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 ATTACHMENT 1 

MEETING DATE:    December 21, 2023 
 
PROJECT NAME:   Little Kamper Propane Facility 
 
APPLICATION NUMBER:  SPC 23-44 and LLA 23-45 
 
RECOMMENDATION:     
 
Staff recommends that the Planning Commission adopt Resolution No. 1642 approving a 
Site Plan Design Review Application and Lot Line Adjustment for the Little Kamper propane 
facility and finding the project to be exempt from the requirements of California 
Environmental Quality Act (CEQA) per Article 19, 15332, Class 32, “In-Fill Development 
Projects” (File Nos. SPC 23-44 and LLA 23-45). 
 

           
PROJECT INFORMATION 

Applicant Little Kamper LP, Inc 
Property Owner JKC3H8 LP (Kamps Propane) 
Property Address and APN  2055 Moffat Blvd 

APN: 228-050-24 
Existing General Plan Designation Heavy Industrial (HI) 
Existing Zoning District:   Heavy Industrial (M2) 

Existing Use: Vacant land 
Proposed Use: Office, Processing, and storage of 1lb propane 

tanks 
Parcel Size 3.28 acres 
Adjacent Uses:   North: State Route 99 

South: Vacant Land  
East: Propane facility 
West: Event Center/Reception Hall 

CEQA Determination Exempt under CEQA guidelines §15332, In-Fill 
Development Projects 

 
PROJECT DESCRIPTION 
 
The proposed project is a Site Plan Review for a new office, processing, and storage facility 
for 1lb. liquid propane refillable tanks. The proposed project includes five buildings to be 
constructed in phases: a 2,100 square foot office, a 6,890 square foot production building, 
a 270 square foot fire pump house, and 2 storage buildings at 7,200 and 6,763 square 
feet. The project also includes a lot line adjustment to enlarge the subject parcel from 2.85 
acres to 3.28 acres. 
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Figure 1: Project Site Plan 
 

 
PROJECT LOCATION  
 
The project site is 3.28 acres of vacant industrial land located at 2055 Moffat Boulevard 
(APN 228-050-24), northwest of the intersection with Woodward Avenue. Access to the 
project site will be from Moffat Boulevard.  
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Figure 2: Project Location 
 

 
ANALYSIS  
 
The proposed project has been analyzed with respect to conformance with:  
 

1. Manteca General Plan 
2. Manteca Municipal Code 
3. Manteca Climate Action Plan 
4. California Environmental Quality Act (CEQA) 

 
GENERAL PLAN CONFORMANCE  
 
The current General Plan land use designation for the project site is Heavy industrial (HI). 
The HI land use designation provides for manufacturing, processing, assembling, research, 
wholesale, and storage uses, trucking terminals, railroad and freight stations, and similar 
activities that require separation from residential uses due to noise, vibration or other 
characteristics incompatible with residential use. The proposed liquid propane processing 
and storage facility, with associated office, is within the scope of the HI designation.  
 
In addition to conforming to the HI land use designation use requirements, the proposed 
project conforms to the following General Plan goals and policies: 
 

1. Land Use Policy LU-P-30: The City shall promote, cooperate in, and assist in 
the maintenance and expansion of Manteca’s industrial sector employment 
development within the City of Manteca and in the south San Joaquin County 
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area that will help reduce the home-to-work commute distance for Manteca 
residents. 
 
Analysis: The proposed facility will provide a modest number of industrial-sector jobs 
that have the opportunity to be filled by city residents.   
 

2. Land Use Policy LU-P-49: The City shall give priority to in-fill development and 
new development contiguous to existing developed areas, whenever practical.   
 
Analysis: This project is within City limits with contiguous developed land to the east 
and west.   
 

3. Community Development Policy CD-P-8: Upgrade and enhance the visual 
quality of Manteca’s arterial and collector streets.  
 
Analysis: The proposed project’s street frontage is along Moffat Boulevard, which is 
an arterial street. This project will upgrade and enhance Moffat Boulevard through 
the construction of an attractive development, which includes a 10-foot landscape 
buffer and street improvements.  A combination of trees, shrubs, and groundcover 
will be planted to provide a soft but aesthetically pleasing edge to the street where a 
vacant lot currently exists. 

