
City of Manteca Planning Commission  

STAFF REPORT                           ITEM 6.1 
 
  

MEETING DATE: March 26, 2019 
APPLICATION NO: General Plan Update 
REQUEST:  Recommendation and Request for Direction to Staff on 

 Preferred Land Use Map 

 
LOCATION: Citywide 

APPLICANT: City of Manteca 

PROPERTY OWNER: Various 

ZONING: All 
GENERAL PLAN: All 
CEQA STATUS: Not Applicable; Request for Direction Only 

 
PROJECT DESCRIPTION: The matter before the Planning Commission is to recommend to the 
City Council a preferred General Plan Land Use Element, Land Use Map. The Land Use 
Element Land Use Map has been developed and reviewed by the General Plan Advisory 
Committee (GPAC) over the course of 14 GPAC meetings. The GPAC recommended approval 
of the Land Use Map to the Planning Commission on February 4, 2019. The GPAC identified 
subsequent recommendations at its March 4, 2019, meeting. At that meeting there were 
requests by property owners for additional Land Use Map changes. Noteworthy is that as 
originally advertised, Land Use Map Change Requests by property owners were due on June 
30, 2017. 
SITE DESCRIPTION: The General Plan Update project includes lands within the City, Sphere 
of Influence, and Planning Area as shown in Figures LU-1, Planning Area, and LU-2, Land Use 
Map, of Attachment 2. 
BACKGROUND: The GPAC process included a thorough review and fine-tuning of the Land 
Use Map to meet a wide array of projected residential, commercial, industrial, and recreational 
land uses throughout the city. One of the key steps in this process was providing property 
owners with an opportunity to request changes to the existing land use designations for their 
respective parcels. The focus was on comprehensive community planning – consistent with the 
goals and policies developed during the visioning process – rather than individual development 
projects. 
The General Plan Update consultant team, City staff, and the GPAC evaluated all Land Use 
Map change requests according to the information that was provided by property owners. The 
GPAC reviewed each request received and determined whether the change should be included 
on the Preferred Draft Land Use Map. The GPAC made a good faith effort to accommodate all 
land use change requests. Requests that were received in a timely manner and recommended 
by the GPAC were shown on the draft Land Use Map presented for review at a community 
meeting on March 14, 2019. Comments received at this meeting as well as comments received 
too late for GPAC consideration are presented so that the Planning Commission may consider 
these requests in making a recommendation to the City Council on further direction to City staff. 
Upon a recommendation from the Planning Commission, the City Council will provide direction 
to City staff regarding the land use map to be included in the General Plan Update, which is 
considered a  
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“Project” under CEQA. The Draft General Plan and Land Use Map will be further evaluated in 
an anticipated Program Environmental Impact Report.  Land Use Map changes may also result 
depending on the analysis performed in the Program Environmental Impact Report that will be 
prepared for the General Plan Update. 
ANALYSIS: 
The GPAC Preferred Land Use Map, with revisions recommended by the GPAC at its February 
4, 2019 meeting, is included as Figure LU-2 in Attachment 2. It is noted that the Planning 
Commission is not being requested to make a recommendation for direction to staff on the draft 
Land Use Element, but rather focus its review on the Land Use Map. However, the entire GPAC 
Review Draft Land Use Element is provided in order to give the Planning Commission context 
regarding the land use designations and policy direction associated with the Land Use Map. 
Attachment 3 provides a comparison between the total acreages by land use designation for the 
current adopted General Plan Land Use Map and for the GPAC Preferred Land Use Map 
(February 2019 version). The version reflects changes recommended by the GPAC over the 
course of its review of the Land Use Alternatives Report, consideration of public input, and 
consideration of existing and desired land uses in December 2018 and January and February 
2019. 
As reflected in the GPAC Review Draft Land Use Element included in Attachment 2, the GPAC 
Preferred Land Use Map introduces two new land use designations, Downtown and Agricultural-
Industrial, and would revise the existing commercial and industrial designations. The Downtown 
designation is intended to encourage revitalization and expansion of the City’s historic 
downtown core and Central Business District, as described below. The Agricultural-Industrial 
designation is applied to locations where intensive industrial uses, including processing and 
warehousing, are anticipated to be the primary use. The Commercial designation represents the 
combining of the former Neighborhood Commercial and General Commercial designations into 
a single land use designation in order to simplify and encourage commercial uses. Similarly, the 
Light Industrial and Heavy Industrial designations were combined into a single designation in 
order to broadly encourage industrial and employment-generating uses. The Commercial Mixed 
Use designation was simplified and, while the designation continues to encourage a mix of 
uses, the designation no longer requires a mix of uses but provides for flexibility in the 
development of commercial and/or high density residential uses. 
Some of the key features of the GPAC Preferred Land Use Map are described below. 

Downtown: The map applies a new Downtown land use designation to the City’s 
historic downtown core and central business district. This designation is intended to 
provide for a range of community-serving uses, such as restaurants and retail, offices, 
and services, and provide for townhomes, condominiums, and other permanent 
residential uses. This designation accommodates a range of uses to revitalize and 
enliven the Downtown, with the intent of increasing the resident population in the 
Downtown to attract and support additional retail, restaurant, and service uses and to 
increase interest and investment in improving the Downtown. 
Main Street and Yosemite Avenue Corridors: The new Commercial designation has 
been applied along the Main Street and Yosemite Avenue corridors to encourage an 
increase in community-serving commercial uses and encourage infill development. This 
designation has been broadly applied at the Lathrop Road/Highway 99 and Yosemite 
Avenue/Highway 99 interchanges in order to encourage regional and visitor-serving 
commercial uses at these locations. 
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Northwest Area: In the northwest area of the Planning Area, generally north of the 
City’s current boundary from the City’s western boundary to Highway 99, the map has 
been revised to include a mixture of residential and employment-generating uses. The 
area generally north of the Del Webb Woodbridge community and Union Ranch 
communities is planned for an extension of Low Density Residential Uses and 
anticipates an extension of Roth Road to the east and would also include Commercial 
Mixed Use and High Density Residential uses east of the Roth Road/Airport Way 
intersection. The northwest area would also include Business Industrial Park uses to the 
north of the Roth Road extension. North of the CenterPoint development, extension of 
Industrial and Business Industrial Park uses is anticipated. The new Agricultural-
Industrial designation is applied to the portion of Delicato Family Winery where wine 
tasting, processing, packaging, and warehouse facilities are located and is also applied 
to the area northeast of the San Joaquin River. 
Northeast Area: In the northeast portion of the Planning Area, which is the area north of 
the City’s current boundary going from Highway 99 to the west to the eastern edge of the 
Planning Area, the map has been revised to include a new employment center. The 
employment center would be located southeast of French Camp Road and Highway 99 
and would include Industrial and Business Industrial Park uses. 
Southwest Area: In the area west of Highway 99 and south of Highway 120, 
Commercial Mixed Use, High Density Residential, and Medium Density Residential 
designations have been applied along Atherton Road, Union Road, and South Main 
Street to provide additional community- and regional-serving commercial uses while also 
increasing opportunities for workforce housing. The map provides for Low Density 
Residential uses and also reflects the allocation of land for flood prevention in the 
southwestern-most portion of this area. 
Southeast Area: In the area located east of Highway 99, from along Yosemite Avenue 
to the southern border of the Planning Area, the map provides for an expansion of Low 
Density Residential Uses near Austin Road/Highway 99 and also provides for continued 
Industrial and Public/Quasi-public uses, particularly in the area along Yosemite Avenue 
east of Austin Road. 
Policy Areas: Policy Areas have been identified in three locations. The use of the Policy 
Area at the Villa Ticino and Austin Road Business Park and Residential Community 
Master Plan locations provides for the application of new land use designations in these 
areas while continuing to allow entitled uses to proceed under the former land use 
designations (see Figures LU-4 and LU-5 in Attachment 2). The Policy Area (Figure LU-
6 in Attachment 2) applied along Yosemite Avenue west of Airport Way and south of 
Yosemite Avenue along Airport Way provides for a mixture of Commercial Mixed Use, 
Commercial, and Business Professional Uses  and are intended to intensify the area in 
support of development associated with the Family Entertainment Zone and the Kaiser 
Permanente campus. 

The GPAC Preferred Land Use Map has been made available for public review and comment. 
The City notified the public, via the City website, the General Plan Update website, and the 
General Plan Update notification list, as well as posting announcements on the City’s Facebook 
and NextDoor pages, of the availability GPAC Preferred Land Use Map for review, including 
opportunities for public comment at the March 14, 2019, Community Open House and through 
an interactive, online survey. 
Community input on the GPAC Preferred Land Use Map is included as Attachment 5. The 
attachment includes responses to the community survey regarding the map and a written  
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comment regarding the map that was submitted at the Open House. It is noted that the majority 
of survey respondents agreed with the proposed land use map changes, although a variety of 
comments were made regarding the approach to the downtown, amount and type of residential 
growth, approach to commercial and employment-generating uses, the need for commercial 
and community-serving uses, providing for on-going agricultural uses, and addressing flood 
control. 
Following the GPAC’s recommendation regarding the land use map in February 2019, the 
GPAC considered additional public comments at its March 4, 2019, meeting. These changes 
are not reflected on the GPAC Preferred Land Use Map included as Figure LU-2 in Attachment 
2, but are shown on Attachment 4. These additional recommendations include: 

1) Area to the north, south, and west of Fisk Road, which is located in the area north of 
Roth Road and east of Airport Way: Several property owners requested that their 
parcels be changed from Low Density Residential to Industrial. In reviewing this area, 
the GPAC recommended that the entire area be changed from a mixture of Low Density 
Residential, Mixed Use Commercial, and Commercial to Industrial. 

