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APPENDIX A: LAND USE DESIGNATIONS AND OVERLAYS 
This appendix lists and provides descriptions for the existing and proposed land use designations and 
overlays that apply to one or more of the land use alternatives. To best accommodate Manteca’s future 
growth, changes to several of the existing designations are proposed. Where changes are proposed, the 
section describes the rationale for and the extent of the modifications. 

Very Low Density Residential (VLDR) 
Applies to Alternatives A, B, and C. No changes are proposed to the Very Low Density Residential 
designation description. 

Description: The Very Low Density Residential designation will provide for residences on larger lots and 
small, quasi-agricultural activities, including raising and boarding livestock. Residential units shall be at 
densities less than two units per acre and be permitted to deviate from standard lot dimensions within 
agricultural areas in order to cluster dwellings together and thereby allow for continued agricultural 
use. The agricultural use areas that remain on the residential parcel shall be subject to an easement 
dedicated to the City that allow continued agricultural use, but prohibits any further non-agricultural 
related development. 

Low Density Residential (LDR) 
Applies to Alternatives A, B, and C. No changes are proposed to the Low Density Residential designation 
description. 

Description: The Low Density Residential designation will establish a mix of dwelling unit types and 
character determined by the individual site and market conditions at densities of 2.1 to 8.0 dwelling 
units per gross acre. The density range allows substantial flexibility in selecting dwelling unit types and 
parcel configurations to suit particular site conditions and housing needs. The type of dwelling units 
anticipated in this density range include small lots and clustered lots as well as conventional large lot 
detached residences. 

Medium Density Residential (MDR) 
Applies to Alternatives A, B, and C. No changes are proposed to the Medium Density Residential designation 
description. 

Description: The Medium Density Residential designation includes single family homes, smaller scale 
multi-family developments, including garden apartments, townhouses, and cluster housing at densities 
of 8.1 to 15 dwelling units per gross acre. The density range will accommodate small-lot single family 
homes that will typically be smaller in size and more affordable to residents. 

High Density Residential (HDR) 
Applies to Alternatives A, B, and C.  Minor changes are proposed to the High Density Residential 
designation’s description to accommodate condominium and townhome developments and to encourage 
connectivity to nearby amenities. 

Description: The High Density Residential designation accommodates multi-family townhome, 
condominium, and apartment style housing at densities of 15.1 to 25 dwelling units per gross acre. The 
multi-family dwelling sites are typically located with direct access to arterial streets. The sites have 
access to the pedestrian and bikeway network along the street corridor and are located along the 
conceptual route of a public transportation shuttle route. Sites should be located near a neighborhood 
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park, a neighborhood commercial center, or jobs centers and should provide pedestrian and bicycle 
connections to these amenities and services. 

Commercial Mixed Use (CMU) 
Applies to Alternatives A, B, and C.  For Alternative B, the project team proposes modifying the Commercial 
Mixed Use designation description to better accommodate its two current applications – the 
redevelopment of mostly small grayfield sites along Main Street, Yosemite Avenue, and other existing 
commercial corridors, and development of greenfield sites located within growth areas around the City’s 
periphery. This would be accomplished by providing a brief, general description of the designation and 
policies that address the specific characteristics of both mixed-use development patterns. 

Alternative A and C Description: The Commercial Mixed Use designation will accommodate a variety of 
purposes including high density residential, employment centers, retail commercial, and professional 
offices. Development is allowed at a maximum floor area ratio (FAR) of 1.0; the maximum site coverage 
is 50%.   

The mixed use concept would integrate a mix of compatible uses on a single site that include sales, 
services and activities which residents may need on a daily basis. With pedestrian access, these sites 
will enable residents to walk or bike for many local trips, instead of driving for convenience trips. 

The sites may be integrated vertically with mixed uses above one another, such as residential or office 
uses over a commercial use. Sites may also be mixed horizontally with the uses side-by-side, but linked 
together through common walkways, plazas and parking areas. In-fill sites in the existing urban area, 
particularly along the Main Street, Airport Way and Yosemite Avenue corridors may be developed 
entirely as multi-family residential projects. Sites developed primarily as residential may also include 
office and retail components. The Commercial Mixed-Use designation may also be applied to smaller 
parcels within neighborhoods. These small parcels accommodate a variety of uses, but on a smaller, 
less intense scale that is compatible with the adjacent residential uses. 