 
4. Community Development Policy CD-P-12: Limit uses that require sound walls 

adjacent to the highways.   
 
Analysis: The proposed project is non-residential and does not require a sound wall 
along State Route 99. 
 

5. Community Development Policy CD-P-24: New development shall provide an 
adequate number of off-street parking spaces to accommodate the typical 
parking demands of the type of development on the site.   
 
Analysis: The proposed project meets the parking and traffic circulation requirements 
for industrial facilities. The project will comply with all applicable development 
standards, including setbacks, building heights, lot coverage, as well as all other 
standards, including landscaping, lighting, parking, fences and walls, signage, and 
performance standards.   

 
 
ZONING CODE CONFORMANCE 
 
The project site is zoned Heavy Industrial (M2). The zoning code has numerous 
requirements for non-residential structures including parking and landscaping. The 
proposed 23,223 square feet of structures requires 47 parking spaces. The proposed project 
is providing 51 parking spaces, exceeding the parking requirement. The proposed project 
also meets the required landscaping, providing trees in the parking lot and buffers adjacent 
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to the right-of-way. The M2 zoning district does not have a setback requirement when not 
adjacent to a residential zone.  
 
SITE PLAN AND DESIGN REVIEW FINDINGS: 
 
In order to approve a Site Plan and Design Review application, Section 17.10.060 of the 
Zoning Ordinance requires that the Planning Commission make the following findings: 
 

1. The proposed project is consistent with the objectives of the General Plan, 
complies with applicable zoning regulations, Planned Development, Master 
Plan or Specific Plan provisions, Improvement Standards, and other applicable 
standards and regulations adopted by the City. 
 
Analysis: The proposed project is consistent with several General Plan policies as 
listed above. Further, the project conforms to the requirements, regulations, and 
intent of the M2 zoning district. The project is conditioned to comply with all other 
applicable improvement standards and City regulations such as lighting, landscaping, 
and public improvements. 
 

2. The proposed project will not create conflicts with vehicular, bicycle, or 
pedestrian transportation modes of circulation.  
 
Analysis: The proposed project has been reviewed for appropriate ingress and 
egress for vehicular, bicycle, and pedestrian access to ensure that there are no 
conflicts between movements of these three users.  

 
3. The site layout (orientation and placement of buildings and parking areas), as 

well as the landscaping, lighting, and other development features, is 
compatible with and complements the existing surrounding environment and 
ultimate character of the area under the General Plan. 
 
Analysis: The proposed project was reviewed to ensure compatibility with the 
character, scale, and quality of the surrounding area. This area of Moffat Boulevard 
has numerous industrial business similar to the proposed project including another 
propane facility, a welding supply retailer, and a solar panel facility. All lighting fixtures 
minimize off-site light pollution and glare while meeting minimum safety requirements 
for the site. To demonstrate that new lighting will not influence adjacent properties, 
the applicant submitted a photometric plan that shows light levels on and off site. The 
proposed landscaping meets all requirements of Title 17 and provides appropriate 
buffers along roadways and adjacent property. (See Figure 4.)  

 
4. The proposed architecture, including the character, scale, and quality of the 

design, relationship with the site and other buildings, building materials, 
colors, screening of exterior appurtenances, exterior lighting and signing, and 
similar elements, establishes a clear design concept and is compatible with the 
character of buildings on adjoining and nearby properties. 
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Analysis: The proposed project incorporates a typical industrial design (See Figures 
3a through 3c.).  The proposed buildings have a similar design to the other industrial 
buildings nearby, utilizing metal and CMU block to maximize fire safety. The buildings 
have a two-tone color scheme to break up the mass of the structures, while also 
making the buildings distinct in appearance. The office building will utilize metal siding 
to match the other structures while adding stone veneer, softening the appearance. 
Overall, the design will be aesthetically consistent with the surrounding area.    
 

 
Figure 3a: Elevations of proposed office 

 

 
Figure 3b: Elevations of proposed production building 
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Figure 3c: Elevations of proposed production storage building 

 
 

 
 

Figure 4: Landscape Plan 
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LOT LINE ADJUSTMENT FINDINGS 
 
In order to approve a Lot Line Adjustment, Section 16.19.030 of the Manteca Municipal 
Code requires that the following findings are met: 
 

1. The parcels resulting from the lot line adjustment conform to the zoning 
ordinance and applicable building ordinances of the city.  
 
