-residential 

uses including but not limited to institutional, office, and commercial uses.  For residential 

uses, the intensity should average approximately 14 dwelling units per acre over the entire 

residential area, with project-specific density to be consistent with zoning.  For non-

residential uses, the guiding intensity is a Floor Area Ratio of approximately 0.35. 
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3. Commercial (C) 

a. Purpose and Intent 

To provide for a range of Commercial uses to serve the current and projected needs of 

Modesto’s population.  This designation encompasses a variety of service and retail uses, 

including but not limited to business, medical, and professional offices (other than large 

office campuses), neighborhood retail centers, convenience retail, highway-oriented 

commerce (restaurants, gas stations, automotive repair, and service), and Regional 

Commercial uses. 

b. Location Criteria 

Commercial land uses in Modesto are generally located at intersections along major arterial 

streets and expressways.  The Modesto Zoning Code presents additional criteria for the 

location and type of Commercial uses. 

c. Land Use Intensity 

The guiding intensity is a Floor Area Ratio of approximately 0.35. 

4. Industrial (I) 

a. Purpose and Intent 

To provide for industrial uses in the Modesto Urban Area.  This designation provides for the 

full range of industrial uses, including but not limited to manufacturing, food processing, 

trucking, packing, and recycling, as well as those enterprises which may want to combine 

office and production aspects of their business in the same complex. 

b. Location Criteria 

Industrial land uses in Modesto are generally located within larger tracts of land oriented 

towards Freeway 99 and/or one of the three railroads serving the Urban Area. 

c. Land Use Intensity 

The guiding intensity is a Floor Area Ratio of approximately 0.50. 

5. Downtown (D) 

a. Purpose and Intent 

Downtown Modesto should be the focal point of community life and the social, cultural, 

business, governmental and entertainment center of Stanislaus County.  This vision will be 

achieved through partnerships between private enterprise and government agencies.  The City 
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shall take the lead through strategic investments in public infrastructure and by recruiting and 

assisting with new private investment. 

Housing will be an integral part of Downtown Modesto, to be complemented by and 

stimulated by a safe and attractive, tree-lined environment.  Modern transportation systems 

shall provide convenient transportation to and within the Downtown Area.  Vertical mixed-

use development is allowed, and is encouraged by the Downtown zones. 

 

b. Location Criteria 
 

The Downtown designation shall be applied within the original downtown grid / City center 

and limited surrounding areas.  The Land Use Diagram (Exhibit III-1) indicates the 

boundaries of this area. 

c. Land Use Intensity 

Residential and non-residential development should conform to the standards, regulations and 

criteria contained within the City of Modesto’s Downtown Zoning District regulations and/or 

other zoning code regulations that apply within the Downtown area.  The applicable guiding 

intensity is a Floor Area Ratio between 1.0 and 14.0. 

6. Village Residential (VR) 

a. Purpose and Intent 

To provide for the development of urban “villages.”  Villages are to be comprised of mixed-

use, compact, pedestrian- and transit-oriented neighborhoods that are intended to 

accommodate a variety of residential product types, such as detached houses on small lots, 

multi-family housing and senior housing, in addition to neighborhood-serving non-residential 

uses.  The Comprehensive Planning District Exhibits beginning on page 22 of this Chapter 

provide general guidance, as applicable, for policy implementation of the Village Residential 

Designation.  Villages should be comprehensively planned using the Specific Plan process 

presented in Section III-D, below. 

b. Location Criteria 

This designation may be applied to areas throughout the Planned Urbanizing Area, as shown 

in Figure II-1.  As areas designated Village Residential are entitled, annexed and developed, 

the General Plan land use designation should be changed to Residential. 

c. Land Use Intensity 

The Comprehensive Planning Districts (CPDs) presented in Section III-D, below, contain the 

actual land use mix and intensities for each CPD. 

Residential:  The residential density within a CPD is typically 6.6 dwelling units per gross 

acre for the entire district.  Small-lot single-family residential development is encouraged, 

subject to applicable zoning regulations, design guidelines and General Plan criteria.  

Consistent with the Housing Element, at least 15 percent of the residentially-designated land 
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area shall be reserved for multi-family development at a minimum density of 22.0 dwelling 

units per acre.  The maximum multi-family residential density is 29.0 dwelling units per acre. 

Commercial:  Approximately four (4) percent of lands designated Village Residential shall be 

devoted to commercial uses, with a guiding intensity of 0.35 FAR. 

7. Business Commercial Residential (BCR) 

a. Purpose and Intent 

To provide for a combination of land uses, including Business Park, Commercial and 

Residential, in close proximity in order to reduce vehicle trips.  This designation is intended 

to accommodate employment-intensive uses, and medium-high-density residential uses, with 

a variety of goods and services readily available.  The desired result is compact and walkable 

development that integrates a mix of land uses such that opportunities to live near 

employment, shopping and service centers are created. 

b. Location Criteria 

This designation may be applied to areas within the Planned Urbanizing Area, as shown in 

Figure II-1, at locations that have adequate access to regional traffic routes and transit 

corridors. This designation is intended for those areas where the combination of land uses 

would be appropriate and compatible with neighboring uses. 

c. Land Use Intensity 

The land use mix should be a minimum of 55 percent and maximum of 70 percent of gross 

acreage devoted to business park uses; a minimum of 20 percent and a maximum of 30 

percent of gross acreage to be devoted to residential uses; and, a minimum of 10 percent and 

a maximum of 20 percent of gross acreage devoted to commercial uses.  Vertical mixed-use 

development is also encouraged. 

 

For residential uses, densities should be between 10 and 30 dwelling units per gross acre, 

respectively.  For non-residential uses, the guiding intensity is approximately 0.4 FAR. 

 

   
      Example photos to illustrate BCR development concept 



  Chapter III.  Community Development Policies 

 

 

City of Modesto 

Urban Area General Plan 

 

III-7 

January 2019 

 

 

8. Regional Commercial (RC) 

a. Purpose and Intent 

To provide for large-scale commercial areas and regional retail Commercial uses serving the 

needs of the entire region.  Regional Commercial uses serve a much larger population by 

providing commercial activities not needed on a regular basis.  Their location is primarily 

determined by major transportation routes which allow convenient access. 

b. Location Criteria 

This designation may be applied anywhere within the Modesto Urban Area General Plan area 

that is located with adequate access to regional traffic routes and transit corridors. 

c. Land Use Intensity 

The land use intensity is a Floor Area Ratio of approximately 0.35. 

9. Business Park (BP) 

a. Purpose and Intent 

To provide for areas of light industrial and employment-intensive uses, and to produce an 

environment conducive to industries and employers seeking an aesthetically attractive 

“campus-like” setting.  Regional Commercial uses are also permitted in Business Parks. 

b. Location Criteria 

This designation may be applied anywhere within the Modesto Urban Area General Plan area 

that has adequate access to regional traffic routes and transit corridors. 

c. Land Use Intensity 

Business Parks should have a campus-like setting, with a guiding intensity of approximately 

0.40 FAR. 

10. Open Space (OS) 

a. Purpose and Intent 

To provide for regional recreational open space (active and passive) along the Tuolumne 

River, Stanislaus River, and Dry Creek.  Community and neighborhood parks and other 

smaller open space areas can be accommodated within any Land Use Designation.  In the 

Open Space designation, planned land uses shall include low-impact recreational facilities, 

public ownership, low-density residential, and agriculture.  New development within areas 

designated Open Space shall be designed to not detract from habitat value or passive 

recreational uses, nor increase flood potential. 
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b. Location Criteria 

This designation is applied along the Tuolumne and Stanislaus Rivers and Dry Creek. 

c. Land Use Intensity 

For residential uses in the Open Space designation, the density shall not exceed one (1) 

dwelling unit per ten (10) acres. 

 

11. Salida Community Plan (SCP) 

a. Purpose and Intent 

If the Salida Comprehensive planning district is annexed to the City of Modesto, the City 

does not propose to change any land use directions from those established by Stanislaus 

County.  Therefore, the Salida Community Plan, as adopted by Stanislaus County, will 

continue to guide growth and development for this area, even upon annexation to the City. 

b. Location Criteria 

This designation is applied only in the Salida Comprehensive planning district, as shown in 

Exhibit III-1.  These are precisely the same boundaries as for the Salida Community Plan 

adopted by Stanislaus County as of January 1, 1995. 

c. Land Use Intensity 

The Stanislaus County General Plan, in effect as of January 1, 1995, contained ten Land Use 

Designations to guide development within the Salida Community Plan.  School sites were 

also designated in the Community Plan.  These Land Use Designations are described in detail 

in the “Salida Comprehensive planning district,” presented in Section III-D. 
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C. LAND USE GOALS AND POLICIES 

The Land Use Designations presented above are supplemented by Land Use goals and policies, which are 

presented and categorized below.  The following goals and policies are intended to achieve these 

objectives: smart growth and sustainable development; reduced per capita vehicle miles travelled and 

improved air quality; and, maximized efficiencies of infrastructure systems and delivery of services. 

1. Overall 

Goal III.A 

Zoning Consistency.  Maintain and enhance consistency between the General Plan (land use 

designations and policies) and zoning. 

 

Policy III.A.1 
Parcel-Specific Zoning.  Zoning within the incorporated City limits should be, and generally is, 

consistent with the General Plan Land Use Designations as presented on the Land Use Diagram.  

However, because these designations are broad in nature, there may be minor instances in which the 

existing zoning for a particular property is not consistent with the Land Use Designation for the 

property.  These situations are still considered to be consistent with the overall goals and policies of 

the General Plan, and development of these properties may occur consistent with zoning. 

 

Policy III.A.2 
Rezoning.  Rezonings should also be consistent with the General Plan Land Use Designations.  

However, rezonings involving less than five (5) acres may occur even if they are not consistent with 

the Land Use Designation for the property, as long as the rezoning can be found consistent with the 

Land Use goals and policies of the General Plan.  Rezonings of five (5) acres or more that are 

inconsistent with the applicable Land Use Designation(s) will require a General Plan amendment. 

 

Goal III.B 

Quality of Life.  Maintain and improve the integrity of the existing developed City, and promote 

complete, sustainable, compatible and high-quality development – for living, working, shopping and 

recreation – across the entire city. 