2) In the area east of the Airport Way/Roth Road intersection, the GPAC recommended 
that additional areas be designated High Density Residential and Medium Density 
Residential. 

3) In the area north of Yosemite Ave, east of Spreckels Ave and west of Mylnar Ave, the 
GPAC recommended that lands initially recommended for Commercial Mixed Use be 
changed to reflect a recommendation for High Density Residential, in response to a 
request from the property owner. 

4) 915 and 899 W. Lathrop Rd: the GPAC recommended that the parcels be changed from 
Low Density Residential to High Density Residential, based on a request from the 
property owners. Note: The request and GPAC recommendation were for two of the 
three parcels in this location. Staff recommends also including the third parcel, located at 
883 W. Lathrop Road to provide opportunities for more comprehensive planning in this 
area and not create a lone parcel designated for Low Density Residential; this 
recommendation is reflected in Attachment 4. 

An additional request was made by Steve Herum, on behalf of the Delicato Family Vineyards, to 
designate the lands located south and west of the Delicato property as an Industrial, Business 
Industrial Park, or other non-residential use. The GPAC recommended maintaining the Low 
Density Residential designation in this area, noting that the GPAC-recommended Land Use 
Element includes policies and measures to address land use conflicts, including use of buffers 
and land use transitions between residential as well as other sensitive uses and more intensive 
land uses, such as industrial and agricultural-industrial (see Policies LU-3.9, LU-5.4, LU-9.2 and 
Implementation Measures LU-3a, LU-3c, LU-5d, and LU-9a in Attachment 2). 
General Plan Consistency and Code Compliance: 
The currently adopted Administration and Implementation Element of the General Plan provides 
that: 
“To ensure that the General Plan is true to the original vision and principles it should be 
reviewed at regular intervals of approximately five years. Periodic adjustments to the General 
Plan may occur from time to time, as development opportunities emerge.” 
The current General Plan was adopted on October 6, 2003 with updates to the Circulation 
Element on April 5, 2011; Air Quality Element on October 15, 2013; and Safety Element on  





 
 

City of Manteca 
 

PLANNING COMMISSION RESOLUTION NO. 1516 
 

A RESOULTION OF THE PLANNING COMMISSION OF THE CITY OF 
MANTECA ACCEPTING THE RECOMMENDATION FROM THE GENERAL 
PLAN ADVISORY COMMITTEE REGARDING A PREFERRED LAND USE 
ELEMENT, LAND USE MAP AND FORWARDING A FAVORABLE 
RECOMMENDATION OF SAID MAP TO THE CITY COUNCIL WITH A 
REQUEST TO PROVIDE DIRECTION TO CITY STAFF REGARDING THE MAP 
TO BE ANALYZED BY A PROGRAM ENVIRONMENTAL IMPACT REPORT 
PURSUANT TO THE CALIFORNIA ENVIRONMENTAL QUALITY ACT. 

 
 WHEREAS, the City maintains a General Plan which is a long range, comprehensive 
document guiding the City’s growth and development while addressing major issues which 
affect the community such as transportation, housing, land use, growth, open space, safety, and 
noise; and 
 
 WHEREAS, the General Plan may include charts, drawings, diagrams, schedules and 
reports, including those addressing current and future planning and growth challenges that may 
affect the City as a whole; and 
 
 WHEREAS, the General Plan includes all mandatory elements required by State law, 
along with the following optional elements:  Community Design, Economic Development, Public 
Facilities and Services, and Administration and Implementation Elements; and 
 
 WHEREAS, the current General Plan was adopted on October 6, 2003, with updates to 
the Circulation Element adopted April 5, 2011; Air Quality Element adopted October 15, 2013; 
and Safety Element adopted December 17, 2013; and 
 
 WHEREAS, the Administration and Implementation Element states that, “To ensure that 
the General Plan is true to the original vision and principles it should be reviewed at regular 
intervals of approximately five years;” and 
 
 WHEREAS, the City recognized the need for, approved and budgeted an update to the 
General Plan in FY15/16 with Capital Improvement Program (CIP) Project 16023; and 
 
 WHEREAS, the General Plan Update Scope of Work that was approved by the City 
Council for the CIP project included the formation of the General Plan Advisory Committee 
(GPAC); and 
 
 WHEREAS, in order to ensure transparency and resident involvement, the City 
established a Council-appointed General Plan Advisory Committee (GPAC) to assist in the 
planning process; and  
 
 WHEREAS, the members of the GPAC served diligently in connection with the General 
Plan Update: (1) to ensure alignment with the Manteca City Council (“City Council”) 
expectations; and (2) for consideration of matters related to the General Plan Update ; and  
 



 WHEREAS, the GPAC served as a recommending body to ensure findings, 
recommendations, and strategies are in alignment with the overarching goals and vision of the 
City Council and reflect community input; and 
 
 WHEREAS, the GPAC conducted an extensive public outreach process for the General 
Plan Update to gain an understanding of the needs, desires, and concerns of the community 
over the span of 14 public meetings; and 
 
 WHEREAS, the GPAC drafted and approved a preferred Land Use Element, Land Use 
Map, the purpose of which is to serve as the preferred project for further analysis subject to the 
study and evaluation afforded within a Program Environmental Impact Report pursuant to 
Section 15168 of the California Environmental Quality Act Guidelines; and 
 
 WHEREAS, the GPAC recommends the Land Use Element, Land Use Map to the 
Planning Commission and recommends said map for consideration and favorable 
recommendation to the City Council; and 
 
 WHEREAS, the recommendation and request for direction to City staff on the preferred 
Land Use Element, Land Use Map to be studied and evaluated pursuant to the provisions of the 
California Environmental Quality Act (CEQA) within a Program Environmental Impact Report is 
a preliminary step only in the full CEQA process that applies to the General Plan Update;   
  
 NOW, THEREFORE, BE IT RESOLVED AND ORDERED that the Manteca Planning 
Commission recognizes the appropriateness of the GPAC Recommended Land Use Element, 
Land Use Map (please see Exhibit “A”) in accordance with the Administration and 
Implementation Element of the adopted General Plan, as development of the Map reflects input 
of the community as identified during the 2017 Visioning process, and further recommends said 
Map to the City Council, with a request that the City Council direct City staff to further analyze, 
study, and evaluate said Map within a Program Environmental Impact Report pursuant to 
CEQA. 
 

I hereby certify that Resolution No. 1516 was passed and adopted by the Planning Commission 
of the City of Manteca on March 26, 2019: 
 
 
 
 
 
             
Leonard Smith, Chairman      Date 
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2. Land Use 

Ensuring that Manteca has sufficient capacity to support a 
diverse mix of land uses is essential to the community’s ability 
to thrive and be sustainable over time. As population growth 
continues, this Land Use Element will guide where growth and 
development will occur in the City and how to accommodate 
land uses to respond to the community’s changing needs, all 
without compromising the integrity of the City’s family-
oriented atmosphere and community values. 

The goals, policies, and measures in this element address the 
proposed general distribution and general location and extent 
of the uses of the land for housing, business, industry, 
education, public buildings and grounds, waste disposal, and 
open space, including agriculture, natural resources, 
recreation, scenic areas, and greenways.  

Areas subject to flooding are addressed in the Safety Element 
and open space lands are addressed in the Resource 
Conservation Element.  

Topics identified by State law that are not relevant to Manteca 
include military land use compatibility and timberland preserve 
zone lands. 

The Planning Area is the geographic area for which the 
General Plan provides a framework for long-term plans for 
growth, resource conservation, and continued agricultural 
activity.  State law requires the General Plan to include all 
territory within Manteca’s incorporated area as well as "any 
land outside its boundaries which in the planning agency's 
judgment bears relation to its planning" (California 
Government Code Section 65300). The Planning Area for the 
Manteca General Plan includes the entire city limits 
(approximately 13,388 acres), the City’s Sphere of Influence (approximately 
7,022 acres), and approximately 7,099 acres of land outside the City limits 
and SOI, as shown in Figure LU-1. 

Background information regarding land use and development conditions 
in Manteca is presented in Chapter 2 of the General Plan Update Existing 
Conditions Report and information regarding existing conditions related 
to environmental justice is presented in Chapter 6 of the GPU Existing 
Conditions Report.  
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2. Land Use 

2-3 GPAC Review Draft 

Land Use Map 
Goal LU-1  
Maintain a land use plan that provides a mix and distribution of 
uses that meet the identified needs of the community. 