Analysis: The affected APNs in the proposed Lot Line Adjustment are both zoned 
M2. The proposed adjustment does not conflict with any provision of the M2 zone, 
keeping lot sizes and uses consistent with the M2 zoning district.  
 

2. No conditions or exactions are required to bring project into conformance with 
the zoning ordinance and applicable building ordinances of the city, or to 
facilitate the relocation of existing utilities, infrastructure or easements. 
 
Analysis: As mentioned above, the proposed project conforms to the zoning 
ordinance and building ordinances of the City. Furthermore, the proposed Lot Line 
Adjustment will not require the relocation of existing utilities, infrastructure, or 
easements.  
 

 
Figure 5: Proposed LLA 
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CLIMATE ACTION PLAN CONFORMANCE 
On October 15, 2013, the Manteca City Council approved and adopted the Air Quality 
Element Update and Climate Action Plan in response to the passing of Assembly Bill 
(AB32). The intent of this plan is to reduce overall greenhouse gas emissions in both private 
and public sector development.  
 
The proposed project conforms to the following Climate Action Plan strategies: 
 

1. Energy Efficient New Buildings: The City shall require developers to exceed 
Title 24 energy efficiency standards by at least 10%.  The City recognizes that 
it may not be feasible for all buildings and structures to exceed Title 24 by this 
amount because of the form or function of the building. Projects that cannot 
meet the reduction level may provide solar panels or other non-building-related 
energy efficiency measures such as exterior lighting or water savings.   
 
Analysis: The project will be required by the Building Division to exceed Title 24 
energy efficiency standards by at least 10%. 
 

2. CAP Strategies Water Conservation WC-1: The City shall continue to 
implement water conservation measures to comply with the Model Water 
Efficiency Landscape requirements that implement the Water Conservation in 
Landscaping Act of 2006 (Assembly Bill 1881, Laird). 
 
Analysis: A required part of the formal submittal package is a completed Model Water 
Efficient Landscape Ordinance (MWELO) Compliance Form. This document is to 
accompany their landscaping planting plan. Compliance with this checklist and water 
efficiency requirements will be determined during construction document review. 

 
ENVIRONMENTAL REVIEW  
The project is determined categorically exempt from the requirements of California 
Environmental Quality Act (CEQA) per Article 19, 15332, Class 32, “In-Fill Development 
Projects” because this project is: 
a) Consistent with the applicable general plan designation and all applicable general plan 

policies as well as with applicable zoning designations and regulations.   
Analysis: As noted in the above sections, the proposed project is consistent with the 
City of Manteca General Plan, Zoning Ordinance and Climate Action Plan. 

b) The proposed project occurs within city limits on a project site of no more than five acres, 
substantially surrounded by urban uses. 

Analysis: The proposed project is within the City Limits and the project site is 3.28 
acres in size. The site is bounded on three sides by urban uses: to the north by a 
freeway, on the west by an existing propane facility, and to the east by an event 
center/reception hall.  

c) The project site has no value as habitat for endangered, rare, or threatened species.   
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Analysis: The project site is a disturbed, graded, industrial parcel surrounded by 
development and adjacent to a freeway. No endangered, rare, or threatened species 
are known to exist on the site.  

d) Approval of the project would not result in any significant effects relating to traffic, noise, 
air quality, or water quality. 

Analysis: The anticipated traffic impact is minimal, with the proposed operation 
having 18 or fewer employees per shift and less than one semi-truck per day, with 
approximately 6 clients weekly. This type of business will generate some noise during 
its normal operation; however, it is not anticipated that the noise will be above that of 
the typical industrial uses for which this site is zoned. Sound generation is conditioned 
to be consistent with the Noise Standards as outlined in MMC 17.58.050. The site 
can be adequately served by all required utilities and public services. 

 

 
Report prepared by:  Scott Speer, Associate Planner 
 

Attachments:  

Attachment 1:  Planning Commission Resolution No. 1642 
Attachment 1b:  Exhibit A Project Plans 
Attachment 1c:  Exhibit B Conditions of Approval 
 
Reviewed by: 
 
______________________________            _____________ 
Lea Simvoulakis, Planning Manager                 Date 
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