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Modesto 2050 General Plan Update

History of Modesto and General Plan Updates

1884 1959 1974 1995
Now through

2027
Modesto 
incorporated

Modesto adopted its 
first General Plan

100 years later - 
Comprehensive General 
Plan Update

Comprehensive 
General Plan Update

2050 General Plan 
Update process and 
adoption 

Original Sphere of 
Influence for the City set 
at 36,335 acres

Proposed Sphere of 
Influence increase of 
7,800 acres, LAFCO 
approved 702 acres

*1995-2025: No Comprehensive General Plan Updates (Parts of the existing General Plan have been amended, 
including with periodic Housing Element updates as required by State law)
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Why the General Plan Update Matters 
»ĪĎ WĎňĎũëŁ ¯Łëň ĮŬ ë ɽăŁŵĎŦũĮňŲ ģōũ ģŵŲŵũĎ ĤũōƑŲĪɾ ŲĪëŲ ĤŵĮĊĎŬ :ĮŲƗ ĊĎĄĮŬĮōňŬ ëăōŵŲɢ

Transportation

Traffic

Jobs

Housing

Open Space

Zoning 

Cultural Resources
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Why Modesto Needs to Grow
ÅqōĊĎŬŲō ĪëŬňʀŲ ĤũōƑň ŬŵăŬŲëňŲĮëŁŁƗ ŬĮňĄĎ ŲĪĎ ȨȰȰȧŬɡ despite being the county seat.

ÅAll of the incorporated cities in Stanislaus County have grown more than Modesto. We are losing economic opportunities to our 
neighbors.

ÅOther corridor cities have grown at a faster pace than Modesto  and our city is behind economically.

ÅThe City needs appropriate space for new development  that creates jobs, generates revenue, brings new amenities, and provides for a 
variety of housing options.

ÅThe areas identified for potential growth are in addition to the infill and downtown revitalization projects  the City already has underway. 

ÅOnly 5% ōģ lëňĊ Įň ŲĪĎ :ĮŲƗʀŬ DƖĮŬŲĮňĤ µŦĪĎũĎ ōģ ^ňģŁŵĎňĄĎ ĮŬ ÑëĄëňŲɡ ƑĪĮĄĪ ĮŬ ňōŲ ĎňōŵĤĪ Ųō ŬŵŦŦōũŲ ĤũōƑŲĪɠ  wģ ŲĪĎ Ȩɡȯȫȧ ëĄũĎŬɡ ōňŁy 330 
acres are Industrial

Existing SOI (acres)

Vacant Land in Existing SOI 
(acres)
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Infill Is A Priority For The City 

ÅTwo new mixed use zones - multifamily residential units with ground floor 
commercial space. Completed 2023.
ÅHigher density residential zoning - City increased the R1, R2, and R3 zones 

to accommodate higher density housingCompleted 2023.

ÅLandowner Engagement. In progress

ÅCounty Pockets. In progress

ÅSouthwest Modesto Plan. Completed 2023. 

ÅHousing Element. Completed 2023. 

ÅDowntown Master Plan. Completed 2020.

ÅMcHenry Corridor Planning Study. In progress.

ÅEntertainment District.  In progress.

ÅDowntown Modesto Multimodal Transportation Network and Land Use 
Compatibility Action Plan. In progress.

9ŵŲ ^ŲʀŬ rōŲ DňōŵĤĪ Ųō qĎĎŲ WũōƑŲĪ @ĎŇëňĊŬ
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How an Expanded Sphere 
of Influence Can Help
As part of the General Plan update, the City will consider expanding its Sphere of 
Influence, which gives the City the opportunity to plan for future growth.

If adopted by the City Council, the expanded Sphere of Influence would then need to 
be approved by the Stanislaus Local Agency Formation Commission (LAFCO). 

Areas in the expanded Sphere of Influence do not automatically become part of 
the City boundaries and are not automatically sites for development. 

Instead, they are identified as potential areas that could receive City services and 
infrastructure if they wanted to annex into the City.

Current City residents would benefit from enhanced City services made possible 
through growth and increased economic activity. 
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Expanded City Boundaries 
Bring Expanded Economic 
Benefits and Revenue 
ÅThe City only receives revenue from economic activity and taxable 

properties inside the City limits. 