 

Policy III.B.1 

Infill Incentives.  Facilitate infill development through active leadership and strategic provision of 

infrastructure and services, and supporting land uses.  Provide incentives for infill development, 

redevelopment and growth in existing urbanized areas to enhance community character, optimize 

infrastructure investments, support increased transit use, promote non-motorized transportation, 

increase housing diversity and enhance commercial viability.  Structure fee programs so that infill 

development is “priced” according to its relative infrastructure efficiencies and the community-

wide benefits to be realized. (Air quality, public health, energy conservation, environmental justice) 

 

Policy III.B.2 

Existing City.  To maximize economic and social benefits, and resource efficiencies, prioritize and 

focus new development within the existing City limits.  This will strengthen existing neighborhoods 

and maximize efficiencies of utility / infrastructure systems.  New development will be accessible 

by all modes of transportation, both motorized and non-motorized, with an emphasis on availability 

of public services.  (Air quality, public health, energy conservation, environmental justice) 
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Policy III.B.3 

Property Maintenance.  Encourage owners of visually unattractive or poorly-maintained 

properties to upgrade existing deficiencies, whether related to structures, outdoor storage / 

activities, and/or any other maintenance issues, in order to improve their visual quality. 

(environmental justice) 

2. Neighborhoods 

Promote and facilitate a fabric of complete, cohesive, pedestrian-friendly and family-oriented 

neighborhoods across the entire City.  New neighborhoods are to be integrated with existing 

neighborhoods, through contextual design consideration, compact development patterns and application 

of Neighborhood Compatibility Guidelines and other applicable development guidelines. 

 

Goal III.C 

Neighborhoods.  Create neighborhoods that are complete, compact and sustainable so that housing, jobs, 

shopping and transit access are within easy walking distance.  Include a mix of compatible land uses 

within close proximity, contain a diversity of housing types to accommodate a wide range of economic 

levels and age groups, and have a center focus that combines commercial, civic, cultural, and recreational 

uses in order to facilitate high-quality living environments.  Access to healthy foods and grocery stores 

that sell fresh fruits and vegetables is a high priority.  (Air quality, public health, energy conservation, 

environmental justice) 

 

Policy III.C.1 

Complete Neighborhoods.  Complete neighborhoods promote livability, sustainability and safety 

for all residents.  Neighborhoods are to contain: a mix of housing types including affordable and 

market-rate; a range of services and facilities such as schools, parks, retail, services & civic 

facilities; transit access within a half-mile of all dwelling units; and, complete streets with tree 

canopy cover that accommodate both motorized and non-motorized mobility.  (Air quality, public 

health, energy conservation, environmental justice) 

 

Policy III.C.2 

Protect Established Neighborhoods.  Preserve, protect, and enhance established neighborhoods 

by providing sensitive transitions between and among adjoining neighborhoods, and by requiring 

new development – both private and public – to respect and respond to those existing physical 

characteristics, buildings, streetscapes, open spaces, and urban form that contribute to the overall 

character and livability of the neighborhood.  (environmental justice) 

 

Policy III.C.3 

Neighborhood Shopping Centers.  Locate neighborhood shopping centers, preferably at the 

intersection of two arterial streets, in each neighborhood.  Neighborhood shopping center should 

include full-service food stores with fresh fruits and vegetables.  (environmental justice) 
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Policy III.C.4 

Diverse Centers.  Encourage development of local, citywide and regional mixed-use centers that 

address different community needs and market sectors, and that compliment and are well-integrated 

with surrounding neighborhoods.  (Air quality, public health) 

 

Policy III.C.5 

New Neighborhood Core.  All parts of new neighborhoods should be within a half-mile of a 

central gathering place that is located on a collector street or minor arterial and that includes public 

space, shopping areas, transit access, and community-supportive facilities and services.               

(Air quality, public health) 

 

Policy III.C.6 

Traditional Grid and Pedestrian Safety.  Design new neighborhoods with traditional grid block 

sizes ranging from 300 to 400 feet in length.  Separate sidewalks from the curb with a minimum 

eight-foot (8’) landscaped parkway.  Construct context-appropriate traffic-calming improvements, 

such as traffic circles and intersection bulbouts.  (Air quality, public health, energy conservation) 

 

Policy III.C.7 

Connections to Transit.  New neighborhoods include transit stops that support and connect to the 

citywide transit system, and that are within a half-mile walking distance of all dwelling units.  (Air 

quality, public health, energy conservation) 

 

Policy III.C.8 

Neighborhood Schools.  Neighborhoods should contain sufficient K-12 schools necessary to serve 

them.  Locate schools on Collector streets, preferably at or near the intersection of two Collector 

streets.  Locate neighborhood parks (see Chapter VI for parks standards) adjacent to school sites.  

New schools and parks should be surrounded by streets on all sides wherever possible to encourage 

access by walking and bicycling.  (Air quality, public health, energy conservation) 

Great, Safe Neighborhoods 
 

Complete Neighborhoods promote livability and safety for residents of all ages, incomes and cultural 

backgrounds.  Characteristics of complete neighborhoods include the following: 
 

 A mix of housing types affordable to all income levels; 
 

 A neighborhood watch group and/or other neighborhood-scale organizations; 
 

 At least one vibrant commercial or civic activity area that provides neighborhood identity; 
 

 Services and facilities including full-service grocery stores, schools, parks, & other public spaces; 
 

 Substantial tree canopy & general landscaping, combined with lighting enhance safety; 
 

 An interconnected street network with short blocks and very few cul-de-sacs; 
 

 Convenient access to public transportation and high-quality bicycle & pedestrian facilities; and, 
 

 School sites that are central to neighborhoods. 
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Policy III.C.9 

Senior Housing Development.  Encourage the development of senior housing in neighborhoods 

that are accessible to public transit, commercial services, and health & community facilities.       

(Air quality, public health, energy conservation, environmental justice) 

 

Policy III.C.10 

Neighborhood Open Space.  Neighborhoods should contain an ample supply of specialized open 

space in the form of squares, greens and parks, whose frequent use is encouraged through 

placement and design.  Provide linkages between such areas and surrounding neighborhoods. 

 

Policy III.C.11 

Development Guidelines.  Apply Neighborhood Compatibility Guidelines, Multi-Family 

Residential Design Guidelines, Guidelines for Small-Lot Single-Family Residential Developments, 

and other adopted development guidelines, as appropriate to new construction, additions to existing 

structures, replacement of existing buildings / land uses, and other neighborhood improvements. 

 

Policy III.C.12 

Residential Design.  For new residential development, include a range of lot sizes, varied setbacks, 

and orient buildings to the street (e.g. entry, windows). 

 

Policy III.C.13 

Transitions in Scale.  Scale and massing of new development in higher-density centers and 

corridors should provide appropriate transitions in building height and bulk that are sensitive to the 

physical and visual character of adjoining neighborhoods. 

Safe Schools 
 

Safe Schools promote accessibility, education, exercise, healthy food choices and role models for 

Modesto’s youth.  Characteristics of Safe Schools include the following: 
 

 A convenient network of sidewalks and pedestrian improvements in general to assist students 

in getting to school, regardless of their available transportation mode choice options; 
 

 A well-developed network of bicycle lanes, paths and trails to allow safe and convenient 

access to schools for those students that choose to bike to school; 
 

 Healthy foods, including fresh fruits and produce, that are consistently available at school; 
 

 Extended outdoor playtime and recreational facilities, and a formal physical education 

program; 
 

 Qualified, competent and experienced teachers and faculty, including counselors and police 

department staff; and, 
 

 A central location to neighborhoods, and prominent placement along the connector street 

network in the Planned Urbanizing Area. 
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3. Major Transportation Corridors 

This General Plan acknowledges the “land use-transportation connection” by providing direction with 

regard to both public and private investment along major transportation corridors.  Future corridor studies 

will provide detailed guidance for site design, land use mix, and development intensity, in addition to 

transportation options and “Complete Streets.” 

 

Goal III.D 

Corridor Studies.  Corridor Studies guide infill development, and re-use / recycling of existing 

development, along major transportation corridors.  Such development will balance vehicular circulation 

and access against all other travel modes – both motorized and non-motorized.  Development along major 

transportation corridors should mix land uses effectively so that housing, retail and service needs are 

combined with pedestrian-friendly facilities and gathering places.  (Air quality, public health, energy 

conservation, environmental justice) 

 

Policy III.D.1 

Study Corridors.  The following “Major Transportation Corridors” are the best candidates for 

reinvestment, based in part on the connectivity they provide between downtown and other parts of 

the City / surrounding region (see Figure III-2): 

 i.  McHenry Avenue / SR108; 

 ii.  Yosemite Avenue / SR132; 

 iii. Crows Landing Road; 

 iv. Paradise Road; 

 v.  Maze Boulevard; 

 vi. N. 9
th
 Street; and, 

 vii. other corridor(s) as needed. 

 

Policy III.D.2 

Corridor Study Topics.  Corridor Studies will address the following: 

 i.  Transportation mode priority (includes transit, bicycle and pedestrian); 

 ii.  Street design; 

 iii. Land use designations; 

 iv. Development standards & design guidelines; 

 v.  Pedestrian safety; and, 

 vi. other considerations as applicable. 

 

Goal III.E 

Corridor Development.  Development along major transportation corridors that occurs pursuant to an 

adopted corridor study should be compact, mixed-use, transit- / bicycle- / pedestrian-friendly, and scaled 

appropriately to match the context and transition to existing nearby neighborhoods.  (Air quality, public 

health, energy conservation, environmental justice) 

 

Policy III.E.1 

Transit Oriented Development.  Locate higher-density, transit-oriented, mixed-use development 

(TOD) along major transportation corridors near significant intersections and public transportation 

facilities.  Development density along major transportation corridors should increase with 

proximity to transit stops and decrease with distance from transit stops in order to encourage 

increased transit ridership.  Establish specific thresholds, standards and guidelines for TOD and 

other development types in the applicable corridor study documentation.  (Air quality, public 

health, energy conservation, environmental justice) 
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Policy III.E.2 

Corridor Mixed-Use Infill.  Promote mixed-use infill development along major transportation 

corridors through the use of corridor studies, zoning, flexible development standards, density 

bonuses and other development incentives.  Locate such development along the back of sidewalk, 

and oriented to frame the street, while incorporating public plazas and pedestrian amenities that will 

create people-oriented centers for living, working and gathering.  (environmental justice) 

 

Policy III.E.3 

Corridor Residential Infill.  Encourage high-quality, compact, multi-story residential infill 

development along major transportation corridors, through design criteria contained within 

applicable corridor study documentation.  Minimize parking requirements where appropriate.  

Maintain compatibility with form and function of nearby existing neighborhoods through use of 

applicable design guidelines. 

 

Policy III.E.4 

Corridor Study Implementation.  Corridor studies may include a form-based code component to 

guide subsequent development, in order to provide clear and consistent development standards.  