Policies 
LU-1.1 Maintain an adequate supply of land to support projected housing, 

employment, service, retail, educational, and institutional needs for 
the community. 

LU-1.2 Promote land use compatibility through use restrictions, 
development standards, environmental review, and design 
considerations. 

LU-1.3 Ensure consistency between the Land Use Map and implementing 
plans, ordinances, and regulations. 

LU-1.4  Assign the land use designations throughout the City and to 
parcels within the Planning Area, as included in this element and 
shown in the Land Use Map (Figure LU-2). 

Implementation 
LU-1a As part of the annual report on the implementation of the General 

Plan to the Planning Commission and City Council, provide an 
evaluation of the year's development trends, current land supply, 
and the ability of infrastructure and public services to meet future 
needs. 

LU-1b Regularly review and revise, as necessary, the Zoning Ordinance to 
accomplish the following purposes: 

• Ensure consistency with the General Plan in terms of zoning 
districts and development standards; 

• Provide for a Downtown zone that permits the vibrant mixing 
of residential, commercial, office, business-professional, and 
institutional uses within the Central Business District; 

• Ensure adequate buffers and transitions are required between 
intensive uses, such as industrial and agricultural industrial, 
and sensitive receptors, including residential uses and 
schools; and 

• Provide for an Agricultural Industrial zone that accommodates 
the processing of crops and livestock. 

• Ensure that land use requirements meet actual demand and 
needs over time as technology, social expectations, and 
business practices change. 
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LU-1c Conduct a General Plan review in conjunction with adoption of 
policy and regulatory documents to ensure consistency with the 
Land Use Map. 

Land Use Concepts 
The	Land	Use	Designations	in	this	General	Plan	specify	the	type	of	allowed	uses	associated	with	each	designation	and	
the	allowed	range	of	development	intensity,	expressed	in	density	or	floor	area	ratio.		Zoning,	specific	plans,	and	
individual	development	projects	must	be	consistent	with	the	intensities	allowed	under	the	General	Plan.	Land	use	
concepts,	including	density,	floor	area	ratio,	and	net	versus	gross	acreage,	are	described	below.	

Density.		Density	refers	to	the	intensity	of	residential	uses	in	terms	of	a	range,	from	a	minimum	to	a	maximum,	of	
dwelling	units	per	gross	acre.		Various	building	configurations	representing	different	densities	are	shown	below.		

	

Floor	Area	Ratio.		Floor	area	ratio,	referred	to	as	FAR,	is	used	to	express	the	building	intensity	for	non-residential	
uses,	such	as	commercial,	industrial,	community	facilities,	and	the	non-residential	component	of	mixed	use	projects.		
FAR	refers	to	the	ratio	of	the	total	floor	area	of	a	building	or	buildings	on	a	site,	excluding	parking	structures	and	
outdoor	storage	areas,	to	the	lot	area	of	the	site.		

	



2. Land Use 

2-5 GPAC Review Draft 

Land Use Designations 

	 	

Residential Designations1 Standards2 

	 Very Low Density Residential (VLDR) 
This designation provides for residences on larger lots and small, quasi-
agricultural activities, including raising and boarding livestock. Clustering is 
encouraged to allow continuation of agricultural uses or to provide common 
amenities for the development.  

Up to 2 dwelling 
units per acre 

	 Low Density Residential (LDR) 
This designation provides for a mix of single family housing, including small 
lots, clustered lots, attached homes, and conventional large lot detached 
residences. 

2.1 to 8 dwelling 
units per acre 

	 Medium Density Residential (MDR) 
This designation provides for smaller single family homes in more imaginative 
lotting arrangements, duplex and triplex development, smaller scale multi-
family developments, including cottage homes, garden apartments, 
townhouses, and cluster housing, and mobile home parks. The density range 
will accommodate small-lot single family homes that will typically be smaller 
in size and more affordable to residents. 

8.1 to 15 dwelling 
units per acre 

	 High Density Residential (HDR) 
This designation provides for multi-family townhome, condominium, and 
apartment style housing and mobile home parks. 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 park, a neighborhood 
commercial center, or jobs centers and should provide pedestrian and bicycle 
connections to these amenities and services. 

15.1 to 25 
dwelling units per 
acre 

1: Schools, parks, churches, compatible public institutional and utilities facilities, and greenways are allowed in 
all residential land use designations 
2: Population density is anticipated to equal the average household size, as identified by the State 
Department of Finance in any given year, times the number of dwelling units per acre. For example, in 2018, 
Manteca’s average household size is 3.21 persons, resulting in a population density of approximately 6 to 26 
persons per acre for the Low Density Residential Designation and a population density of approximately 48 to 
80 persons per acre for the High Density Residential designation.  Household sizes and population densities 
are anticipated to fluctuate over time, based on local and regional demographic and economic trends, 
including changes associated with aging populations, birth ‘booms’, immigration, emigration, and changes in 
household and social patterns, such as co-housing and shared housing opportunities. 
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Mixed Use Designations Standards2 

	 Commercial Mixed Use (CMU) 
This designation provides for high density residential, employment centers, 
retail commercial, and professional offices. A mix of compatible uses is 
encouraged to provide neighborhood-serving sales, services, and activities, 
as well as employment opportunities, including offices.  

Developments shall include community-serving amenities and connections 
that distinguish them from conventional multifamily, neighborhood 
commercial, or office development, with the intent that a recreational area 
and neighborhood serving uses will provide a local gathering place for 
recreation and socializing much as does a small town square.  For example, a 
residential development could include a work center that provides on-site 
facilities that encourage telecommuting and entrepreneurship. 

Mixed uses may be integrated vertically or horizontally and shall be linked 
together through common walkways, plazas and parking areas, as well as 
linkages to the adjoining bicycle and pedestrian system.  

Where required, open space, detention facilities, and parks, will be designed 
as an amenity within the site. Public facilities, such as a post office, library, fire 
station, or satellite government office, shall be included where feasible. 

Developments shall have a shared parking program with the objective of 
reducing the parking required for each individual use. 

Non-residential: 
Up to 1.0 FAR 

Residential: 15.1 
to 25 units per 
acre 

Site coverage: 
50% 

	 Downtown (DW) 
This designation provides for the mixture of retail and service commercial, 
office, and/or multiple-family residential uses that are intended to preserve 
and enhance the historic and pedestrian-scale character of the Downtown.  
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 with each unit having 
separate restrooms, kitchens, and thermostats. The designation also provides 
for public/quasi-public uses, parks and urban open spaces, and similar and 
compatible uses.  

Non-residential: 
Up to 1.5 FAR 

Residential: 15.1 
to 25 units per 
acre 

Site coverage: 
75% 

1: Schools, parks, churches, compatible public institutional and utilities facilities, and greenways are allowed in 
all mixed use land use designations 
2: Population density is anticipated to equal the average household size, as identified by the State 
Department of Finance in any given year, times the number of dwelling units per acre. For example, in 2018, 
Manteca’s average household size is 3.21 persons, resulting in a population density of approximately 48 to 80 
persons per acre for the Commercial Mixed Use and Downtown designations. Household sizes and 
population densities are anticipated to fluctuate over time, based on local and regional demographic and 
economic trends, including changes associated with aging populations, birth ‘booms’, immigration, 
emigration, and changes in household and social patterns, such as co-housing and shared housing 
opportunities. 
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Commercial, Professional, and Industrial Designations Standards 
	 Business Industrial Park (BIP) 

This designation provides for 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. Allowed uses 
include administrative, offices, research and development, light industrial, 
including manufacturing and assembly, and commercial storage. 

Warehouse, storage, and distribution that support the industrial uses shall not 
comprise more than 20% of a business industrial park. Service commercial 
and retail activities provided for the convenience of the employees shall not 
comprise more than 10% of a business industrial park.  

Non-residential: 
Up to 1.FAR 

Site coverage: 
50% 

	 Business Professional (BP) 
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. 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.  

Non-residential: 
Up to 1.5 FAR 

Site coverage: 
50% 

	 Commercial (C) 
This designation provides for neighborhood, community, and regional-
serving retail and service uses; offices; restaurants; service stations; highway-
oriented and visitor commercial and lodging; auto-serving and heavy 
commercial uses; wholesale; warehousing; public and quasi-public uses; 
commercial recreation and public gathering facilities, such as amphitheaters 
or public gardens; 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.  

Central Business 
District Non-
residential: Up to 
2.0 FAR  

Other non-
residential: Up to 
0.6 FAR 

Site coverage: 
50% 

	 Industrial (I) 
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.  

Non-residential: 
Up to 0.7 FAR 

Site coverage: 
60% 

	 Agricultural Industrial (AI) 
This designation provides for limited industrial uses directly related to 
agriculture and compatible uses, such as wineries, food packaging and 
processing, storage of food and beverages processed on-site, agricultural 
education, agricultural research and development (irrigation, production 
yield, pest resistance, etc.), and agricultural extension services. 