ÅIf a business or home is located just outside the City boundary it may 
benefit from City infrastructure, but its taxes go to the county or another 
jurisdiction, not the City of Modesto.

ÅWhen new development occurs just outside the City limits, the City often 
incurs some indirect costsɸlike increased traffic on City streetsɸwithout 
receiving any of the associated tax revenue.

ÅExpanding the City limits and attracting businesses and encouraging 
housing growth provides more funding for quality of life services 
including police, fire  transportation improvements, parks, and open 
space.
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How Modesto’s 
Per Capita General 
Fund Expenditures 
Compare to Other 
Cities City Service Population

Total General Fund 
Expenditures FY 2022

Expenditures Per Capita

Modesto 259,850 $153,205,193 $590

Bakersfield 466,682 $311,038,000 $666

Fresno 664,789 $502,761,600 $756

Manteca 96,703 $45,458,962 $470

Riverbank 24,810 $10,423,200 $413 

Sacramento 674,714 $552,836,000 $819

Stockton 375,749 $255,857,310 $681

Tracy 115,956 $92,194,588 $795

Turlock 88,642 $49,321,788 $556
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How Modesto’s Per 
Capita Taxable 
Sales Compare to 
Other Cities 

City Service Population
2020 Total 

Taxable Sales 
Per Capita 

Taxable Sales

Modesto 259,850 $2,774,099,638 $12,650

Bakersfield 466,682 $6,356,165,806 $15,995

Fresno 664,789 $8,389,187,913 $15,343

Manteca 96,703 $1,111,947,483 $12,734

Riverbank 24,810 $324,660,317 $13,086

Sacramento 674,714 $6,839,199,162 $13,263

Stockton 375,749 $4,760,070,084 $14,835

Tracy 115,956 $2,854,012,006 $28,945

Turlock 88,642 $1,312,597,988 $17,543
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Key Considerations 
Shaping Alternatives 
Through 2050

Housing options of different sizes and different price points are 
needed to support anticipated residential growth.
Modesto must add 11,248 additional housing units over the next 
six years as part of the state housing element requirements; this 
number will increase three more times before 2050.

Mitigation measures will be put in place for agricultural land that 
is transitioned for housing uses.
This includes options to either directly preserve farmland through 
conservation easements or pay in-lieu fees to an established, 
qualified, mitigation program to fund the acquisition and 
maintenance of such agricultural land. 

Identifying an expanded Sphere of Influence gives landowners 
the opportunity to develop  in the future if desired.
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City To Ensure Adequate Services For Growth
Fire Protection 
Prior to the approval of any new development, reviews will ensure the 
Modesto Fire Department can provide service to additional areas.

Police Protection
Prior to the approval of any new development, reviews will ensure the 
Modesto Police Department can provide service to additional areas.

Transportation  
Prior to the approval of any development, the City will review and approve 
transportation networks, including improvements to pedestrian routes, 
bikeways, transit, rail, roadways, and the City-County airport. 

School
Prior to the approval of any development involving housing, the City 
coordinates with the appropriate school district for 
comments/conditions.

Water Delivery
ÅqōĊĎŬŲōʀŬ ŬŵũģëĄĎ ƑëŲĎũ ëňĊ ũĎĄƗĄŁĎĊ ƑëŲĎũ ŬŵŦŦŁĮĎŬ ĪëƐĎ ŬĮĤňĮģĮĄëňŲŁƗ 

reduced reliance on groundwater pumping. 

ÅThe City has and continues to invest in new and updated water 
infrastructure.

ÅqōĊĎŬŲōʀŬ ăëŁëňĄĎĊ ƑëŲĎũ ŦōũŲģōŁĮō ŬŵŦŦōũŲŬ ŲĪĎ ģŵŁŁ ăŵĮŁĊ-out of its 
General Plan area.

Wastewater Collection and Treatment 
The City owns and operates two wastewater treatment facilities which have 
capacity for additional  collection and treatment under each alternative.