Other potential implementation mechanisms include, and are not limited to, mixed-use and/or 

overlay zoning, specific plans, and design guidelines. 

 

Policy III.E.5 

Corridor Features.  Promote the transformation of major transportation corridors, via formal 

corridor studies, into boulevards that are attractive, comfortable, and safe for pedestrians and 

cyclists by incorporating the following design features:  (Air quality, public health, energy 

conservation, environmental justice) 

i. Wide sidewalks to accommodate pedestrian traffic, amenities and landscaping; 

ii. Class I, II or IV bicycle facilities; 

iii. On-street parking between sidewalks and travel lanes; 

iv. Few curb cuts and driveways; 

v.              Enhanced pedestrian street crossings; 

vi. Compatible interface with adjacent existing residential neighborhoods; 

vii. Buildings located at the back of sidewalk; 

viii. Building entrances oriented to the street; 

ix. Transparent ground floor frontage; 

x. Street trees and furnishings; and, 

xi. Pedestrian-scale lighting and signage. 

 

The following exhibits reflect development concepts that include some of these features.  These 

concepts, while shown within the context of existing development on surrounding properties, are 

not intended in any way to dictate or restrict development options or alternative designs that would 

otherwise be consistent with this General Plan and applicable zoning regulations. 

 

4. Downtown 

The City of Modesto will continue to focus on Downtown as the cultural, social, business and activity 

center of Modesto.  Implementation of the City’s Downtown Form-Based zoning code will assist in 

facilitating progress toward meeting the policy objectives reflected below. 
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Goal III.F 

Downtown Focus.  Downtown Modesto is a high-priority area for both public and private investment.  

Therefore, the City should prioritize and focus infrastructure investments here.  Downtown is planned to 

become a more urban, higher-density, mixed-use, pedestrian-oriented, economically vibrant, innovative 

center for living, working, socializing and recreating.  (Air quality, public health, energy conservation, 

environmental justice) 

 

Policy III.F.1 

Density and Mix.  Implement higher density, mixed-use development to create a balanced, vibrant 

downtown and active neighborhood centers by streamlining development processing, offering 

public parking for projects with parking structures (in lieu of the provision of private parking), 

reducing fees and providing for deferral of fees. 

Policy III.F.2 

Downtown Housing.  Housing in the Downtown Area should include a variety of unit types and 

densities, ranging from medium to very high, to act as a catalyst for other types of development. 

Policy III.F.3 
Support Downtown Businesses.  Enhance downtown businesses by establishing new downtown 

residential and mixed-use development, which will provide customers for downtown businesses. 

 

Policy III.F.4 

Public Spaces. Enhance the visual appeal of Modesto’s public spaces by upgrading existing parks, 

plazas, and streets, and by creating new parks and plazas. 

Policy III.F.5 

Sense of Place.  Develop a cohesive design along roadway corridors to help establish a sense of 

orientation and aid with navigation, by using consistent shade tree species, lighting and street 

furniture between adjoining street sections along the corridors. Develop historic 10
th
 and J Streets as 

attractive, pedestrian-oriented streets. 

Policy III.F.6 

Downtown Development.  Higher-density, transit-oriented, mixed-use development (TOD) within 

the Downtown area should be strategically located near the most significant intersections and public 

transportation facilities such as the multi-modal transportation station.  TOD should be designed 

and oriented toward these and any other major transportation facilities, as they are among the most 

important building blocks for Downtown Modesto’s future.  (Air quality, public health, energy 

conservation, environmental justice) 

 

Policy III.F.7 

Reduce Trips by Car.  Reduce the use of automobiles and the need to own a car by prioritizing 

infrastructure for pedestrians, bicycles, buses, and rail over automobile infrastructure, which also 

reduces the need for off-street parking.  (Air quality, public health, energy conservation, 

environmental justice) 

 

Policy III.F.8 

Downtown Accessibility.  Develop a context-sensitive circulation system that prioritizes and 

facilitates pedestrians, bicycles, and transit, and which also accommodates automobiles. 

(Air quality, public health, energy conservation, environmental justice) 
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Policy III.F.9 

Downtown Multi-Modal Transportation Center.  Support development of a downtown multi-

modal transportation center, and its connectivity to various transportation modes, to act as a catalyst 

for intensified mixed-use development within the downtown area.  (Air quality, public health, 

energy conservation, environmental justice) 

 

Policy III.F.10 

Cultural Amenities.  Continue to support existing cultural amenities Downtown, and encourage 

development of additional amenities that promote the City as the regional center for social activity. 

 

Policy III.F.11 

Building Height Transitions.  Maintain height standards for Downtown and adjoining transition 

areas consistent with the General Plan vision for a higher-density Downtown and sensitive 

transitions to surrounding neighborhoods. 

 

 

5. Commercial / Retail Centers 
 

This General Plan will guide design and development of new shopping centers, and will also be applied to 

re-development of existing retail and commercial centers.  Retail activity should be accessible by all 

transportation modes, particularly for non-motorized modes, and is intended to be designed consistent 

with applicable zoning regulations and development guidelines. 

 

Goal III.G 

Connectivity and Centers.  Commercial development should strengthen the vehicular, pedestrian and 

visual connections between shopping centers and their surrounding neighborhoods, and between 

neighboring retail sites, through physical improvements, public transit and coordinated land use and 

transportation planning.  (Air quality, public health, energy conservation, environmental justice) 

 

Policy III.G.1 

Making Shopping Centers More Pedestrian Friendly.  Support the transformation of auto-

oriented shopping centers currently characterized by retail strips surrounded by large surface 

parking lots into pedestrian- and bicycle-friendly places. Retail activity and shopping in general 

should be designed for pedestrian, bicyclist and transit user safety and convenience.  Wide 

sidewalks, crosswalks, clear and well-lit storefront windows, varied building facades, awnings, 

street furniture, public art, extensive landscaping and pedestrian-scaled signage are among the 

design components to be considered.  (Air quality, public health, energy conservation, 

environmental justice) 

 

Policy III.G.2 

Building Orientation.  For new shopping center development, and for renovation of older 

shopping centers where feasible, locate buildings at the “front” of the site (at or near the back of 

sidewalk) and parking at the “back” of the site, behind the buildings.  This policy is intended to be 

applied where contextually-appropriate, primarily in the more walkable areas of the City. 

 

Policy III.G.3 

Commercial Design.  Incorporate high-quality design features into shopping center development, 

including the following: 

 Interconnected streets and walkable blocks connected to transit facilities; 

 Buildings sited around common plazas, courtyards, walkways and open spaces; 
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 A complete signage program for business identification and way-finding; 

 Attractive landscaping and lighting to promote pedestrian activity; and, 

 Clearly-marked driveways, pedestrian routes and building entries that minimize potential 

conflicts among trucks, autos, bicycles and pedestrians. 

 

Policy III.G.4 

Commercial Development Guidelines.  Apply neighborhood Compatibility Guidelines, Design 

Guidelines for Commercial & Industrial Development, and other applicable development 

guidelines, as appropriate to new construction, additions to existing structures, replacement of 

existing buildings / land uses, and other commercial development activity. 

 

 

6. Employment Centers 
 

The following goals and policies are to guide design and development of new business park, industrial 

and office development (employment centers), and will also be applied to re-development of employment 

centers.  Employment centers should improve the City’s economy by decreasing the local unemployment 

rate and increasing the amount of money circulating through the local economy.  Therefore, the City 

should monitor the availability of land area for new employment centers in order to ensure a balanced 

supply of available land.  Employment centers should be easily accessible by all transportation modes, 

and should be designed consistent with applicable zoning regulations and design guidelines. 

 

Goal III.H. 

Employment Centers.  Locate employment-intensive uses, such as medical and professional offices, 

light industry, R&D and skill training, in appropriate areas as designated by the General Plan and the 

zoning map.  Locate Business Parks, Industrial development and other employment centers near access 

points to major transportation facilities so that they are accessible by all modes of transportation. 

 

Policy III.H.1 

Priority Areas.  Besides Downtown, the Kiernan Business Park (KBP) area is the highest priority 

for employment center development.  KBP will develop further as a more distinctive and attractive 

business park / office park that caters to medical, professional, technological and similar businesses 

in a campus-like setting. 

 

Policy III.H.2 

Employment Center Design.  Design employment center development to accommodate safe and 

convenient walking, biking and transit use, and provide a high-quality campus-like environment, 

characterized by the following:  (Air quality, public health, energy conservation) 

 Interconnected streets and walkable blocks; 

 Buildings sited around common plazas, courtyards, walkways and open spaces; 

 On-site landscaping and buffers between buildings and properties; 

 Visual screening of areas for outdoor storage, processing and/or other industrial operations; 

 A thoughtful and well-executed signage program for business identification and way-finding; 

 Landscaping and lighting to promote pedestrian activity; 

 Clearly-marked driveways, pedestrian routes and building entries that minimize potential 

conflicts among trucks, autos, bicycles and pedestrians; and, 

 Control of operations regarding lighting, noise, odors, vibrations, hazardous / toxic materials, 

heavy equipment / truck access and any other environmental considerations that may affect 

nearby properties. 



  Chapter III.  Community Development Policies 

 

 

City of Modesto 

Urban Area General Plan 

 

III-18 

January 2019 

 

 

 

Policy III.H.3 

Employment Center Guidelines.  Apply adopted Design Guidelines, such as those for 

Commercial & Industrial Development, as appropriate to new construction, additions to existing 

structures, replacement of existing buildings / land uses, and other employment center development. 

 

Policy III.H.4 

Accessory Support Uses.  Employment centers should incorporate accessory uses such as public 

open space, transit facilities, child-care facilities, health clubs, professional offices and non-office 

retail uses, based on the size and location of the development, as appropriate. 

 

D. COMPREHENSIVE PLANNING DISTRICTS 

Each of the Comprehensive Planning Districts (CPDs) delineated on the Land Use Diagram (Figure III-1) 

are further described in this Section.  All Specific Plans adopted to implement a given CPD shall include 

a text narrative and a map or diagram, conforming to the requirements of the relevant CPD.  The 

minimum planning area for a new specific plan is approximately 480 acres, or as otherwise determined 

adequate for true comprehensive planning of new growth areas.  For those CPDs where a specific plan 

has already been adopted, no exhibit is shown.  Open Space CPDs are regulated via the applicable park 

system master plan. 

1. Principal Comprehensive Planning District Policies 

The following Principal CPD policies apply to all CPDs, regardless of whether they are located in the 

Baseline Developed Area or the Planned Urbanizing Area. 