Non-residential: 
Up to 0.4 FAR 

Site coverage: 
50% 
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Public Designations Standards 
	 Public/Quasi-Public (PQP) 

This designation provides for government owned facilities, public and private 
schools, institutions, civic uses, assembly uses, and public utilities, and quasi-
public uses such as hospitals and churches. Multifamily and congregate 
residential housing is allowed when secondary to the primary use. This 
designation also allows commercial recreation uses, including public and 
private parks, beach and water access, 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.   

Non-residential: 
Up to 0.5 FAR 

Site coverage: 
50% 

	 Park (P) 
This designation provides for neighborhood, community and regional parks, 
greenways, 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.  

Non-residential: 
Up to 0.2 FAR 

Site coverage: 
20% 

	 Open Space (OS) 
This designation provides for 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.  

Non-residential: 
Up to 0.05 FAR 

Site coverage: 5% 
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Other Designations Standards 
	 Agriculture (AG) 

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.   

Residential and 
non-residential: 
Up to 0.2 FAR 

Site coverage: 
20% 

	 Urban Reserve Overlay 
This designation is applied 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, Low Density Residential, Business 
Industrial Park, or Industrial land use designation. 

Based on 
underlying land 
use designation 

	 Policy Area 
This designation is applied to provide for flexibility in achieving the vision of 
the General Plan for select areas that either 1) have approved land use 
entitlements, or 2) require a comprehensive approach to planning to achieve 
a broad goal, such as providing a high-quality transit corridor and 
opportunities for expansion of necessary community services. See Goal X and 
implementing policies for guidance for individual policy areas. 

Based on General 
Plan policies 
associated with 
the specific policy 
area. 
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C - Commercial

DW - Downtown

VLDR - Very Low
Density Residential
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Residential
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AI - Agricultural
Industrial

CMU - Commercial
Mixed Use

BIP - Business
Industrial Park

BP - Business
Professional

I - Industrial

OS - Open Space

P - Park

PQP - Public/
Quasi-Public

Manteca City Limits

Policy Area

Urban Reserve
Overlay

Figure LU-2:
Land Use Map
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Growth Patterns and Capacity 
Goal LU-2  
Promote infill development and provide for orderly, well-
planned, and balanced growth that does not exceed the City’s 
available infrastructure capacity and resources and is consistent 
with the General Plan. 

Policies 
LU-2.1 Continue to maintain and implement the City’s Growth 

Management Program, as set forth in the Growth Management 
Element. 

LU-2.2 Encourage growth to contribute to the city’s strong, diversified 
economic base and provide an appropriate balance between 
employment and housing opportunities for all income levels. 

LU-2.3 To maintain balanced growth and to manage the City’s investment 
in infrastructure, facilities, and services for growth areas, encourage 
infill development, redevelopment, and rehabilitation projects 
within the City and growth that is contiguous with existing 
development and/or the boundary of the City. 

LU-2.4 Continue to encourage the use of specific and master plans, as 
needed, to ensure orderly, well-planned growth. 

LU-2.5 Lands within the SOI that are not designated with the Urban 
Reserve Overlay are intended to serve as the Primary Urban Service 
Area and be planned for development during the General Plan 
horizon (2040).  Lands within the SOI that are designated with the 
Urban Reserve Overlay as well as lands within the Planning Area 
that are outside of the SOI are anticipated to accommodate the 
City’s long-term growth and are intended to serve as the 
Secondary Urban Service Area. 

LU-2.6 Evaluate applications for annexations based upon the following 
criteria: 

• The annexation shall mitigate its impacts through consistency 
with the General Plan goals and polices and shall provide a 
positive benefit to Manteca.  

• The annexation area is contiguous with city boundaries and 
provides for logical expansion and development. 

• The annexation area creates clear and reasonable boundaries 
for the City and service providers. 

• The annexation area will be adequately served by municipal 
services. 

Infrastructure Planning 
Refer to the Community 
Facilities and Services 

Element for goals, policies, 
and measures related to the 

provision and timing, of 
community services and 

facilities, including police, 
fire, schools, 

telecommunication, energy, 
water supply, sewer, storm 

drainage, solid waste, 
communications, to support 

existing and new 
development. 

 
Refer to the Growth 

Management Element for 
goals, policies, and measures 
related to the management 
and oversight of the rate of 

growth. 
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• The annexation, when reviewed cumulatively with other 
annexations, provides a long-term fiscal balance for the City 
and its residents. 

• The annexation is consistent with State law and San Joaquin 
County Local Agency Formation Commission standards. 

• The annexation is consistent with the General Plan. 

• The annexation contributes its fair-share to applicable 
infrastructure and public services needs, including facilities 
identified in the Regional Transportation Plan, Public Facilities 
Implementation Plan, and Capital Improvement Program. 

• The effect of the proposal on maintaining the physical and 
economic integrity of agricultural lands and achievement of 
Resource Conservation and Community Design Elements 
goals. 

• The extent to which the proposal will assist the City in 
achieving the adopted fair share of the Regional Housing 
Needs Assessment as determined by the San Joaquin Council 
of Governments. 

• The extent to which the proposal will promote environmental 
justice. As used in this policy, “environmental justice” means 
the fair treatment of people of all races, cultures, and incomes 
with respect to the location of public facilities and the 
provision of public services. 

• The extent in which the proposal facilitates achievement of the 
City’s jobs/housing balance goal of a 1:1 ratio. 

LU-2.7 Review public and private development proposals and land use 
changes within the City’s Sphere of Influence (SOI) and Planning 
Area for consistency within the General Plan. 

LU-2.8 Consider expanding the SOI to incorporate areas that logically 
should be planned and serviced by Manteca. The City shall 
consider the following factors when making determinations 
involving sphere of influence boundaries:  

• Present and planned land uses in the area; 

• Present and probable need for public facilities and services in 
the area; 

• Present capacity of public facilities and adequacy of public 
services; and 

• Existence of any social or economic communities of interest in 
the area. 

LU-2.9 Growth areas anticipated for urbanization in the long-term are 



2. Land Use 

2-13 GPAC Review Draft 

shown as Urban Reserve Overlay and are located within the SOI or 
Planning Area. While these areas are not currently planned for 
development prior to 2040, the Urban Reserve Overlay may be 
removed when there is a need to plan for annexation of the lands 
into the City. 

LU-2.10 Ensure that development within the Stockton Metropolitan Airport 
Influence Area (Figure LU-3) is consistent with the compatible uses 
identified in the Project Review 
Guidelines for the Airport Land Use 
Commission. Lands within the Planning 
Area include lands within Zone 7 (traffic 
pattern zone) and Zone 8 (airport 
influence area).  

Implementation 
LU-2a Monitor the issuance of building 

permits and development entitlement 
in order to determine and forecast the 
rate of future development. 

LU-2b Educate the community regarding the 
benefits of infill development. 

LU-2c Maintain a computerized land use 
database system that includes current 
parcel-specific information regarding 
General Plan, Zoning, parcel size, 
pending and approved development, 
and other relevant factors. 

LU-2d Prior to the consideration of any General Plan amendment to 
modify the land use allocation or expand the City’s boundaries or 
sphere of influence, the City shall complete or cause to be 
completed the following City-wide studies/plans:  

a. Recreational needs assessment and consistency with the Open 
Space and Conservation Element and Parks and Recreation 
Master Plan. 

b. Economic Development Studies and consistency with 
Economic Development and Fiscal Element goals and policies.  

c. Public Facilities and Services Capacity Study consistent with 
the Public Facilities and Services Element. 

d. Transportation System Capacity Study, including Long Range 
Transit Plan consistent with the Circulation Element. 

 The studies shall define overall holding capacities and identify 

Figure LU-3: Stockton Metropolitan 

Airport Influence Area  
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additional performance standards that will need to be met to 
ensure the achievement of the goals and policies of the General 
Plan. 

LU-2e Continue to participate with planning efforts among local 
jurisdictions, such as the Valley Blueprint, to minimize the impacts 
of regional growth to Manteca and in the south San Joaquin 
County area. 

LU-2f Formally request that the County provide the City with notice of 
development applications and related actions within and adjacent 
to the Planning Area and provide the City with the opportunity to 
comment on land use changes and development proposals under 
review. The City’s review of projects within the referral area shall 
emphasize the importance of: 

• Consistency with the Land Use Map; 

• The protection of agricultural lands and open space; 

• The protection of biological resources, including riparian 
habitat and corridors; 

• The protection of groundwater recharge areas and 
watersheds; 

• Reducing sprawl; and 

• Ensuring quality development that meets the City’s standards 
and is consistent with the City’s character and values. 

LU-2g Review and comment on development proposals in adjacent 
communities to minimize potential environmental and economic 
impacts to Manteca. 

LU-2h Coordinate with City of Ripon in implementing the Cities’ 
Memorandum of Understanding regarding future land use and 
public services and facilities in the area between the two cities. 