Storm Drainage
Prior to the approval of any development, the City will approve the storm 
water drainage system and the developer will be responsible for 
construction of the storm drain system.
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Current City Boundaries & Sphere of Influence

Residents: 219,215
Median Age: 35.1
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What Growth Alternatives Could Look Like
Alternative 1: 
Largest growth expansion 

Alternative 2: 
Medium boundary expansion; 

Alternative 3: 
Smallest boundary expansion; 

Percent Increase of Additional Land in 
Expanded SOI Alternatives

Land Use Designations Alternative 1: Alternative 2: Alternative 3:

Residential 16% 21% 17%

Mixed Use 21% 49% 23%

Regional Commercial 84% 55% 67%

Business Center 122% 33% -6%*

Industrial 46% 20% 8%

Current City Limits Acreage  

Existing SOI Acreage

Alternative 1 Acreage 

Alternative 2 Acreage

Alternative 3 Acreage *Alternative 3 shifts a small portion of land designated as Business Center to residential uses.

45,080

43,600

40,550
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Alternative 1

Acres that would be added to SOI = 13,860
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Alternative 2

Acres that would be added to SOI = 12,380
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Alternative 3 

Acres that would be added to SOI = 9,330
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Growth Alternatives- Financial Impact

Alternative #1 Alternative #2 Alternative #3

Annual General Fund Revenues $137,083,474 $147,099,118 $140,307,960

Annual General Fund Expenditures $102,481,315 $116,112,591 $112,164,076

Net Annual Fiscal Impact $34,602,159 $30,986,527 $28,143,884 

ÅThe City consultant reviewed the three land use alternatives and determined the potential financial revenue each alternative could 
bring, as well as the potential increased expenses.

ÅThe following revenue categories were analyzed:
ÅProperty Tax
ÅVehicle License Fee 
ÅSales Tax
ÅBusiness License Tax
ÅTransient Occupancy Tax
ÅUtility User Tax
ÅFranchise Feeds

ÅIncreased expenses were analyzed by looking at what Departments within the City would need to grow in order to serve the new 
population that the land use alternatives would provide
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Community Feedback 

ÅThe City held three workshops with a total of 108 attendees, and two special workshops for the Wood Colony and Salida MACs’

ÅThe City received 54 emailed comments and held nine follow-up meetings for those who had additional questions.

ÅMajor Themes from comments are below:
ÅSupport for Infill Development and Mixed-Use
ÅSupport for Incentivizing Development, especially Affordable Housing and Workforce Housing
ÅPreservation of Agricultural Land
ÅMore clearly delineate public facilities, schools, and existing parks to showcase complete neighborhoods
ÅOpposition to Residential Development west of Highway 99
ÅOpposition to Sphere Expansion into Wood Colony
ÅConsider renaming the Alternatives to avoid bias
ÅLook at a potential conservation easement on a parcel in the West along 132
ÅNeed to address Traffic Impacts through adequate Public Infrastructure along 99

ÅFour Letters of Support were received focused on Alternative 1 to promote growth of the Sphere of Influence and growth of business in 
Modesto.
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Joint Planning Commission and Council Workshop 
ÅStaff held a Joint Planning Commission and City Council Workshop on March 18, 2026 to review the 

three land use alternatives, outline the community outreach efforts, and present the comments that 
were received prior to the workshop.

ÅAt the workshop, staff received comments from the public who had the following feedback:

Å Landowners who wanted the opportunity to annex in the City in the future and wanted to be included in the 
Sphere of Influence

Å Feedback to ensure staff looked at “complete neighborhoods”

Å Acknowledgement of a need to grow west, with encouragement for healthy and responsible growth that allows 
living wages and stopping people being priced out of their own homes

Å A need to understand the public health impacts and find a balance that improves one of the worst air quality 
basins in the country

Å Recommendation to seek partnerships with the community and find champions within staff and City Council to 
consider and bring projects to communities that have been left behind over the years

Å A need for shovel ready ground and plans in place that allow the development that has been happening in other 
communities
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Joint Planning Commission and Council Workshop 
Following comment from the public, both the Planning Commission and Council provided feedback to 
staff asking that staff evaluate and consider the following items:

Å Review transportation needs on the West area expansion.

Å Look for additional Mixed-Use opportunities. 

Å Find ways to incentivize greater infill development.