Policy III.I.1 

CPD Implementation.  Specific Plans, as defined in Chapter VIII, should be used for the 

implementation of the CPDs presented in Figure III-1. 

Policy III.I.2 

CPD Property Owners.  Since each CPD contains a number of properties, unified direction from 

affected property owners should be encouraged, particularly for privately-initiated applications.  In 

the case of disparate or unknown development intentions, the City may proactively seek consensus 

from affected property owners. 

 

Policy III.I.3 

CPD Specific Plans.  The Specific Plan(s) within each CPD should follow the policies and 

procedures as outlined in the City of Modesto’s Specific Plan Procedures and Preparation Guide 

(Guide), which identifies all subsequent land use approvals required to be consistent with the 

Specific plan.  The Guide should be updated in order to keep it current with regard to policies and 

practices. 

Policy III.I.4 

Specific Plan Financing.  Each Specific Plan should be accompanied by a long-range financing 

strategy that provides reasonable estimates of the costs of on- and off-site infrastructure to support 

the proposed development pattern.  The strategy should generally address public facility funding for 

any development project that serves to implement the subject Specific Plan.  If new public facilities 
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are required that will also serve the broader community, the Specific Plan should include options 

for broad-based funding mechanisms.  Each Specific Plan should address the need to provide water, 

wastewater and storm drainage infrastructure, in the context of the required Facilities Master Plan 

and Infrastructure Master Plan (prepared at developer’s expense). 

Policy III.I.5 

Public Safety Funding.  With each Specific Plan, prepare a long-range financing strategy that 

provides reasonable estimates of the long-term public safety facilities, maintenance and operational 

costs.  Identify funding mechanisms for these costs within the financing strategy documentation. 

Policy III.I.6 

Specific Plan-CPD Relationship.  More than one Specific Plan may be processed within a given 

CPD, as long as the remaining area within the CPD can still comply with the General Plan policies 

presented in this chapter.  Conversely, a Specific Plan can be used to implement more than one 

CPD, when those districts are adjoining.  A CPD may consist of more than one Specific Plan 

provided that the Specific Plans are consistent, compatible, and complement one another. This is 

particularly important for issues related to, but not limited to, land use plans, circulation plans and 

the Specific Plans’ financing sections (which must be correlated to provide for adequate 

infrastructure throughout the CPD).  If Specific Plans are adopted at different times within a CPD, 

the first Specific Plan should include an infrastructure plan for the entire CPD. 

2. Adoption of Comprehensive Planning Districts 

On the following pages, 16 CPDs are hereby adopted as Exhibits III-2 through III-17 inclusive. 

Exhibits for those CPDs where a specific plan(s) has been adopted for the entire area are not shown.  

Brief descriptions of these CPDs are summarized in Exhibit III-1.  The order presented does not 

imply the order in which each Specific Plan should be processed.  To the contrary, no phasing or 

sequencing of development is intended through the CPD process, as long as each Specific Plan 

conforms to the requirements of its respective CPD. 

In addition to the scenario noted above where a specific plan(s) has already been adopted for a 

given CPD, certain CPDs have other special considerations that result in no need to include an 

Exhibit reflecting development assumptions and policies applicable to their respective specific plan 

process.  For example, development in the Tuolumne River CPD is governed by the Tuolumne 

River Regional Park (TRRP) Master Plan.  The boundaries of this CPD match the boundaries of the 

TRRP Master Plan area. 
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Exhibit III-1, Page 1 of 2:  Comprehensive Planning Districts Summary 

Exhibit No. 

Comprehensive 

Planning District (CPD) 

Land Use Designations 

within the CPD Acreage 

Dwelling 

Units Jobs 

BASELINE DEVELOPED AREA 

 Downtown Area Downtown 710 3,500 40,200 

 Baseline Developed Area 

(excludes Downtown) 

Residential, Commercial, 

Industrial, Mixed Use 

22,460 81,470 134,680 

             Baseline Developed Area subtotals 23,170 84,970 174,880 

PLANNED URBANIZING AREA – Inside Sphere of Influence 

(N/A) Coffee / Claratina Residential 160 1,080 --- 

  Commercial 10 --- 240 

III-3 College West Business Park 230 --- 5,980 

(N/A) Dry Creek Open Space 510 50 --- 

III-4 Empire North Village Residential 

Residential 

160 

60 

1,060 

400 

110 

--- 

III-5 Fairview Village Residential 

Residential 

Commercial 

140 

210 

20 

920 

1,390 

--- 

100 

--- 

480 

III-6 Hetch-Hetchy Village Residential 790 5,030 550 

  Regional Commercial 170 --- 4,080 

III-7 Highway 132 Business Park 

Residential 

630 

30 

--- 

60 

16,380 

--- 

III-8 Johansen Village Residential 600 3,810 420 

III-9 Kiernan / Carver Residential 240 1,580 --- 

  Regional Commercial 70 --- 1,680 

  Business Park 300 --- 7,800 

  Business-Comm-Res 490 2,940 7,640 

  Mixed Use 50 420 480 

III-11 Kiernan / McHenry Business Park 370 --- 9,620 

  Regional Commercial 100 --- 2,400 

(N/A) North Beyer Residential 160 960 --- 

  Mixed Use 20 160 200 

III-12 

III-13 

Paradise / Carpenter 

Pelandale / McHenry 

Village Residential 

Residential 

810 

60 

5,110 

400 

570 

--- 

  Commercial 20 --- 480 

(N/A) Pelandale / Snyder Residential 

Commercial 

360 

20 

2,380 

--- 

--- 

480 

  Mixed Use 10 80 100 

III-14 Roselle / Claribel Village Residential 

Residential 

840 

380 

5,540 

2,510 
590 

--- 

  Regional Commercial 110 --- 2,640 

  Business-Comm-Res 

Commercial 

260 

30 

1,560 

--- 

4,060 

720 
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Exhibit III-1, Page 2 of 2:  Comprehensive Planning Districts Summary 

Exhibit No. 

Comprehensive 

Planning District (CPD) 

Land Use Designations 

within the CPD Acreage 

Dwelling 

Units Jobs 

PLANNED URBANIZING AREA – Inside Sphere of Influence (cont’d) 

(N/A) 

(N/A) 

Tuolumne River 

Village One 

Open Space 

Residential 

1,630 

1,510 

160 

9,970 

--- 

--- 

 

 

 

III-17 

 

 

 

Whitmore / Carpenter 

Mixed Use               

Business-Comm-Res 

Commercial 

Village Residential 

10 

340 

40 

690 

80 

1,800 

--- 

4,380 

100 

5,300 

960 

480 

         Planned Urbanizing Area – Inside Sphere of Influence subtotals 12,640 53,830 74,640 

PLANNED URBANIZING AREA – Outside Sphere of Influence 

III-2 

 

III-9 

III-10 

III-15 

Beckwith / Dakota 

 

Kiernan / Carver 

Kiernan / Carver North 

Salida 

Business Park 

Regional Commercial 

Business Park 

Business Park 

Salida Community Plan 

690 

350 

230 

490 

4,310 

--- 

--- 

--- 

--- 

(B) 

17,940 

8,400 

5,980 

12,740 

(B) 

III-16 Stanislaus River Open Space 740 (B) (B) 

Total Acreage, Dwelling Units & Jobs in the Planned Urbanizing Area 

– Outside Sphere of Influence subtotals 

6,810  45,060 

GRAND TOTALS 

Total Acreage, Dwelling Units & Jobs in the Baseline Developed Area 

and the Planned Urbanizing Area – Inside Sphere of Influence 

35,810 138,800 249,520 

    

Total Acreage, Dwelling Units & Jobs within the entire planning area 42,620 138,800 294,580 

 

(A) Acreages, population estimates, and employment estimates rounded to the nearest ten (10). 

(B) The Salida Community Plan and Stanislaus River CPDs are administered by Stanislaus County. 

 

(C) Total population of approximately 390,000 assumed at 2040 (or later) based on traffic analyses. 

 

(D) Assumed Village Residential and Residential gross density = 6.6 du / acre 

 

(E) Assumed Business Park employee density = 26 per acre 

(F) Assumed Regional Commercial and Commercial employee density = 24 per acre 

(G) Assumed Village Residential employee density = 0.7 per acre 
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E. Senate Bill 244 – Disadvantaged Unincorporated Communities 

 

Senate Bill 244 (SB244), which was signed into law in 2011, requires that local agencies analyze the 

Disadvantaged Unincorporated Communities (DUC) within their Spheres of Influence (SOI).  Based on 

information provided by the State of California Department of Water Resources, and the criteria set forth 

in SB244, Modesto has a total of nine (9) individual DUCs within its Sphere of Influence.  Figure III-3, 

below, shows the boundaries of each DUC.  The following information describes the DUCs and the 

general infrastructure needs for each, including rough cost estimates, and an overview of funding. 

 

1. Disadvantaged Unincorporated Community Infrastructure Needs 

Area 1: “West Modesto” – Water 
 

The City provides water service to all but a few parcels in Area 1.  Area 1 has some adequately-sized 10” 

to 16” water mains which provide a strong backbone system for water supply.  However, there are many 

existing 4” and 6” steel mains that are prone to leaking and calcification with age, resulting in reduced 

pipe capacity and efficiency.  The water system’s smaller pipes will require future upsizing in order to 

meet City Standards.  A sufficient and reliable source of potable water to meet the existing and expected 

demands is available from both ground water and surface water supplies. 

 

The City has an annual Pipeline Strengthen and Replacement Program of about $4M to $5M per year, 

prioritized to replace smaller and older water mains throughout the water system – both within and 

outside the City limits.  The “Robertson Road” and “Hilltop” neighborhoods within Area 1 have been 

upsized with new water mains.  Because the City already owns, maintains and provides water in Area 1, 

there are no additional costs to extend water service.  The estimated cost for system improvements to 

upsize older, undersized mains for Area 1 is $10.8M. 

 

Area 1: “West Modesto” – Wastewater 
 

The City does not provide sanitary sewer services to Area 1 except for the residential area south of 

Robertson Rd., a portion of Paradise Rd., and a few parcels along the fringe of the City limits.  Area 1 is 

otherwise served by individual septic systems.  The City’s 54” West Trunk runs along Grimes Ave. and 

Paradise Rd.  The existing City wastewater collection mains are mostly within the City limits and along 

the boundary of Area 2.  Due to the size and existing boundary configuration of Area 1, connections to 

the sanitary sewer system may require several points of extension to serve properties fronting individual 

streets.  It is estimated that approximately 46,000 lineal feet (LF) of 8” PVC sewer pipe would need to be 

installed throughout Area 1.  The 2007 Wastewater Collection System Master Plan (WWMP) indicates 

that new 15” diameter sub-trunks are to be extended from the West Trunk to serve the area west of 

Carpenter Rd., which includes Area 1. 