LU-2i Refer all applications for development within the Stockton Metro 
Airport Area of Influence to the Airport Land Use Commission and 
the Stockton Metro Airport for comment. 
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Residential Areas 
Goal LU-3  
Establish and maintain residential neighborhoods that meet the 
housing needs of all residents and are safe and attractive places 
to live with convenient access to services, recreation, schools, and 
employment.  

Policies 
LU-3.1 Provide for the development of a variety of housing types and at a 

range of prices to meet the needs of all segments of the city’s 
population, including individuals and families who qualify for 
affordable housing assistance in accordance with the Housing 
Element. 

LU-3.2 Require the design of new residential development to be 
consistent with any applicable design guidelines, to ensure 
harmony with Manteca’s unique character, and compatible with 
existing surrounding land uses. 

LU-3.3 Encourage residential development to occur in a balanced and 
efficient pattern that reduces sprawl, preserves open space, and 
creates convenient connections to other land uses. 

LU-3.4 Prioritize the location of higher density housing in close proximity 
to employment areas, services, schools, retail, transit stops, near 
community destinations, and near major streets with high access to 
transit and non-vehicle transportation modes. 

LU-3.5 Encourage residential uses above the ground floor in mixed-use 
areas. 

LU-3.6 Encourage new neighborhoods to include a mix and distribution of 
land uses, including schools, parks, shopping, restaurants, and 
services, that reduce auto trips and support walking, biking, and 
transit use. 

LU-3.7 Promote the development of strategically located neighborhood 
serving centers that incorporate commercial, employment, cultural 
or entertainment uses and are within walking distance of 
surrounding residents. 

LU-3.8 Where planned residential areas and existing residential 
neighborhoods interface with commercial, industrial, and other 
non-residential development, require that the development be 
designed to maximize the compatibility between the uses and 
reduce any potential negative impacts associated with aesthetics, 
noise, safety, odor, and lighting. 

The Housing Element 
identifies the City’s plan for 
development, preservation, 
and maintenance of housing 
that is affordable at a range 
of income levels and 
provides for a variety of 
housing types.  The Housing 
Element includes goals, 
policies, and programs that 
address: 
• Development of 

affordable housing 
• Infill and Downtown 

residential development 
• A range of housing types, 

densities, and designs to 
meet existing and 
projected housing needs 
for all economic 
segments 

• Maintenance and 
improvement of existing 
housing and 
neighborhoods 

• Provision of adequate 
housing opportunities for 
special needs groups 

• Promote equal 
opportunity for safe and 
affordable housing for 
everyone in the 
community 
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LU-3.9 Locate residences away from areas of excessive noise, smoke, dust, 
odor, and lighting, and ensure that adequate provisions, including 
buffers or transitional uses, are made to ensure the health and well-
being of existing and future residents. 

LU-3.10 Encourage the development of additional executive housing units 
and neighborhoods. 

LU-3.11 Encourage property maintenance and the revitalization of 
economically disadvantaged and poorly maintained 
neighborhoods. 

LU-3.12 Encourage and support development patterns at the highest limits 
permitted within each General Plan land use designation consistent 
with the policies of all other General Plan elements. 

Implementation 
LU-3a Through the development review and permit process, screen 

development proposals for land use compatibility, including 
conformance with existing development or neighborhoods. 

LU-3b Through the development review and permit process, ensure that 
residential developments meet the minimum density requirement 
stipulated on the Land Use Map in order to ensure that Manteca 
has an ample number of housing units to meet all of its housing 
needs. 

LU-3c Utilize density transitions and buffers in order to protect the 
integrity of existing land use patterns and minimize the impacts on 
existing uses and residents. Development projects shall be 
designed to: 

• Locate lower residential densities adjacent to open space, 
areas of agricultural use, and existing lower density residential 
areas; 

• Locate higher residential densities in proximity to services, 
transit, and/or employment activity centers; 

• Where new residential uses are proposed adjacent existing 
industrial uses, the residential development shall incorporate 
a buffer, such as a roadway, landscaped open space, parking 
area, detention basin, or similar feature, to separate the 
residential uses from industrial uses.  

• Where new residential uses are proposed adjacent Highway 
99 or Highway 120, the residential development shall 
incorporate a buffer, such as a roadway with landscape-
separated sidewalk, landscaped open space, parking area, 
detention basin, or similar feature, to separate the residential 
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uses from freeway uses.  

LU-3d Implement the policies and actions in the Housing Element in order 
to enhance opportunities to provide affordable housing within the 
community and to accommodate a range of household types, 
special need populations, and income levels. 

LU-3e Explore and encourage creative approaches to providing 
affordable housing, including market rate housing affordable to 
moderate income households, within the community. Such 
approaches may include public/private partnerships, land trusts, 
housing cooperatives, co-housing, and/or inclusionary housing. 

LU-3f Continue to fund existing and provide assistance to additional 
neighborhood improvement programs designed to stabilize and 
enhance the quality of existing neighborhoods. Such 
improvements may include, but are not limited to sidewalk 
upgrade and repair, street tree programs, street lighting, signage, 
trash collectors, bus stop shelters and benches and similar 
improvements to the public areas. 

LU-3g Facilitate and encourage the participation of neighborhood groups 
and associations in the planning process, and identify 
neighborhood priorities for future public improvements and capital 
projects. 

LU-3h Continue the City's Code Enforcement efforts to preserve existing 
neighborhoods through the elimination of blight and improvement 
of substandard housing. 

LU-3i Upgrade and provide infrastructure in existing neighborhoods as 
funding is available. 

LU-3j Support efforts by the League of California Cities, American 
Planning Association, American Public Works Association, and 
other mutual interest organization to establish and/or re-establish 
stable funding mechanisms, like property tax backed revenue 
sources, at the State level.  

LU-3k Within new subdivisions, accessory dwelling units that are 
integrated into the overall primary home design shall be 
encouraged so long as from the street view the primary and 
accessory dwelling units give the exterior appearance of a single 
family home. 

LU-3l Within new subdivisions, duplexes on corner lots shall be 
encouraged so long as the front doors and garages for each 
dwelling unit face the differing intersecting streets. 

LU-3m Within new subdivisions, developers shall be encouraged to 
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develop up to 30% of the total number of dwelling units in the 
subdivision as attached houses, cottage homes, garden 
apartments, and other types of higher density product types so 
long as the overall density of the called for in the respective General 
Plan land use designation is not exceeded; the pattern of the 
neighborhood is maintained; such units are distributed evenly 
throughout the subdivision; and, limited to no more than 6 dwelling 
units per lot. 

LU-3n Evaluate, in cooperation with the Building Industry Association, 
fiscal alternatives that will encourage development at the highest 
levels permitted by general plan land use designations such as 
Public Facilities Implementation Plan fees collected at the per acre 
basis compared to the per dwelling unit basis. 

Commercial Uses 
Goal LU-4  
Provide for a broad range of commercial uses that serve the 
needs of Manteca’s residents and the region-at-large, provide 
dynamic and attractive focal points and gathering areas, and 
increase Manteca’s sales tax base. 

Policies 
LU-4.1 Establish and maintain inviting and attractive neighborhood, 

community, and regional-serving commercial centers in prominent, 
easily accessible locations. 

• Neighborhood-serving centers should be centrally located 
within and well-integrated into the adjacent neighborhood(s). 

• Community-serving centers should be located along arterial 
streets and similar major roadways. 

• Regional-serving centers should be located in close proximity 
to freeway interchanges. 

LU-4.2 Encourage retail and commercial service uses on the ground floor 
in mixed-use areas. 

LU-4.3 Encourage the rehabilitation and redevelopment of existing 
shopping centers where a dominant retail use is still likely to be 
viable.  At locations with with obsolete retail space and 
limited opportunity for future viable retail uses, encourage 
conversion to mixed use and other non-retail uses. 

LU-4.4 Ensure that all commercial and other non-residential development 
is compatible with adjacent land uses, particularly residential uses, 
based upon the location and scale of buildings, lighting, and in 

Goals LU-4 and LU-5 address 
the identification of sites for 

commercial and 
employment-generating 

uses. Refer to the Economic 
Development Element for 

additional goals, policies, and 
measures related to 

attraction and retention of 
businesses, high-quality, 

skilled employment 
opportunities, support for 
Manteca’s workforce, and 
measures to address fiscal 

stability. 
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conformance with the noise standards of the Safety Element. When 
development is incompatible, require commercial uses to provide 
adequate buffers and/or architectural features to protect 
residential areas, developed or undeveloped, from intrusion of 
nonresidential activities that may degrade the quality of life in such 
residential areas. 

Implementation 
LU-4a Concentrate new neighborhood-serving commercial centers within 

neighborhoods, community-serving commercial centers along 
arterial streets, and regional-serving commercial centers around 
freeway interchanges. 

LU-4b As part of the City’s development review process, ensure that 
commercial projects are designed to minimize conflicts with 
residential uses. Review of commercial projects should ensure that 
the following design concepts are avoided in projects that abut 
residential areas: 

• Inappropriate building scale and/or siting on the lot. 

• Excessive glare or excessive impacts from light sources onto 
adjacent properties. 