The residential component of any Commercial Mixed-Use development shall provide dwellings at 
densities of 15.1 to 25 units per acre. The residential component shall be considered to be that portion 
of a site or plan area allocated exclusively to residential use, net of any commercial or office use. 

Commercial Mixed Use developments in the new urbanizing areas of the city may also develop 
primarily as multi-family residential, but are also intended to provide a commercial and office 
component designed to serve the surrounding neighborhood. In new urbanizing areas the mixed-use 
concept would accommodate approximately 35% of the land area allocated to High-Density Residential 
use, however, individual sites may be permitted to have significantly higher percentages of residential. 

The characteristics of the CMU developments will distinguish them from conventional neighborhood 
commercial or office development.  

• The CMU developments will be truly mixed use. There will be a strong relationship between the 
different land uses so that pedestrian access is convenient and there is a clear common design 
theme. 

• The CMU developments will include space for community activities within the center or on an 
adjacent park. It is intended that the park and neighborhood commercial center together form a 
neighborhood gathering place for recreation and socializing much as does a small town square. 
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• Where required, detention facilities will be designed as an amenity within the CMU site 
landscaping, and may also provide recreation opportunities. 

• CMU developments will include public facilities where feasible, such as a post office, library, fire 
station, or satellite government office. 

• CMU developments may also include neighborhood work centers that provide space for private 
offices that use telecommunications services such that telecommuters and other residents in the 
neighborhood may work near their homes. 

• CMU developments will have a shared parking program with the objective of reducing the 
parking required for each individual use. 

Alternative B Description: The Commercial Mixed-Use Designation is intended for the mixture of retail 
and service commercial, office, and multiple-family residential uses that are mutually compatible 
through high-quality, innovative site design. The designation also provides for public/quasi-public uses, 
parks and urban open spaces, and similar and compatible uses.  Under this alternative, projects must 
include a minimum 0.2 FAR and a maximum 1.0 FAR for commercial and office uses. Residential uses 
are allowed at a base density of 15.1 units per acre.  An additional one residential unit per acre, up to 
a maximum density of 28 units per acre, is allowed for each additional 1,000 square foot of commercial 
use proposed per acre beyond the minimum 0.15 FAR. 

Downtown (DW) 
Applies to Alternatives A and B. The project team proposes including a new Downtown designation to 
address Manteca’s historic core area’s unique urban form and development characteristics. This will afford 
the City with the increased ability to provide separate land use, character, and circulation-related policies 
for the Central Business District, and as an additional option, the surrounding residential neighborhoods 
and commercial districts. The designation may function as a singular designation for the downtown or in 
conjunction with the Downtown Overlay described below. 

Alternative A and B Description: The Downtown Designation is intended for the mixture of retail and service 
commercial, office, and/or multiple-family residential uses that are intended to preserve and enhance the 
historic character of the historic core area/Central Business District.  Preferred residential uses include 
condominiums and townhomes and high-quality second and third floor apartment uses.  Short-term rentals 
are not allowed in this designation, unless developed as part of a hotel. Multi-family residential uses are 
required to be permanent dwellings The designation also provides for public/quasi-public uses, parks and 
urban open spaces, and similar and compatible uses. Development is allowed at 15.1 to 30 residential 
dwelling units per gross acre, a maximum FAR of 1.5; and maximum site coverage of 75%. 

Business Industrial Park (BIP) 
Applies to Alternatives A, B, and C. No changes are proposed to the Business Industrial Park designation 
description. 