Å Finding industrial space to grow is a necessity.

Å Staff should work with the landowners along the SR-132 corridor and the west side who want to be 
included in the SOI.



Modesto 2050 General Plan Update

Joint Planning Commission and Council Workshop 
Following the joint workshop, staff worked on compiling all of the feedback and made the following 
changes Council to adopt as the preferred Alternative:

Å Increase Mixed-Use land designations

Å Removal of an agricultural conservation easement south of SR-132

Å Boundary changes to the west to accommodate an improved transportation and circulation network west 
of SR-99

Å Boundary changes to the west to accommodate property owners who reached out to be added into the 
proposed Sphere of Influence

Å Boundary changes to the north to include Kiernan Avenue (SR-219) and property south of SR-99 to 
accommodate improved access from SR-219 to SR-99

Å Include new land use designations that clearly delineate public facilities, schools and existing parks to more 
accurately represent the existing uses across the City

Å Adjustments to align with existing Specific Plans and proposed developments to ensure compatibility



Modesto 2050 General Plan Update

Proposed Preferred Land Use Alternative Map 
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Proposed Preferred Land Use Alternative Map 

Alternative Land Use Designations

Existing SOI
Alternative 1 - 
Planning Area

Proposed Preferred 
Alternative - Planning 

Area

Proposed Preferred 
Alternative - Change 

from Alternative 1 
(ac)

Proposed Preferred 
Alternative - Change 

from Existing SOI

Low Density Residential (LDR) 21,130 23,320 22,960 -360 1,830 

Medium Density Residential (MDR) 1,020 1,750 1,860 110 840 

High Density Residential (HDR) 470 1,140 870 -270 400 

Mixed Use (MU) 2,140 2,590 4,660 2,070 2,520 

Downtown (D) 710 710 700 0 -10

Neighborhood Commercial (NC) 780 610 540 -70 -240

Regional Commercial (RC) 940 1,730 750 -980 -190

Business Center (BC) 2,490 5,530 6,230 700 3,740 

Industrial (I) 3,780 5,490 5,040 -450 1,260 

Open Space (OS) 2,080 2,010 2,910 900 830 

Public Facility (PF) 190 200 1,440 1,240 1,250 

TOTAL (1) 35,800 45,080 47,970 2,890 12,240 
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Total Build Out

Preferred Alternative Alternative 1

Residential Units 56,570 53,783

Retail, Office, Industrial Space $71.4 million sq. feet 65.1 million sq. ft.
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CEQA
ÅThe CEQA process begins with the selection of the preferred alternative as the proposed project that 

will be analyzed in the Environmental Impact Report (“EIR”).  Once the City selects a proposed project, 
the full CEQA review takes about fifteen (15) months.

ÅThe selection of proposed project does not bind the City to approve the proposed project.  Instead, it is 
the starting point of a process that includes the examination of changes to the proposed project, 
mitigation measures for the proposed project and alternatives to the proposed project.

ÅAt the end of the process, the Council may choose to approve the proposed project, the proposed 
project with modifications, or some alternative to the proposed project.
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CEQA
ÅStaff recommends that the Council select a proposed project that includes the largest amount of land 

that the Council would consider adding to the General Plan area. 

ÅIt is far easier for the City to analyze the environmental impacts of a larger project and ultimately 
approve a smaller project than it is for the City to attempt to add land into the General Plan after CEQA 
review has taken place.

ÅAdding land late in the process would require the City to revise already ongoing or completed 
environmental analyses to include the impacts from additional land, which, in turn, would add delay 
and expense to the process.

ÅConversely, removing land from the proposed project at the end of the process would likely result in 
less environmental impacts than those already analyzed in the EIR and would not require any additional 
CEQA analysis.
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Next Steps

Council direction on 
preferred 

Alternative 

General Plan Policies 
review and update 
and Environmental 

Review

Council approval in 
Summer 2027

LAFCO approval



Modesto 2050 General Plan Update

Questions?
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Staff Recommendation

Motion to select the preferred Land Use Alternative as presented by staff for the 
Comprehensive General Plan Update, in order to evaluate all of the environmental 
impacts, potential mitigation measures and any alternatives.
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