• Excessive noise generated from freight and waste 
management activities during night  hours. 

• Excessive air pollutant emissions from freight trucks and large 
expanses of parking lot areas.  

LU-4c Monitor commercial development to ensure balanced residential, 
commercial, and industrial growth. 

LU-4d Monitor revenues relative to new growth to ensure that projected 
cumulative revenue of all land uses in the City is sufficient to 
support public service costs.  The resulting fiscal trends will be 
incorporated into the annual General Plan implementation report 
as outlined in LU-1a. 
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Employment and Revenue Generating 
Uses 
Goal LU-5  
Increase employment opportunities across all sectors of the 
economy to enhance Manteca’s reputation as an employment 
center in southern San Joaquin County and to improve upon 
Manteca’s jobs-to-housing ratio. 

Policies 
LU-5.1 Encourage the development and intensification of employment 

centers, including high quality, professional office campuses, 
business parks, and industrial parks, along with related mixed-use 
development and open spaces. The centers shall be located in 
areas fully served by public facilities and services, located along 
major arterials with easy freeway access and with access from 
public transit, and accessible to bicyclists and pedestrians. 

LU-5.2 Encourage office uses above the ground floor in commercial and 
mixed-use areas. 

LU-5.3 Encourage the expansion of business professional uses around the 
civic center and both Doctors and Kaiser Permanente hospitals. 

LU-5.4 Ensure that employment-generating development is compatible 
with adjacent land uses, particularly residential uses, based upon 
the location and scale of buildings, lighting, noise, and smell. When 
development is incompatible, require adequate buffers and/or 
architectural consideration to protect residential areas, developed 
or undeveloped, from intrusion of nonresidential activities that may 
degrade the quality of life in such residential areas. 

LU-5.5 Maintain and implement Zoning Code provisions that 
accommodate and facilitate home-based and locally-owned 
businesses throughout the City. 

LU-5.6 Encourage the development of “clean” industries, such as 
researcher and development, technology manufacturing, green 
manufacturing, and similar uses, that limit environmental impacts 
and health risks commonly associated with industrial uses. 

LU-5.7 Require common amenities, detention facilities, and pedestrian 
and bicycle facilities and linkages to be incorporated into the 
landscaping and site design. 

LU-5.8 In new growth areas, require that high speed fiber optic or other 
advanced high speed communication technologies are provided 
to lot and house. 
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Implementation 
LU-5a Review and revise the Zoning Code as appropriate to 

accommodate research, technology, and similar emerging uses as 
permitted and to accommodate a mix of complementary uses in all 
zones. 

LU-5b Concentrate new employment centers along the Planning Area’s 
western and northern boundaries.  Employment centers should 
provide a focal point and/or theme feature and shall provide 
prominent entryways at entrances from the City’s major roadway 
system. Where possible, the entryways shall take advantage of and 
incorporate existing natural resources into the entry treatment.  
Plans for employment centers should identify the location and 
treatment of the entryways, and shall consider the use of open 
space, signage and/or special landscaping to create a visual edge 
or buffer for the employment center. 

LU-5c Concentrate new professional office uses around the civic center, 
Downtown, and near State Route 99 and State Route 120 
interchanges. 

LU-5d As part of the City’s development review process, continue to 
ensure that employment-generating projects are designed to 
minimize conflicts with residential uses. Review of employment-
generating projects should ensure that the following design 
concepts are addressed in projects that abut residential areas: 

• Appropriate building scale and/or siting; 

• Site design and noise-attenuating features to avoid exposure 
to excessive noise due to long hours of operation or 
inappropriate location of accessory structures; 

• Site and structure design to avoid excessive glare or excessive 
impacts from light sources onto adjacent properties; and 

• Site design to avoid unnecessary loss of community and 
environmental resources (archaeological, historical, 
ecological, recreational, etc.). 

LU-5e Require proposed major industrial development to provide the 
City with an engineering report of the anticipated potable water 
and wastewater demand. Additional review will be required for 
proposed industrial uses with a high potable water and wastewater 
demand. 

LU-5f Ensure that applications for new development contain sufficient 
information for staff to analyze its contribution to the city’s jobs-to-
housing ratio. 
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Mixed Use Development 
Goal LU-6  
Increase the presence of mixed-use development to revitalize 
Downtown and aging commercial centers and create vibrant 
centers in new growth areas. 

LU-6.1 Promote Downtown as the city’s primary civic and cultural center 
and a significant commercial and financial center that 
provides a public focal point, community, and/or theme 
features and architectural textures and features on a fine grain 
scale. 

LU-6.2 Encourage a vibrant mixture of office, retail, service, 
institutional, and residential uses in Downtown. 

LU-6.3 Encourage a variety of Downtown business types to provide a 
unique shopping experience. 

LU-6.4 Encourage the development of projects that include residential 
uses to help create an economically healthy and vibrant Downtown 
throughout the day and night. 

LU-6.5 Preserve and enhance the civic focus of Downtown by maintaining 
existing civic structures and uses, such as the Transit Center, and 
by encouraging other civic uses to locate Downtown. 

LU-6.6 Encourage resident-serving land uses, such as pharmacies and 
small grocery stores, in Downtown. 

LU-6.7 Encourage all mixed-use projects to, at minimum, incorporate a 
significant ground floor retail component and a residential 
component, located on upper stories and or behind the project’s 
commercial uses. 

LU-6.8 Encourage the mixing of retail, service, residential, office, and 
institutional uses on the properties surrounding The Promenade to 
create a significant retail, employment, and cultural center south of 
Highway 120. 

LU-6.9 Require mixed-use development to provide strong connections 
with the surrounding development and neighborhoods through 
the provision of pedestrian and bicycle facilities and, where 
feasible, site consolidation. 

LU-6.10 Encourage the reuse of existing buildings within Downtown and in 
other developed locations designated for mixed-use development 
by utilizing the California Existing Building Code which provides 
flexibility in the retrofitting of buildings. 



2. Land Use 

2-23 GPAC Review Draft 

LU-6.11 Promote the revitalization of underutilized, deteriorated areas and 
buildings within Downtown and in other developed locations 
designated for mixed-use development through development 
incentives, public/private partnerships, and public investments. 

Implementation 
LU-6a Consider implementing incentives to support developers who 

construct vertical mixed-use projects and/or who build housing 
above non-residential ground-floor uses within Downtown. 

LU-6b Support Downtown business and property owners by helping to 
develop and fund public/private partnerships, such as business 
improvement districts, to provide for increased maintenance, 
cleanliness, security, marketing, business retention and 
recruitment. 

LU-6c Maintain the Zoning Ordinance to allow frequently visited, 
resident-serving uses by right in Downtown. 

LU-6d Promote the intensified use and reuse of existing suites above 
ground floors. 

Public and Quasi-Public Uses 
Goal LU-7  
Provide adequate land for development of public and quasi-
public uses, including parks, schools, and community facilities, to 
support existing and new development and the community’s 
needs. 

Policies 
LU-7.1 Designate adequate land, appropriately 

located for City, County, and school district 
facilities, and ensure that adequate sites for 
necessary community facilities are included and 
addressed in new residential communities, 
subdivisions, specific plans, and master plans. 

LU-7.2 Designate adequate land, appropriately 
located for quasi-public uses such as hospitals, 
churches, private school facilities, and utility 
uses. 

LU-7.3 In determining appropriate locations for public and quasi-public 
uses, consider, among other things, proximity to major streets, the 
cost to develop access to public facilities, and the safety of 
pedestrians and motorists. 

LU-7.4 Manage development to ensure that adequate public facilities and 
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services, as addressed in the Community Services and Facilities 
Element, are planned for and provided. 

LU-7.5 To the extent feasible, encourage school districts to 
locate school sites within easy walking distance of a large 
percentage of the student population and in areas where 
there are existing or planned safe routes to school (complete 
sidewalk/bike lane access from the residential neighborhoods 
within the enrollment boundary). 

LU-7.6 Encourage community-oriented recreation and 
commercial, such as lifestyle commercial centers and/or 
assembly uses, on public/quasi-public lands, provided the 
development provides a public benefit, such as a significant 
community gathering area and focal point with high quality 
amenities and pedestrian and bicycle connectivity. 

Implementation 
LU-7a Maintain a sufficient supply of land in the Public/Quasi-Public 

designations to meet anticipated needs. 

LU-7b Collaborate and coordinate with all applicable City departments, 
outside service providers, and developers to ensure that suitable 
sites for needed services, including fire and police, parks and 
recreation, schools, water supply and treatment, wastewater 
treatment, and storm drainage, are identified through the planning 
process, and provide assistance through land use and zoning 
actions to aid service providers in the procurement and entitlement 
of future facility sites.  See the Community Services Element for 
additional policies and measures to ensure the adequate siting and 
funding of essential community services and facilities. 

LU-7c Update the Zoning Code to accommodate community-oriented 
recreation and commercial uses that provide public benefits, 
including high-quality amenities and multi-modal connectivity. 
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Policy Areas 
Goal LU-8  
Provide for creativity and desired growth in strategic areas, while 
providing flexibility to address change, refinement of the 
anticipated uses, and integration with future development 
projects. 