Description: The Business Industrial Park designation is intended to provide sites for large uses in an 
office park environment that would include multi-tenant buildings. Business parks of this nature are 
well suited for research and development facilities and also provide an attractive business environment 
for unrelated businesses. Development is allowed at a maximum FAR of 1.0 and maximum site coverage 
of 50%. Typical uses permitted within the Business Industrial Park land use include: 
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• administrative and general office 
• corporate or regional headquarters 
• research and development facilities 
• medical offices 
• professional services such as attorneys, accountants and insurance 
• light industrial, including manufacturing and assembly 

Warehouse, storage and distribution shall be for the purpose of supporting the industrial uses and shall 
be limited to not more than 20% of the total land area in any Business-Industrial Park use. Commercial 
storage facilities (mini-storage) that are compatible with the landscape and building design standards 
for the business park will be permitted. All outdoor storage shall be screened so to not be visible from 
any public street or highway. 

The business industrial park designation also permits a limited amount of service commercial and retail 
activities provided for the convenience of the employees within the area. The goal is to provide a mix 
of basic services in close proximity to employees to reduce daily convenience trips. Typical service uses 
include restaurants, banks, day care, and personal services, such as hair care and shoe repair, specialty 
retail, and similar uses. Such uses may not account for more than 10% of the total gross floor area 
allowed for the individual parcels. Convenience services within the business-professional land use 
should be distributed within the area to be easily accessible by employees. These uses should generally 
be located within the building complexes and not as freestanding structures. 

The Business Industrial Park uses shall incorporate common amenities, detention facilities incorporated 
into the landscaping, and pedestrian connectivity. 

Business Professional (BP) 
Applies to Alternatives A, B, and C. No changes are proposed to the Business Professional designation 
description. 

Description: The Business Professional land use is intended primarily for office and related uses in a 
landscaped site. The use category is specifically intended for the frontage along SR 120, and along other 
major roads and in the Central Business District to provide an attractive, landscaped setting for one, two, 
and three-story office buildings. Development is allowed at a maximum FAR of 1.5 and maximum site 
coverage of 50%.  This designation provides for professional and administrative offices, medical and dental 
clinics, laboratories, financial institutions, public and quasi-public uses, and similar and compatible uses. 

Neighborhood Commercial (NC) 
Applies to Alternatives A, B, and C. For Alternatives A and B, this designation would be modified to 
accommodate smaller scale, neighborhood-serving commercial uses. To provide a sense of scale, this 
would include neighborhood markets, but exclude large grocery stores and the commercial centers that 
often accompany them. 

Alternative A and B Description: This designation provides for neighborhood-serving retail and service 
uses, offices, restaurants, and service stations, public and quasi-public uses, and similar and compatible 
uses.  Development is permitted at a maximum 2.0 FAR in the Central Business District and 0.6 elsewhere 
and a maximum site coverage of 50%.  

Alternative C Description: This designation provides for locally oriented retail and service uses, offices, 
restaurants, and service stations, public and quasi-public uses and similar and compatible uses. The mix 
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of uses anticipated in these centers includes supermarket/drug store configuration including associated 
smaller retail stores and services. Pad sites will provide restaurant and service station opportunities. 
Development is permitted at a maximum 2.0 FAR in the Central Business District and 0.6 elsewhere 

General Commercial (GC) 
Applies to Alternatives A, B, and C. For Alternatives A and B, this designation would be modified to 
accommodate larger, community-serving commercial, public/quasi-public, and associated uses, along with 
auto-serving and heavy commercial uses. A range of common uses envisioned within the designation 
include grocery stores and the commercial centers that often accompany them, auto dealerships and repair 
facilities, and lumber yards. 

Alternative A and B Description: The General Commercial designation provides for community-serving, 
auto-serving, and heavy commercial uses; wholesale; warehousing; public and quasi-public uses; and 
similar and compatible uses. The designation is also intended to accommodate commercial recreation 
and public gathering facilities, such as amphitheaters, or public gardens.  Development is permitted at 
a maximum FAR of 0.6 and maximum site coverage of 40%.  

Alternative C Description: The General Commercial designation provides for wholesale, warehousing, 
and heavy commercial uses, highway-oriented commercial retail, public and quasi-public uses, and 
similar and compatible uses. The designation is also intended to accommodate visitor commercial, 
lodging, commercial recreation and public gathering facilities, such as amphitheaters, or public 
gardens. Development is permitted at a maximum FAR of 0.6 and maximum site coverage of 40%. 