 

A detailed wastewater system hydraulic capacity analysis has not been specifically prepared for the 

existing sanitary sewer infrastructure in order to identify wastewater system improvements, beyond the 

conceptual pipeline assumptions in this preliminary analysis (e.g., lift stations, treatment plant expansion, 

etc.), that would make up the backbone facilities required to serve Area 1.  The estimated cost to construct 

the 15” subtrunks and 8” mains is $25.8M 
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Area 1: “West Modesto” – Storm Drainage 
 

Area 1 does not have an existing storm drainage system other than a few rockwells.  Storm water 

management consists of runoff to parcel frontages from rural roads, as there are typically no curbs & 

gutters.  The Robertson Rd. Neighborhood, south of Robertson Rd, does have several rockwells for 

drainage of some local street intersections, but this neighborhood would still be considered to have 

substandard storm drainage infrastructure. 

 

The 2008 Storm Drainage Master Plan (SDMP) locates Area 1 within the large subbasin 41 (east of 

Carpenter Rd.), subbasin 26 (west of Carpenter Rd.) and a few parcels in subbasin 24 (west of Modesto 

Irrigation District Lateral 4).  Storm water collected in subbasins 41 and 24 will be conveyed in pipelines 

in these subbasins, through the adjacent subbasin 26, to a detention basin, pump station and outfall to the 

Tuolumne River.  Proposed trunks that would serve Area 1 include 24” to 78” pipes that would also serve 

limited areas within the City limits.  For Area 1 within subbasins 41 and 24, the SDMP identifies 

approximately 17,000 LF of storm trunk pipeline.  For Area 1 within subbasins 26, the SDMP identifies 

approximately 4,450 LF of storm trunks, including the outfall to Tuolumne River.  The estimated costs 

for master plan storm water infrastructure (trunks, basin, pump station), and curb and gutter street 

improvements, are shown below. 

 

Estimated Costs – Gravity System 

24” to 78” pipe, basin, pump station:   $30M 

Curb & Gutter:     $9.5M 

 

An alternative storm water management approach consisting of installing drywells in specific areas of 

most need to mitigate any local flooding of streets may be feasible, and would require some curb and 

gutter installation.  The installation and maintenance of full curb and gutter for the entire Area 1 along 

with approximately 375 drywells may prove economically infeasible.  The drywell method of storm water 

management would be highly-dependent on groundwater levels, since high levels would interfere with 

drywell efficiency and storm water quality impact requirements.  However, to remain consistent with 

other DUC areas where drywell costs are presented, the estimated costs for drywells and curb and gutter 

for Area 1 are shown below. 

 

Estimated Costs – Drywell System 

375 Drywells:      $19M 

Curb & Gutter:      $9.5M 

 

Area 1: “West Modesto” – Structural Fire Protection 
 

Area 1 is served by the Burbank / Paradise and Woodland Fire Districts, which are staffed largely by 

volunteers.  Upgrading the water system infrastructure in Area 1 as described above, in addition to the 

installation of fire hydrants as needed, would improve the responsible agencies’ ability to provide fire 

suppression needs.  The cost estimate shown above for water system enhancements would also generally 

apply to fire protection infrastructure needs. 

 

Area 2: “Riverdale Park” – Water 
 

The Riverdale Park Tract Community Services District (CSD) supplies water from a single groundwater 

well to most of Area 2 (aka Riverdale Park or Riverdale).  The majority of the area already has 8” PVC 

water pipes and a few 6” mains installed in the late 1980s.  The parcels on Vivian Rd. are served by 

private wells. A detailed water system analysis has not been prepared for this area.  Such an analysis 
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would identify water system improvements, beyond the existing pipelines identified above, that would 

make up the backbone facilities required to serve the community.  However, based on the Engineer’s 

Report, the City’s Water System Standards, general knowledge of the area’s water system, and fairly 

recent completion of various off-site water system facilities in the vicinity, a sufficient and reliable source 

of potable water to meet the expected demands of the area could reasonably be made available. 

 

The City has an agreement with the Riverdale CSD to provide water on an emergency temporary basis in 

the event that the community’s groundwater well is compromised in some way.  This agreement has been 

exercised in the past, most notably when severe flooding of the area shut down the well.  Since Area 2 is 

already served by the Riverdale CSD, costs of new water system improvements would be the 

responsibility of the Riverdale CSD.  There are two scenarios, other than annexation, in which the City of 

Modesto might need to consider providing a permanent water supply: 1) if the Riverdale CSD were to 

request that the City of Modesto provide a permanent water supply due to a significant failure of the 

community’s well or if groundwater quality issues required expensive and cost–prohibitive treatment of 

groundwater; and, 2) if the Riverdale CSD were to request that the City take over ownership and 

maintenance of the water system, including water supply.  Both of these scenarios assume no 

groundwater supply from the existing well since it is unlikely that the City would maintain the well if it 

were to take over the system.  So long as the existing well is operational, the water supply is potable, and 

the Riverdale CSD continues to serve this community, Modesto is not considering provision of water 

service to this area, except on an emergency basis as described above.  However, the City has planned for 

the contingency of water service to this area to fulfill its agreement to serve emergency water supply and 

also under buildout of the Whitmore-Carpenter Comprehensive Planning District (CPD), which includes 

the Riverdale Park area. 

 

Under Scenario 1, described above, where the Riverdale CSD would retain ownership and maintenance of 

the water system, a permanent water supply and delivery from the City’s system would require an 

upsizing of the Hatch Rd. pipe connection to 12” from the City to Riverdale, removal of the existing well 

facility, some hydraulic modeling, and payment of the applicable connection fee.  Scenario 2, described 

above, assumes costs to upsize the supply main to 12”, upsize the Hatch Rd. main to 12”, abandon the 

existing well, install additional valves, meters and boxes, possible upsizing of some 6” water mains, 

connection fees, additional hydraulic modeling, and system testing, flushing and backflow devices.  The 

estimated costs of improvements for both scenarios are: Scenario 1 – $350K; and, Scenario 2 – $1.4M. 

 

The Engineer’s Report also identified master plan infrastructure to serve future development of the 

Carpenter-Whitmore CPD, which includes Area 2, and proposed roughly six miles of new 12” water 

mains to serve the CPD plus new water supply and system storage capacity.  In addition, smaller 8” pipes 

for individual streets would also be required as part of future subdivision development.  However, in 

order to serve only Area 2, and assuming such service might occur without full development of the 

Carpenter-Whitmore CPD, it was determined that the estimated costs for infrastructure identified with 

either Scenario 1 or Scenario 2 would likely be adequate for those existing demands. 

 

Area 2: “Riverdale Park” – Wastewater 
 

The City does not provide sanitary sewer service to Area 2.  Area 2 is in the Riverdale CSD and served by 

individual septic systems.  The City does not have existing sewer system infrastructure in the vicinity that 

could serve Area 2.  The City’s General Plan and the WWMP presume that future development of the 

Carpenter-Whitmore CPD which includes Area 2 would largely determine the infrastructure required to 

serve this community.  The WWMP proposes serving this area as part of specific plan development for 

the Whitmore-Carpenter CPD whereby a new sewer trunk would be extended from Ustick Rd. at Imperial 
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Dr. to Whitmore Ave., then west on Whitmore Ave. to serve the CPD west of Carpenter Rd. Per the 

WWMP, about three miles of new sewer trunk and a sewer lift station would be needed. 

 

Serving the Riverdale Park community exclusive of new development in the Carpenter-Whitmore CPD 

would require a sewer system of less capacity, although it would be challenging considering the distance 

from existing City facilities, available right of way, and likely other existing obstacles impacting 

constructability.  The following infrastructure at a minimum would be required: at least one sewer lift 

station and force main, the extension of infrastructure from the existing City system to Carpenter Rd. 

along Hatch Rd., a sewer collection system of 8” pipes, and the abandonment of individual septic systems 

as each property connects to the system.  The nearest potential existing City infrastructure is on 

Monticello Ln. at least 2,000 feet east of the Carpenter Rd. / Hatch Rd. intersection.  The estimated 

conceptual cost to extend sewer infrastructure to Area 2 is $7.7M. 

 

A detailed wastewater system hydraulic capacity analysis has not been conducted specifically on the 

existing sewer infrastructure or exclusively for Area 2 in order to identify additional new wastewater 

system facilities, beyond the pipelines and lift station identified in this conceptual analysis.  Cost 

estimates for master plan elements as presented in the 2007 WWMP are not being presented here since 

the extension of large sewer trunks would be functionally inadequate to convey the relatively low flows 

from only Area 2.  These large facilities would also cost several million dollars more than a dedicated 

system to serve just Area 2. 

 

Area 2: “Riverdale Park” – Storm Drainage 
 

The storm drainage method, if any, in Area 2 is not documented, and is most likely non-existent or 

perhaps served by a few rockwells.  The community does not have curbs and gutters and thus most likely 

lacks a positive or centralized storm drainage system.  The CSD may be responsible for storm drainage, 

although the County may maintain it as well. The soils in this area drain relatively well, with high 

infiltration rates and thus providing for reduced runoff issues. 

 

The City plan for providing storm water management is addressed in the SDMP as part of the larger 

Whitmore-Carpenter CPD area. The SDMP identifies Area 2 to be in the future sub-basin 27. Within sub-

basin 27, the SDMP identifies approximately 1,500 lf of 30” pipe, along Hatch Rd. to serve the Riverdale 

area, which would convey storm water to a future detention basin and pump station with a discharge to 

the Tuolumne River.  Additional smaller collection system pipes (usually 12” to 24”) would also be 

required to convey storm water from Riverdale Park to the future 30” trunk.  The estimated costs for 

master plan infrastructure (trunk, basin, pump station), and curb and gutter street improvements, are 

shown below. 

 

Estimated Costs – Gravity System 

30” pipe, basin, pump station:   $4.6M 

Curb & Gutter:    $1.9M 

 

An alternative storm water management approach for Riverdale Park would consist of installing drywells 

in areas of most need to mitigate any local flooding of streets or installing full curb and gutter along with 

approx. 62 drywells.  The drywell method of storm water management would be highly dependent on 

groundwater levels since high levels would interfere with drywell efficiency and storm water quality 

requirements.  The estimated costs for drywells, and curb and gutter street improvements, are shown 

below. 
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Estimated Costs – Drywell System 

62 Drywells:     $3M 

Curb & Gutter:     $1.9M 

 

Area 2: “Riverdale Park” – Structural Fire Protection 
 

Area 2 is served by the Burbank / Paradise Fire District, which is staffed largely by volunteers.  