Policies 
LU-8.1 Three Policy Areas are designated by the General Plan. These areas 

have been designated as Policy Areas for one or more of the 
following reasons: 

1. To facilitate comprehensive planning of large strategic areas 
utilizing progressive planning techniques to ensure high quality 
development and integrate development with the provision of 
infrastructure; or 

2. A mix of land uses in the area is desirable and the City desires 
to maintain the flexibility to adjust to changing market 
conditions and be respectful of existing entitlements. 

LU-8.2 All lands within a Policy Area may develop under an existing, 
approved land use entitlement (e.g., subdivision map, site plan, or 
specific plan) or may develop under the land use designations 
shown on the Land Use Map and as described by the relevant land 
use policies (LU-8.3 through LU-8.5). 

LU-8.3 Policy Area 1 is located south of Louise Avenue, west of Airport 
Way, and east of the City limits, as shown in 
Figure LU-4). The primary land uses within PA 1 
are envisioned to be employment-generating 
uses.  Future development within PA-1 should 
include adequate buffers to avoid land use 
conflicts with adjacent residences.  

LU-8.4 Policy Area 2 is located along West Yosemite 
Avenue and Airport Way as shown in Figure LU-
5. The primary land uses within Policy Area 2 are 
envisioned to be uses that support the expansion 
and retention of the Kaiser Permanente facility, 
creation of a high-transit use corridor and 
linkages to a future nearby transit center, and 
provide connectivity to the Family Entertainment 
Zone and other destinations. Development 
within this area may include transit-oriented 
development, business and medical offices, 
commercial, recreation, and high density 

Figure LU-4: Policy Area 1   
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residential, with appropriate transitions and buffers where 
residences would be located adjacent industrial, wastewater 

processing, and other intensive uses. Vertical, mixed-use 
development is encouraged, with a 20% density bonus 
provided for all mixed-use developments that include a 
minimum of 20% of the developed area as commercial or office 
uses. 

LU-8.4 Policy Area 3 is the Austin Road Business Park and 
Residential Community Master Plan area, with boundaries as 
shown in Figure LU-6. The primary land uses within Policy Area 
3 are envisioned to be a master planned residential community 
with high-quality parks, community-serving commercial uses, 
and residential development ranging from very low to high 
density residential in order to accommodate a broad range of 
housing types, including executive housing and workforce 
housing.  Residential uses located near SR 99 and adjacent the 
railroad tracks should include appropriate transitions and 
buffers to address air quality and noise.  

 
 
Implementation 
LU-8a Encourage development of a conceptual plan, specific plan, or 

similar comprehensive strategy for each policy area in order to: 

• Facilitate high quality development;  

• Allow for coordination of planning efforts between more than 
one property owner; 

• Allow for infrastructure cost sharing arrangements;  

• Provide developments which are more sensitive to the 
environment; and 

• Where public or quasi-public uses are involved, provide 
special amenities such as park areas, civic facilities, high-quality 
transit, etc. 

Preparation of multiple plans within a Policy Area may be allowed 
when necessary due to ownership patterns, timing of development, 
etc.  

Figure LU-6: Policy Area 3  
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Environmental Justice 
Goal LU-9  
Create an environmentally just city with an equitable distribution 
of public facilities and services, a safe and healthy environment, 
including access to healthy foods, recreation and activity, and 
public services, and opportunities for public input for all 
community members. 

Environmental Justice Addressed throughout the General Plan: 

	
Policies 
LU-9.1 Require future planning decisions, development, and infrastructure 

and public projects to consider the effects of planning decisions on 
the overall health and well-being of the community and its 
residents, with specific consideration provided regarding 
disadvantaged populations and communities.   

Land	Use
Promote	community	health through	appropriate	placement	of	residential	and	
sensitive	populations	in	relation	to	industrial	and	other	intensive	uses,	sufficient	

healthcare	opportunities,	and	access	to	healthy	and	nutritious	food

Circulation
Plan for	a	multimodal	circulation	system	with	access	to	convenient,	non-vehicle	
travel	modes,	including	safe	and	well-connected	pedestrian,	bicycle,	and	transit	

routes	to	services,	schools,	parks,	and	community	destinations

Safety Take actions	to	reduce	exposure	to	pollutants,	excessive	noise,	and	
environmental	hazards

Housing
Ensure	a	range	of	safe,	affordable	housing	types	accessible	to	the	community,	
particularly	disadvantaged	and	special	needs	groups,	and	increase	access	to	

affordable	housing

Community	
Facilities	and	
Services

Increase	opportunities	for	recreation	and	physcial	activity	and	ensure	that	high-
quality	community	facilities	and	services	are	available	to	all	members	of	the	

community

Resource	
Conservation

Ensure	a	sustainable	approach	to	clean	water,	clean	air,	access	to open	space,	
and	conservation	of	natural	resources	and	energy	
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LU-9.2 As part of land use decisions, ensure that environmental justice 
issues related to potential adverse health impacts associated with 
land use decisions, including methods to reduce exposure to 
hazardous materials, industrial activity, vehicle exhaust, other 
sources of pollution, and excessive noise on residents regardless 
of age, culture, gender, race, socioeconomic status, or geographic 
location, are considered and addressed. 

LU-9.3 When planning for parks, recreational facilities, community 
gardens, civic facilities, and other uses that improve the quality of 
life, ensure that environmental justice issues related to the 
equitable provision of desirable public amenities are considered 
and addressed. 

LU-9.4 Promote broad and balanced participation to ensure that affected 
residents have the opportunity to participate in the decision-
making process, including in decisions that affect their health and 
well-being such as planning, roadway, parks, infrastructure, and 
utility projects. 

LU-9.5 Support existing health care services and encourage the location 
of new health care facilities and medical services, particularly in 
disadvantaged areas, areas with a high rate of special needs 
populations, and in underserved residential areas. Encourage new 
facilities to be located in areas that are readily accessible by 
pedestrians and bicyclists and served by transit. 

LU-9.6 Encourage smoke free workplaces, multifamily housing, parks, and 
other outdoor gathering places to reduce exposure to second-
hand smoke. 

LU-9.7 Encourage convenience stores, supermarkets, liquor stores, and 
neighborhood markets to stock nutritional food choices, including 
local produce, local meats and dairy, 100% juices, and whole-grain 
products. 

LU-9.8 Encourage sustainable local food systems including farmer’s 
markets, community gardens, edible school yards, community 
supported agriculture, neighborhood garden exchanges, federal 
food assistance programs, and healthy food retailers. 

LU-9.9 Encourage and support the continued year-round operation of 
farmers’ markets and local fruit and vegetable stands. 

LU-9.10 Support schools and other organizations’ efforts to encourage 
students and their families to make healthy food choices through 
providing fresh, nutritious lunches and providing students and their 
families access to fresh fruits and vegetables through “edible 
school yards”, holiday meal programs, and sustainable gardening 
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programs.  

Implementation 
LU-9a Review all development proposals, planning projects, and 

infrastructure projects to ensure that potential adverse impacts to 
disadvantaged communities, such as exposure to pollutants, 
including toxic air contaminants, and unacceptable levels of noise 
and vibration are reduced to the extent feasible and that measures 
to improve quality of life, such as connections to bicycle and 
pedestrian paths, community services, schools, and recreation 
facilities, access to healthy foods, and improvement of air quality 
are included in the project. The review shall address both the 
construction and operation phases of the project. 

LU-9b Review the City’s community outreach programs and public notice 
requirements to encourage broad-based and meaningful 
community participation in decisions.  The review should address 
providing measures to promote capacity-building, encourage 
participation from populations that may have language, health, or 
other barriers that may reduce their involvement in the decision-
making process, and maximize use of technology broaden 
opportunities for participation. 

LU-9c Encourage and support local transit service providers to increase 
and expand services for people who are transit-dependent, 
including seniors, persons with mobility disabilities, and persons 
without regular access to automobiles by improving connections to 
regional medical facilities, senior centers, and other support 
systems that serve residents and businesses. 

LU-9d Encourage community gardens near high-density housing and 
encourage the incorporation of community gardens into new and 
existing high-density housing projects. 

LU-9e Encourage schools that serve the City to develop school gardens 
and to develop protocols to facilitate the streamlined development 
of school gardens from year to year.   

LU-9f Support local government and non-profit efforts and programs 
aimed at teen drug, alcohol, and tobacco use prevention.   
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Recreation and Open Space 
Goal LU-10  
Maintain a high quality natural environment and recreational 
opportunities in and around Manteca. 

Policies 
LU-10.1 Promote the provision of both public and private open space within 

Manteca to provide visual contrast with the built-environment and 
to increase recreational opportunities for Manteca residents. 
Private open space shall not be considered for public use, other 
than as visual open space, and shall not be constrained from other 
uses as identified in the General Plan, unless as provided for by 
agreement with the land owner. 