Regional Commercial (RC) 
Applies to Alternatives A and B. To provide the City with increased specificity over the regulation and 
location of commercial uses, the Regional Commercial designation is added to Alternatives A and B to 
accommodate large, region-serving, highway-oriented, and/or visitor commercial, public/quasi-public, and 
associated uses.  

Description: The Regional Commercial designation provides for regional-serving, highway-oriented 
visitor commercial and lodging, and auto-serving commercial, public and quasi-public uses, and similar 
and compatible uses. The designation is also intended to accommodate commercial recreation and 
public gathering facilities, such as amphitheaters, or public gardens.  This designation is generally 
intended to apply to large parcels and consolidated commercial sites located around highway 
interchanges. Development is permitted at a maximum FAR 0.6 with maximum site coverage of 40%. 

Light Industrial (LI) 
Applies to Alternatives A, B, and C.  No changes are proposed to the Light Industrial designation description. 

Description: The Light Industrial designation provides for industrial parks, warehouses, distribution 
centers, light manufacturing, public and quasi-public uses and similar and compatible uses. 
Development is allowed at a maximum FAR of 0.7 with a maximum site coverage of 60%. 

Heavy Industrial (HI) 
Applies to Alternatives A, B, and C.  No changes are proposed to the Heavy Industrial designation 
description. 
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Description: This 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. Development is allowed at a maximum FAR of 0.5 with a maximum site coverage of 
40%. 

Industrial (I) 
Applies to Alternatives A, B, and C.  For Alternative A, the Light Industrial and Heavy Industrial designations 
would be replaced with the proposed Industrial designation. This approach will provide business and 
property owners with greater flexibility in the development of industrial projects. To ensure that projects 
proposed on Industrial-designated parcels are compatible with surrounding uses, this designation will 
require development to conform with performance standards located in the Zoning Code. 

Description: This designation provides for manufacturing, processing, assembling, research, wholesale, 
and storage uses, trucking terminals, railroad and freight stations, industrial parks, warehouses, 
distribution centers, light manufacturing, public and quasi-public uses and similar and compatible uses. 
Uses that are incompatible with residential uses due to noise, vibration, or other characteristics are not 
permitted in locations that may impact existing or future residential development. Development is 
allowed at a maximum FAR of 0.7 with a maximum site coverage of 60% and may be further limited by 
district-specific standards in the Zoning Code. 

Agricultural Industrial (AI) 
Applies to Alternatives A, B, and C. This designation is added to Alternatives A and B to differentiate 
between traditional agricultural uses, such as the cultivation of crops and raising of livestock, and more 
intense uses that include the processing of crops and livestock, the project team proposes including the 
Agricultural Industrial designation. 

Description: This designation provides for limited industrial uses directly related to agriculture, and 
similar and compatible uses.  Development is allowed at a maximum FAR of 0.4 with a maximum site 
coverage of 40%. 

Agriculture (AG) 
Applies to Alternatives A, B, and C. For Alternatives A and B, the the Agriculture designation description is 
modified to limit industrial uses to those directly related to the agricultural use of the property and to 
specify a maximum FAR and site coverage. 

Alternative A and B Description: This designation provides for agricultural uses (such as vineyards, 
orchards, and row crops), single family homes directly related to the agricultural use of the property, 
limited industrial uses directly related to the agricultural use of the property, and similar and 
compatible uses.  Development is allowed at a maximum FAR of 0.2 with a maximum site coverage of 
20%. 

Alternative C Description: This designation provides for agricultural uses (such as vineyards, orchards, 
and row crops), single family homes directly related to the agricultural use of the property, limited 
industrial uses directly related to agriculture, and similar and compatible uses. 

Open Space (OS) 
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Applies to Alternatives A, B, and C. Minimal changes to the Open Space designation are provided to specify 
the maximum FAR and site coverage.  

Description: The Open Space category encompasses habitat, open space, natural areas, lands of special 
status species, wetlands and riparian areas. These areas are set aside as permanent open space 
preserves to protect environmentally sensitive areas.  Development is limited to improvements, such 
as parking, restrooms, and walkways, etc., to provide for public access to open space and educational 
facilities, such as learning centers or space for hosted talks and tours of the open space. Development 
is allowed at a maximum FAR of 0.05 with a maximum site coverage of 5%. 