Upgrading the water system infrastructure in Area 2 as described above, in addition to the installation of 

fire hydrants as needed, would improve the responsible agency’s ability to provide fire suppression needs.  

The cost estimate shown above for water system enhancements would also generally apply to fire 

protection infrastructure needs. 

 

Area 3: “Rouse-Colorado” – Water 
 

The City currently provides water service to most developed properties within Area 3.  Most of the water 

distribution mains are sized to current City standards for residential and commercial uses. Only one or 

two streets, Colorado St being the longest, have smaller 4” and 6” mains, which is not unusual for older 

neighborhoods and/or areas such as this that were formerly served by the Del Este Water Company. 

Area 3 has few vacant parcels, and any future growth potential would mostly be limited to intensification 

and sub-parceling of larger underdeveloped lots located primarily north of Figaro Ave.  The 4” and 6” 

mains in Colorado Ave. from Garden Ave. to South Ave., and the 8” steel main in Rouse Ave. from 

Sutter Ave. to Sunset Ave., are likely to require replacement in the future as leak and repair frequency 

increases with time.  The costs for system improvements to upsize mains likely would be included in the 

City’s annual Pipeline Strengthen and Replacement budget for the entire water system in future years. 

Because the City already owns, maintains and provides water in Area 3, there are no additional costs to 

extend water to this DUC.  The estimated costs for system improvements to upsize older, undersized 

mains for Area 3 is $1.6M 

 

Area 3: “Rouse-Colorado” – Wastewater 
 

The City currently provides sanitary sewer service to about 15% of Area 3 with the majority of these 

services along Garden Ave.  The unserved developed parcels have septic systems.  The area has relatively 

few vacant parcels and therefore future growth potential is limited to intensification and sub-parceling of 

larger underdeveloped lots, located primarily north of Figaro Ave. 

 

Providing full sanitary sewer service to this area has been studied in the WWMP in terms of larger sewer 

trunk and treatment systems capacity, and the WWMP anticipates this area would be served in the future.  

The Sutter Sewer Trunk was identified in the WWMP as not having adequate peak wet-weather capacity 

to serve existing demands or build-out of its tributary area that includes Area 3. System improvement 

plans have been developed to address these capacity issues.  The City is currently analyzing / designing a 

new large sewer trunk in the area to mitigate existing constraints and future capacity needs of the Sutter 

Trunk.  With this design, capacity would be available for Area 3 once the new trunk is constructed.  New 

mains extended from this new trunk would likely consist of 8” pipelines. The estimated cost of these 8” 

mains is $4.7M. 

 

Area 3: “Rouse-Colorado” – Storm Drainage 
 

Area 3 does not have an existing storm drainage system and storm water management consists of runoff 

to parcel frontages from rural roads (no curbs or gutters).  The SDMP shows Area 3 within the large 

subbasin 41.  Proposed trunks that would also serve this Area 3 include 48” and 54” pipes to a future 
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Detention Basin and outfall to the Tuolumne River via pump station.  The estimated costs for master plan 

infrastructure components (trunk, basin, pump station), and curb and gutter street improvements, are 

shown below. 

 

Estimated Costs – Gravity System 

48” / 54” pipe, basin, pump station:   $2.9M 

Curb & Gutter:     $2M 

 

An alternative storm water management approach for Area 3 would consist of installing drywells in areas 

of most need to mitigate any local flooding of streets, or installing full curb and gutter along with 

approximately 75 drywells.  The drywell method of storm water management would be highly dependent 

on groundwater levels, since high levels would interfere with drywell efficiency and storm water quality 

requirements.  The estimated costs for drywells, and curb and gutter street improvements, are shown 

below. 

 

Estimated Costs – Drywell System 

75 Drywells:      $3.6M 

Curb & Gutter:     $2M 

 

Area 3: “Rouse-Colorado” – Structural Fire Protection 
 

Area 3 is served by the Burbank / Paradise Fire District, which is staffed largely by volunteers.  

Upgrading the water system infrastructure in Area 3 as described above, in addition to the installation of 

fire hydrants as needed, would improve the responsible agency’s ability to provide fire suppression needs.  

The cost estimate shown above for water system enhancements would also generally apply to fire 

protection infrastructure needs. 

 

Area 4: “Bret Harte” – Water 
 

The City provides water service to all developed lots in Area 4.  The area is developed with only a few 

vacant parcels.  Area 4 has a significant number of streets with 6” and some 4” water mains, which have 

been prone to leaks and breaks with increasing frequency.  The City’s Pipeline Strengthen and 

Replacement program has been implementing projects in this area for the last two years to replace these 

older mains with new, larger pipes.  This program results in improved water pressure and significantly 

reduced maintenance needs and water losses.  Because the City already owns, maintains and provides 

water in Area 4, there are no additional costs to extend water.  The estimated cost for system 

improvements to upsize older, undersized mains for Area 4 is $2.8M. 

 

Area 4: “Bret Harte” – Wastewater 
 

The City currently provides sewer service to all developed lots in Area 4.  This DUC is fully-developed 

with only a few vacant lots remaining. The existing sewer system in Area 4 was installed between 1987 

and 1995.  Sewer main sizes include a few 6” pipes, but mostly range in size from 8” up to 33”.  These 

trunk lines are sufficient to serve the demands of Area 4 under all hydrologic conditions per City 

Standards.  There are no identified wastewater system improvements needed for Area 4. 

 

Area 4: “Bret Harte” – Storm Drainage 
 

Area 4 does not have an existing gravity pipe storm drainage system. Storm water management mostly 

consists of runoff to parcels from rural roads (no curbs or gutters) or in some instances rockwells that 
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drain the surrounding roadway.  The SDMP shows Area 4 in subbasin 9. Proposed trunks that would 

serve Area 4 include 36” to 72” pipes conveying storm water to a future detention basin and outfall to the 

Tuolumne River via pump station.  The 72” pipe and detention basin would also serve the adjoining 

subbasins 11 and 43.  The estimated cost for master plan infrastructure (trunks, basin, pump station), and 

curb and gutter street improvements, are shown below. 

 

Estimated Costs – Gravity System 

36” / 72” pipe, basin, pump station:   $10M 

Curb & Gutter:     $5.8M 

 

An alternative storm water management approach for Area 4 would consist of installing drywells in areas 

of most need to mitigate any local flooding of streets or installing full curb and gutter along with 

approximately 200 drywells.  The drywell method of storm water management is highly-dependent on 

groundwater levels, since high levels would interfere with drywell efficiency and storm water quality 

requirements.  The estimated costs for drywells, and curb and gutter street improvements, are shown 

below. 

 

Estimated Costs – Drywell System 

Drywells:      $9.9M 

Curb & Gutter:     $5.8M 

 

Area 4: “Bret Harte” – Structural Fire Protection 
 

Area 4 is served by the Industrial Fire Protection District, which provides service via a Joint Powers 

Agency that includes the Cities of Modesto and Ceres is staffed largely by volunteers.  Staff employed by 

the Modesto and Ceres Fire Departments provide service throughout the Industrial Fire Protection 

District.  Upgrading the water system infrastructure in Area 4 as described above, in addition to the 

installation of fire hydrants as needed, would improve the responsible agencies’ ability to provide fire 

suppression needs.  The cost estimate shown above for water system enhancements would also generally 

apply to fire protection infrastructure needs. 

 

Area 5: “Olivero / Hatch” – Water 
 

The City provides water to service to nearly all developed parcels within Area 5, which is mostly 

developed with just a few vacant parcels north of Hatch Rd.  Undersized water mains (6” and smaller) 

exist within the Olivero Rd. and Glacier Ave. rights-of-way.  The City’s water Engineer’s Report 

indicates that larger mains in Crows Landing Rd. and Hatch Rd. are hydraulically sufficient to serve this 

area.  The estimated cost for system improvements to upsize older, undersized mains for Area 5 is $5.7M. 

 

Area 5: “Olivero / Hatch” - Wastewater 
 

The City provides wastewater service to some portions of Area 5 west of Crows Landing Rd., but does 

not have sewer system infrastructure along Olivero Rd.  Properties that are not served by the City’s sewer 

infrastructure utilize an on-site septic system.  The area is mostly developed, with a few undeveloped 

parcels north of Hatch Rd.  Most of the individual properties in Area 5 – developed or not – are relatively 

large and rural in character. 

 

The 2007 WWMP did not identify any specific project improvements for Area 5 because the pipes needed 

to serve would be 8”, which is generally smaller than master plan-level elements.  However, the WWMP 

does contemplate provision of wastewater service of this area.  Specifically, an 8” main connecting to the 
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30” trunk crossing Hatch Rd. would serve parcels on Olivero Rd. and Hatch Rd.  Additional 8” mains 

would also serve the area north of Hatch Rd. for Glacier Ave. and Crater Ave., with connections to the 

30” trunk in Cascade Ave.  The estimated cost to install the 8” pipes in this area is $4.6M. 

 

Area 5: “Olivero / Hatch” – Storm Drainage 
 

Area 5 does not have an existing gravity pipe storm drainage system north of Hatch Rd.  This area does 

have some rockwells, generally along Crater Ave. and Glacier Ave.  The Olivero Rd. / Jim Wy. and 

Olivero Rd. / Crows Landing Rd. intersections have catch basins that gravity stormwater flow to local 

storage basins, but no system along Olivero Rd itself.  The 2008 SDMP has identified the Olivero Rd. 

area as part of sub-basin 11 and the area north of Hatch Rd. as part of Sub-basin 43. Sub-basins 11 and 43 

will have gravity pipe systems conveying storm water to a storage Detention Basin with a pump station 

and discharge to the Tuolumne River. 

 

The estimated costs to construct master planned infrastructure for Area 5 are included in the infrastructure 

for Area 4, and no additional master planned infrastructure is required.  Estimated costs have not been 

specifically identified for these smaller pipes but since there are only a few streets in this area, 

conceptually, the estimated cost would likely be approximately $300,000. Such a system would also 

require the installation of curb and gutter.  The estimated cost for master plan infrastructure (trunk, basin, 

pump station), and curb and gutter street improvements, are shown below. 