Park (P) 
Applies to Alternatives A, B, and C. No changes are proposed to the Park designation description. 

Description: This designation provides for neighborhood, community and regional parks, golf courses, 
and other outdoor recreational facilities within urban development. Specific uses include public 
recreation sites, including ball fields, tot lots and play apparatus, adult softball and soccer playing fields, 
swimming pools, community center buildings, meeting facilities, libraries, art centers, after school care 
facilities, art in public places, facilities for night-time recreation, trails benches, interpretive markers, 
picnic areas, barbecue facilities, landscaping, irrigation, city wells, trees and natural habitat areas. 
Development is allowed at a maximum FAR of 0.2 with a maximum site coverage of 20%. 

Public/Quasi-Public (PQP) 
Applies to Alternatives A, B, and C. Under Alternatives A and B, this designation would be expanded to allow 
commercial recreation uses that serve a public purpose. 

Alternatives A and B Description: This designation provides for government owned facilities, public and 
private schools, institutions, civic uses and public utilities, and quasi-public uses such as hospitals and 
churches. This designation also allows commercial recreation uses, including public and private parks, 
recreation fields, lifestyle centers that include upscale specialty stores with dining and entertainment 
in an outdoor setting, and other community- and visitor-oriented recreation, provided that the project 
includes a component that provides a significant public benefit to the community.  Development is 
allowed at a maximum FAR of 0.5 with a maximum site coverage of 50%. 

Alternative C Description: This designation provides for government owned facilities, public and private 
schools, institutions, civic uses and public utilities, and quasi-public uses such as hospitals and churches. 

Urban Reserve Overlay 
Applies to Alternatives A, B, and C.  To discourage leapfrog-style development, the project team proposes 
modifying the application of the Urban Reserve Overlay on Alternatives A and B to primarily coincide with 
the Agricultural and Very Low Density Residential designated parcels. In select locations, the overlay may 
also be applied to the Low Density Residential designated parcels. To simplify the overlay’s application on 
the two alternatives, the overlay will be portrayed as a single overlay designation, rather than a unique 
designation for each associated underlying land use designation. 

Alternatives A and B Description: The Urban Reserve Overlay applies to select properties around the 
perimeter of the City, both within city limits and beyond in the Sphere of Influence, where the City 
intends expand its urbanized development pattern in the time horizon beyond the current General 
Plan. The overlay accompanies an underlying Agricultural, Very Low Density Residential, or Low Density 
Residential land use designation. 
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Alternative C Description: Urban Reserve is applied to many properties around the perimeter of the 
City. In most instances the Urban Reserve category overlies another land use category. In these 
instances, the underlying land use is the intended use when the land is ultimately annexed to the City. 
Urban Reserve with no underlying land use indicates that the City intends to expand in the time horizon 
beyond the current General Plan and that it is premature to indicate a specific future land use in this 
area. Urban Reserve is shown on the Land Use Map to the north and east of the proposed growth areas. 

Downtown Overlay 
Applies to Alternative B. As a possible option for regulating development within the historic residential 
neighborhoods adjacent to the Central Business District, along with the expansion of the downtown into 
the surrounding commercial districts, the project team proposes including the new Downtown Overlay on 
Alternative B. This approach, functioning in association with the designation of Downtown on parcels 
comprising the Central Business District, will allow the City to maintain the existing residential, commercial, 
and mixed-use designations on the associated parcels, while providing policy direction that encourages the 
areas to appear and function as part of the downtown area. 

Alternative B Description: The Downtown Overlay applies to residential and commercial-designated 
parcels surrounding the Downtown-designated Central Business District where the City where mixed-
use development, in the pattern of the Downtown designation, is allowed. The overlay balances 
existing residential and commercial uses with future mixed-use development. The overlay allows for 
single and multiple-family housing, shops, restaurants, services, professional offices, and similar and 
compatible uses. 

 