 

Estimated Costs – Gravity System 

36” / 72” pipe, basin, pump station:   $0 (See cost estimate for Area 4, above) 

Curb & Gutter:     $1.3M 

Small storm pipes:    $300,000 

 

An alternative storm water management approach for Area 5 would consist of installing drywells in areas 

of most need to mitigate any local flooding of streets or installing full curb and gutter along with approx. 

43 drywells.  The drywell method of storm water management would be highly dependent on 

groundwater levels, since high levels would interfere with drywell efficiency and storm water quality 

requirements.  The estimated costs for drywells and curb and gutter are shown below. 

 

Estimated Costs – Drywell System 

43 Drywells:      $2.1M 

Curb & Gutter:     $1.3M 

 

Area 5: “Olivero / Hatch” – Structural Fire Protection 
 

Area 5 is served by the Industrial Fire Protection District, which provides service via a Joint Powers 

Agency that includes the Cities of Modesto and Ceres is staffed largely by volunteers.  Staff employed by 

the Modesto and Ceres Fire Departments provide service throughout the Industrial Fire Protection 

District.  Upgrading the water system infrastructure in Area 5 as described above, in addition to the 

installation of fire hydrants as needed, would improve the responsible agencies’ ability to provide fire 

suppression needs.  The cost estimate shown above for water system enhancements would also generally 

apply to fire protection infrastructure needs. 

 

Area 6: “Parklawn” - Water 
 

The City currently provides water service to all developed parcels in Area 6, which is fully-developed 

with residential and limited commercial uses.  This area has sufficient existing 10” and 12” mains 
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connecting it to the City’s water distribution network and, as such, the City’s water system Engineer’s 

Report does not call for backbone distribution infrastructure improvements for this area. 

 

Area 6 does have a large number of 4” mains located in alleys that serve the connections to individual 

parcels, which is not uncommon for former Del Este areas or older neighborhoods built in the 1940s and 

1950s.  The leak frequency of these older mains is not particularly high compared to other higher priority 

areas.  However, these mains will likely need to be replaced with larger pipes in the future.  The estimated 

cost for system improvements to upsize older, undersized mains for Area 6 is $1.7M. 

 

Area 6: “Parklawn” - Wastewater 
 

The City of Modesto and County of Stanislaus entered into a formal agreement in 2013 to use County 

funding to construct a sanitary sewer system for this area.  Improvements included 8” and 12” mains and 

a lift station located on Nelson Way that, via a force main, conveys flows to the existing 15” Oats Ct. 

gravity subtrunk.  This project was completed in 2015, after which the City accepted ownership and 

maintenance responsibilities.  Individual parcels are allowed to connect to City sewer service. 

 

Area 6: “Parklawn” – Storm Drainage 
 

With the exception of a few rockwells, Area 6 does not have an existing storm drainage system.  Storm 

water management consists of runoff to parcel frontages from rural roads that lack no curbs and gutters. 

The 2008 SDMP identifies this area within the larger subbasin 10 tributary area.  Proposed trunk lines 

that would serve Area 6 would also be sized to serve the subbasin 10 area south of Parklawn, and would 

consist of 54” to 72” pipes that would convey storm water to the same detention basin proposed for DUC 

Areas 4 and 5, with an outfall to the Tuolumne River.  The estimated cost for master plan infrastructure 

(trunk, basin, pump station), and curb and gutter street improvements, are shown below. 

 

Estimated Costs – Gravity System 

36” / 72” pipe, basin, pump station:   $6.5M 

Curb & Gutter:     $1.2M 

 

An alternative storm water management approach for Area 6 would consist of installing drywells in areas 

of most need to mitigate any local flooding of streets or installing full curb and gutter along with an 

estimated 70 drywells.  The drywell method of storm water management would be highly dependent on 

groundwater levels, since groundwater would interfere with drywell efficiency and storm water quality 

requirements.  The estimated costs for drywells, and curb and gutter street improvements, are shown 

below. 

 

Estimated Costs – Drywell System 

70 Drywells:      $3.5M 

Curb & Gutter:     $1.2M 

 

Another potential option for Area 6 in lieu of the proposed larger SDMP master planned storm water 

system or drywells could be the installation of a smaller gravity system with conveyance to an 

underground storage and percolation system at the existing park located south of Parklawn Ave.  This 

storm water management method has not yet been reviewed for feasibility in terms of existing 

groundwater levels and other considerations, nor have costs been calculated.  A concept cost estimate 

may be in the $4M dollar range, including the smaller pipes.  Curb and gutter street improvements would 

also be required. 
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Area 6: “Parklawn” – Structural Fire Protection 
 

Area 6 is served by the Industrial Fire Protection District, which provides service via a Joint Powers 

Agency that includes the Cities of Modesto and Ceres is staffed largely by volunteers.  Staff employed by 

the Modesto and Ceres Fire Departments provide service throughout the Industrial Fire Protection 

District.  Upgrading the water system infrastructure in Area 6 as described above, in addition to the 

installation of fire hydrants as needed, would improve the responsible agencies’ ability to provide fire 

suppression needs.  The cost estimate shown above for water system enhancements would also generally 

apply to fire protection infrastructure needs. 

 

Area 7: “South 7
Th

 Street Mobilehome Parks” – Water 
 

Area 7 consists of just two parcels developed with mobile homes and is part of a larger, mostly non-

residential, unincorporated area included within the City’s water service area.  The southernmost of the 

two parcels, located on S. 7
th
 St., is served with a City water connection from a 10” water main, which is 

sufficiently sized to serve the existing development.  The northern parcel, located at Crows Landing Rd. 

and S. 7
th
 St., is not currently served by City water, although an existing 12” water main is located nearby 

along Zeff Rd. 

 

The 10” and 12” mains along and across S. 7
th
 St. are sufficient for the existing mobile homes.  A future 

infrastructure project might consist of extending the existing 10” water main in S. 7
th
 St. to Zeff Rd., 

though there is no indication this is necessary to serve the northern parcel.  At such time as the northern 

parcel requests water service through the “Will Serve” process, the City will provide information 

regarding specific water system improvements required to serve this parcel.  A lower-cost option might be 

to extend a dedicated service pipe about 275’ from the 12” Zeff Rd. pipeline to serve these mobile homes. 

No cost estimates are being provided for this area since there appear to be reasonably adequate City 

facilities in the area from which to extend water service. 

 

Area 7: “South 7
Th

 Street Mobilehome Parks” – Wastewater 
 

Area 7 consists of two parcels described above under “Water.”  Neither of these parcels is connected to 

the City’s wastewater system.  It is assumed that the mobilehome parks are served by septic systems. 

 

The WWMP study included the larger area in which these two parcels are located in terms of downstream 

trunk and wastewater treatment capacity.  There is an existing 24” sewer trunk fronting the southern 

parcel on S. 7th St. that could serve this parcel.  Sewer infrastructure that might provide service to the 

northern parcel does not exist.  A sewer main would need to be extended north along S. 7
th
 St. or north 

along Crows Landing Rd. from the existing 24” trunk to provide service to this parcel.  The estimated 

cost to extend a small main to serve the northern parcel is $500K. 

 

Area 7: “South 7
Th

 Street Mobilehome Parks” – Storm Drainage 
 

Area 7 consists of two parcels developed with mobile home parks.  Since these are privately-developed 

parcels, the City does not have any plan or expectation to provide storm drainage as these areas that are 

entirely under private land ownerships with no internal public roadways.  Parcels such as these would 

normally be required to provide their own on-site storm drainage management systems.  Typically, this 

would consist of a series of rockwells or horizontal drain pipes to manage runoff on the property. 

 

If the larger surrounding unincorporated area were to be annexed to Modesto, the City would look at the 

need for off-site public right-of-way storm drainage needs along S. 7
th
 St., Crows Landing Rd. and Zeff 
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Rd.  The SDMP includes this area in subbasin 43.  Master planned infrastructure to serve the area north of 

SR99 to Zeff Rd. includes 36” to 54” pipes that would convey storm water to a detention basin and outfall 

via pump station to the Tuolumne River.  Subbasin 43 is proposed to share the same detention basin and 

pump station facility and some large trunks with subbasins 9, 10, and 11.  The estimated costs for master 

plan infrastructure (trunk, basin, pump station), and curb and gutter street improvements, are shown 

below. 

 

Estimated Costs – Gravity System 

36” / 54” pipe, basin, pump station:   $2.9M 

Curb & Gutter:     $800K 

 

An alternative storm water management approach for the unincorporated County area that includes Area 7 

could consist of installing drywells in areas of most need to mitigate any local flooding of streets or 

installing full curb and gutter along with an estimated 105 drywells.  The drywell method of storm water 

management would be highly dependent on groundwater levels, since high groundwater could interfere 

with drywell efficiency and storm water quality requirements.  The estimated costs for drywells, and curb 

and gutter street improvements, are shown below. 

 

Estimated Costs – Drywell System 

105 Drywells:      $5.2M 

Curb & Gutter:     $800K 

 

Area 7: “South 7
Th

 Street Mobilehome Parks” – Structural Fire Protection 
 

Area 4 is served by the Industrial Fire Protection District, which provides service via a Joint Powers 

Agency that includes the Cities of Modesto and Ceres is staffed largely by volunteers.  Staff employed by 

the Modesto and Ceres Fire Departments provide service throughout the Industrial Fire Protection 

District.  Upgrading the water system infrastructure in Area 4 as described above, in addition to the 

installation of fire hydrants as needed, would improve the responsible agencies’ ability to provide fire 

suppression needs.  The cost estimate shown above for water system enhancements would also generally 

apply to fire protection infrastructure needs. 

 

Area 8: “Airport Neighborhood” – Water 
 

The City currently provides water service to all developed parcels in Area 8, which is fully-developed 

with just a handful of vacant parcels remaining.  In the early 2010s, the City installed several new mains 

in Area 8 to replace the older and smaller deficient pipes.  Water main sizes consist of 8” to 12” and are 

sufficient for the residential development in this area. No cost estimates are provided as the area has 

adequate existing water system infrastructure and therefore no foreseeable system improvements. 

 

Area 8: “Airport Neighborhood” – Wastewater 
 

There is no City wastewater service provided to Area 8.  The WWMP did include this area in its study in 

terms of downstream trunk and treatment capacity, but did not identify specific infrastructure 

improvements to serve it because pipe sizes are generally smaller than master plan-level elements.  The 

City has an existing 60” sewer trunk along Oregon Dr. (the “River Trunk”) to which this area’s parcels 

located south of Hyde St. would connect utilizing 8” to 12” mains.  The few parcels located north of Hyde 

St. would connect to the existing Yosemite Ave. main, which conveys flows to the 30” Santa Rosa Ave. 

Trunk and then to the 60” River Trunk. 
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The City and County entered into agreements whereby City staffing provided sewer system design 

services and the County provided construction management and funding to construct a full sewer system 

for this area. Construction of this project is phased as funding becomes available.  Phase 1 is to serve 

about 79 parcels along Kerr Ave.  Completion of the full project will depend on availability of 

construction funding and is expected to be completed in no more than three (3) phases.  The County will 

pursue construction funding for the remaining phases.  The total estimated cost of the project is $9.5M. 

 

Area 8: “Airport Neighborhood” – Storm Drainage 
 

With the exception of a few rockwells, Area 8 does not have a storm water management system.  Streets 

within Area 8 generally lack curb and gutter.  The SDMP has identified the majority of this area as within 

sub-basin 59 (north of MID Lateral 1) and a portion in subbasin 74 (south of MID Lateral 1). In subbasin 

59, the SDMP proposes about 4,600 lf of 42” to 54” trunks and a discharge to Dry Creek. In subbasin 74, 

which includes some of Area 8 but also the developed area south of Oregon Dr, the SDMP proposes 

about 1,800 lf of 48-in to 60-in trunks to route storm water to the Tuolumne River Regional Park. For a 

gravity storm drainage system, installation of curb and gutter would typically be necessary.  Estimated 

costs for master planned infrastructure, and curb and gutter street improvements, are provided below. 

 

Estimated Costs – Gravity System 

42” / 60” pipe and pump station:  $4.3M 

Curb & Gutter:    $2.9M 

 

An alternative storm water management approach to a gravity pipe system could be the installation of 

drywells in areas of most need to mitigate any local flooding of streets or installing full curb and gutter 

along with drywells.  For Area 8, approximately 100 drywells would be required to serve the entire area. 

The drywell method of storm water management would be highly dependent on groundwater levels, since 

high groundwater interferes with drywell efficiency and storm water quality requirements.  The estimated 

costs for drywells, and curb and gutter street improvements, are shown below. 

 

Estimated Costs – Drywell System 

100 Drywells:     $5M 

Curb & Gutter:    $2.9M 

 

Area 8: “Airport Neighborhood” – Structural Fire Protection 
 

Area 8 is served by the Stanislaus Consolidated Fire District, which is staffed largely by volunteers.  

Upgrading the water system infrastructure in Area 8 as described above, in addition to the installation of 

fire hydrants as needed, would improve the responsible agency’s ability to provide fire suppression needs.  

The cost estimate shown above for water system enhancements would also generally apply to fire 

protection infrastructure needs. 

 

Area 9: “Empire” – Water 
 

The City provides water in the unincorporated community of Empire (Area 9) to all but a few of the 

developed parcels.  City water is also provided to Empire Elementary School and Glick Middle School. 

The community is largely built out within the current community plan and water service area.  There are 

three active City water wells in the vicinity of Area 9 and existing water mains range between 4” and 12” 

pipes.  The water system in Empire is part of the larger City of Modesto water distribution system. 
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There is no indication of significant hydraulic issues in Empire according to the City’s water Engineer’s 

Report, likely due to existence of 12” backbone pipes, local groundwater supply and proximity to surface 

water transmission mains.  The older and smaller steel 4” and 6” distribution mains are prone to 

increasing frequency of leakage and breaking as they age, which can result in higher impacts to the 

limited capacity of smaller pipelines.  The leak frequency in Empire does not indicate a significant issue 

at this time compared to the current higher priority areas of the water system.  However, with time, these 

older and smaller mains would be identified for replacement.  Because the City already owns, maintains 

and provides water to Area 9, there are no additional costs to extend water infrastructure here.  The 

estimated cost to upsize older, undersized mains for Area 9 is 5.2M. 

 

Area 9: “Empire” – Wastewater 
 

The City of Modesto provides wastewater treatment for the unincorporated community of Empire (Area 

9) by accepting wastewater from the Empire Sanitary District (ESD) via a 10” sewer main along 

Yosemite Ave.  The City of Modesto owns, operates, and maintains the conveyance system in Empire 

which consists of 6” to 10” gravity mains and no sewer lift stations. 

 

Area 9 is mostly developed within the current Empire community plan and ESD service area.  The 

existing 10” main – owned by the City of Modesto to the west of Claus Rd. and owned by the ESD to the 

east of Claus Rd. – is historically deficient for design peak wet weather hydraulic conditions.  The City’s 

downstream 10” main on S. McClure Rd. is also capacity deficient.  The City’s WWMP includes plans 

for conveyance and treatment capacity to serve Empire, but only for infrastructure within the City’s 

jurisdiction and the City serves as ex-officio governing board for the ESD.  The ESD is currently 

responsible for their segment of the 10” main and the sewer system within their district boundary.  The 

City’s 10” mains have been identified as requiring an upsize to meet existing peak wet-weather flows. 

This project is expected to be constructed in 2016.  The estimated cost to upsize the existing main is 

$3.8M. 

 

Area 9: “Empire” – Storm Drainage 
 

Area 9 has some gravity storm drainage systems managed by the County with a discharge pipe along 

Santa Fe Ave. to the Tuolumne River.  The tributary (“catchment”) area for this existing river discharge is 

the Yosemite Ave. corridor and the older downtown area.  The areas on the north end of the community 

have a gravity system that flows to rockwells.  The older part of the community, roughly north of 

Yosemite Ave. and south of McCoy Ave. do not have curb and gutter.  The area generally north of 

McCoy Ave. has curb and gutter.  The County has made improvements to these storm drainage systems 

over the last decade, though the City does not have any specific information.  The County is also 

presenting a proposal for a low-impact development storm drainage project to the Community that would 

also include enlarging the existing discharge pipe size from 36” to 66” and which would allow for 

expanding the existing gravity system to include areas on the north end of the community.  The County 

project has a total estimated cost of about $15M. 

 

The SDMP identifies the Empire area as sub-basin 7 and proposed pipes ranging from 36” to 66” and also 

the need to increase the storm outfall pipe from 36” to 66”.  Smaller pipes for streets that may not have a 

gravity system in place have not been identified or confirmed with the County.  The estimated cost for 

master planned infrastructure is $7.5M. 

 

 

 

 



  Chapter III.  Community Development Policies 

 

 

City of Modesto 

Urban Area General Plan 

 

III-50 

January 2019 

 

 

Area 9: “Empire” – Structural Fire Protection 
 

Area 9 is served by the Stanislaus Consolidated Fire District, which is staffed largely by volunteers.  

Upgrading the water system infrastructure in Area 9 as described above, in addition to the installation of 

fire hydrants as needed, would improve the responsible agency’s ability to provide fire suppression needs.  

The cost estimate shown above for water system enhancements would also generally apply to fire 

protection infrastructure needs. 

 

2. Funding 
 

The nine (9) DUC areas that are the subject of this SB244 analysis were previously developed under the 

jurisdiction of Stanislaus County with residential and other land uses.   Therefore, the County is generally 

responsible for identifying the necessary funding for construction of infrastructure systems consistent 

with City standards, prior to the City’s consideration for annexation.  All other infrastructure components, 

such as streets, street lights, curb gutter & sidewalk, etc., are also typically required to be installed by the 

County.  Subject to a formal Infrastructure Improvement Agreement (IIA), the City would inspect all 

infrastructure improvements installed by the County, prior to acceptance as a condition of annexation. 

This infrastructure funding and construction model has been effective in several neighborhoods that are 

located in the general area of the DUCs (south and west Modesto).  The Shackelford neighborhood, which 

is located northeast of Area #5, has been improved by the County and annexed to the City.  Other 

neighborhoods, such as Bret Harte, Robertson Road and Parklawn, have had sewer system improvements 

designed and constructed by the County, and it is reasonable to expect that other infrastructure 

improvements will occur in these areas – subject to a formal IIA – as a pre-condition of annexation. 

The State of California Office of Planning and Research has published a Technical Advisory for SB244, 

which describes several potential funding sources and mechanisms.  Among these are “…taxes, benefit 

assessments, bonds and exactions (including impact fees).”  In addition, several state funding programs 

are listed: California Department of Health Safe Drinking Water State Revolving Fund; State Water 

Resources Control Board Revolving Fund Program; State Water Resources Control Board Small 

Community Wastewater Grant Program; Department of Water Resources Integrated Regional Water 

Management Grant Program; Sustainable Communities Planning Grant and Incentive Program; United 

States Department of Agriculture Rural Development Grants and Loans; and, Community Development 

Block Grant Funds. 

The County of Stanislaus has funded infrastructure improvements within neighborhoods located in areas 

identified as DUCs via a combination of funding sources, including some referenced above.  Specifically, 

improvements to the Shackelford neighborhood were funded through Redevelopment Agency monies, the 

County Road Fund, Tobacco Settlement funds, and Congestion Relief.  Infrastructure improvements in 

the Parklawn neighborhood were funded via Community Development Block Grant funds and a State 

Water Board grant.  Redevelopment Agency funds were also used for sanitary sewer system 

improvements to the Bret Harte and Robertson Road neighborhoods. 

Finally, the City’s most recent Municipal Services Review (MSR) documentation (2004) describes the 

various utilities and services needed to support buildout of the Modesto Sphere-of-Influence.  The 2004 

MSR concludes that sufficient water, wastewater, storm drainage and fire protection services can be made 

available to accommodate growth and development contemplated by the General Plan.  Subsequent to 

preparation of the 2004 MSR, the City doubled its wastewater processing capacity – from 30 mgd to 60 

mgd – which results in further certainty regarding Modesto’s ability to ultimately provide sewer service to 

both: 1. new growth areas; and, 2. exiting developed areas such as DUCs. 
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3. Disadvantaged Unincorporated Community Policies 

The following policies apply to all DUCs, regardless of whether they are classified as an “island 

community” or “fringe community” as defined within SB244. 

Policy III.E.1. 

Coordinate with the County of Stanislaus regarding long-term planning for provision of services, 

including but not limited to: water, wastewater, storm drainage, streets, street lights and public 

safety.  (Public health, environmental justice) 

 

Policy III.E.2. 

Consistent with General Plan Policy II.C.1., consider UGR analysis in odd-numbered years.  When 

the UGR documentation is prepared, include analyses of the utilities, infrastructure and services, 

and the associated funding considerations, for all DUCs within the City of Modesto Sphere of 

Influence.  The most recent UGR documentation is incorporated herein in its entirety by this 

reference. 

 