LU-10.2 Protect those environmental features that make Manteca an 
attractive and desirable place to live, work, play, and visit. 

LU-10.3 Protect significant open space and/or habitat areas for their 
ecological, educational, scenic, and recreational values. 

LU-10.4 Require development projects to provide adequate and 
appropriately located land, easements, or other accommodation 
for recreational uses, including neighborhood parks, existing and 
planned trails, and connections to existing or planned trails and 
other recreational resources as set forth in the Resource 
Conservation Element, the Public Facilities and Services Element, 
and the Circulation Element. 

LU-10.5 Provide new opportunities for community gathering and social 
interaction through park facilities, community centers, and 
cultural/art facilities. 

LU-10.6 Site new park and recreation facilities where they will be accessible 
by the City’s pedestrian and bicycle network and in close proximity 
to medium and higher density residential uses, where appropriate. 

LU-10.7 Encourage commercial recreation uses at the Family Entertainment 
Zone, Big League Dreams, and on other appropriately designated 
locations. 

Implementation 
LU-10a Preserve, enhance, and restore selected existing natural habitat 

areas. 

LU-10b Create new wildlife habitat areas in appropriate locations, which 
serve multiple purposes. 

LU-10c Explore with the State Department of Parks and Recreation 

Open Space lands are not 
limited to lands specifically 
designated Open Space; 
open space also includes 

lands designated for 
recreational opportunities, 
including Parks and Public-

Quasi-Public sites, and 
scenic and natural resource 

lands, including lands 
designated as Water, 

creeks, and Agriculture. 
Open Space as a natural 

and scenic resource is also 
addressed in the Resource 

Conservation Element. 
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innovative ways to link visitor destinations in Manteca and Caswell 
State Park so that annual visitors increase to both and are aware of 
the amenities at both. 

LU-10d Explore with the San Joaquin County, State Department of Parks 
and Recreation and Army Corps of Engineers ways to create 
synergy between Dos Reis, Mossdale County Parks, Caswell State 
Park and Army Corps of Engineer McHenry Recreation Areas with 
Manteca serving as the initial visitor center for the regional 
Stanislaus River park system.  Support public outreach campaigns 
that link the regional Stanislaus River park system as a natural stay 
over for visitors to Yosemite National Park.  

Agricultural Heritage 
Goal LU-11  
Preserve Manteca’s agricultural heritage by protecting and 
maintaining significant areas of agricultural lands around the city. 

Policies 
LU-11.1 Protect agricultural land from urban development except where 

the General Plan Land Use Map has designated the land for urban 
uses. 

LU-11.2 Encourage the continuation of agricultural uses on lands within and 
adjacent to the SOI and Planning Area, where appropriate. 

LU-11.3 Encourage the continuation of small, specialty agricultural 
operations, demonstration or educational agricultural operations, 
and agricultural tourism operations that are compatible with the 
Land Use Map. 

LU-11.4 Encourage buffering for new urban uses along the SOI boundary 
adjacent to commercial agricultural uses. 

Implementation 
LU-11a Continue to designate agricultural lands to the north, east, and 

south of the city limits as Agriculture on the Land Use Map. 

LU-11b Consider prioritizing use of the Agricultural Mitigation Fee to 
ensure long-term conservation and protection of agricultural lands 
to the west and south of Manteca. 

LU-11c Consider requiring buffering features between new urban uses and 
commercial agricultural uses, including but not limited to, 
landscaping, trails, gardens, solar arrays, and open spaces. 

LU-11d Encourage local wineries, Delicato, Barrel Ten, Wine Group, 
Gnekow, McManis, and Lucca, to locate independent tasting 
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rooms in a centralized Manteca location convenient to local visitors.  

LU-11e Encourage and cooperate in the formation of a Stanislaus River 
Appellation.   

 
	

	



 Comparison of Land Use Acreages – Preferred GPAC Land Use 
Map vs. Existing General Plan Land Use Map 

1 	

	

Land Use Designation 
Preferred GPAC 

Map 
Existing  

General Plan 
Difference 

Very Low Density Residential  1,440 1,570 -130 

Low Density Residential 9,719 8,592 1,127 

Medium Density Residential  533 376 157 

High Density Residential  433 429 4 

Subtotal Residential 12,125 10,967 1,158 

Commercial Mixed-Use 606 784 -178 

Downtown 160 0 160 

Subtotal Mixed-Use 766 784 -18 

General Commercial 0 912 -912 

Neighborhood Commercial 0 179 -179 

Commercial 1,008 0 1,008 

Subtotal Commercial 1,008 1,091 -83 

Business Professional 82 14 68 

Business Industrial Park 639 681 -42 

Light Industrial 0 1,087 -1,087 

Heavy Industrial 0 690 -690 

Industrial 2,426 0 2,426 

Agricultural Industrial 232 0 232 

Subtotal Industrial and Employment 3,379 2,472 907 

Public/Quasi-public 1,410 1,171 239 

Park 715 663 52 

Subtotal Public/Quasi-Public and Park 2,125 1,834 291 

Open Space 447 477 -30 

Agriculture 4,671 5,677 -1,006 

Water 180 0 180 

Subtotal Open Space and Agriculture 5,298 6,154 -856 

TOTAL ACREAGE* 24,701 23,302 304 
Urban Reserve Overlay 1,838 5,408 -3,570 

1Individual designations may add up to slightly less or more than the total due to rounding.  The GPAC 
Preferred Land Use Map includes an expansion of the City’s Planning Area in the northwest, increasing the total 
size of the Planning Area.  
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GPAC Preferred Land Use Map Survey and Open House Responses	
Results	Through	March	19,	2019	

Each	focus	area	is	shown,	followed	by	the	associated	survey	questions	and	responses.	



	 	



84.21% 16

15.79% 3

Q1 For Area 1, do you agree with the concept of applying the new
Downtown designation to the existing historic core area/central business

district and surrounding neighborhoods and commercial area, thus
promoting the intensification of mixed-use development, including

additional residential development?
Answered: 19 Skipped: 0

TOTAL 19

Yes

No

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES

Yes

No

1 / 24

Manteca Land Use Alternatives



Q2 Please explain why you agree or disagree with this concept/approach.
Answered: 14 Skipped: 5

# RESPONSES DATE

1 I want to see a vital and attractive downtown, but please realize and thus plan that at certain times
of the day the traffic is gridlock

3/14/2019 12:42 PM

2 The revitalization of Downtown Manteca is key for the expected future growth of the population due
to the cost of living crisis the Bay Area is experiencing. A rejuvenated Downtown Manteca can
help make Manteca a more aspirational destination for new residents.

3/14/2019 8:00 AM

3 While I agree with the proposed development of the downtown core, issues with the homeless &
drug addicted need to be taken care of first. Without dealing with the homeless & drug addicted
population, we will never attract businesses to the downtown core. Tracy and Lodi should be
looked upon as examples of how this growth should happen

3/11/2019 3:03 PM

4 I like the idea of improving downtown with restaurants, breweries, coffee shops, etc. This will
attract families to the area. However, if the homeless situation isn't addressed people will stay
away. No one wants to expose their children to this nor should they.

3/11/2019 2:24 PM

5 Downtown needs a face lift. Other communities have revitalized their downtown. Manteca is an
eye sore and most people avoid it.

3/10/2019 8:40 PM

6 We don't need more hoyses 3/9/2019 8:12 PM

7 The hub of the city. The downtown where history and the now co-mingle; the pride of the city. It
should represent pride and be authentic for our city.

3/8/2019 7:46 PM

8 Down town is the hallmark of any city. The envisioned plan provides retail space and allows for
multi family dwellings to house younger members of our society.

3/8/2019 6:24 PM

9 I understand it to "upgrade" what is there. I would like to have a thriving downtown. It should be
walkable, day or night.

3/6/2019 9:23 PM

10 Such areas (central business districts that include high density residential) inherently create needs
(circulation, access, off-street parking, etc.) that will go unmet without having in place mechanisms
that can address those needs.

2/27/2019 9:00 PM

11 Needs help too run down 2/26/2019 8:17 PM

12 Downtown needs to be updated and rebuilt, to properly represent us, as The family city. We need
improvement to already existing businesses. We need to add businesses, that will make downtown
a functional place for families We need improved parking. Improved streets and alleys. We need
businesses that provide safe entertainment for families Art school, pottery painting, cooking
classes which offer date nights, laser tag, coffee Cafe with poetry reading and open mic, arcade,
etc etc

2/25/2019 11:01 PM

13 I agree . 2/25/2019 4:06 PM

14 I think it would be good for growth and economic reasons. Mi 2/25/2019 1:36 PM

2 / 24

Manteca Land Use Alternatives



	 	



94.44% 17

5.56% 1

Q3 For Area 2, do you agree with the concept of extensively applying the
new Commercial designation and selectively applying the Business

Professional and Commercial Mixed Use designations along Main Street
and Yosemite Avenue to simplify the implementation of the Land Use

Map and support the revitalization of existing commercial properties and
centers and the expansion of regional and visitor-serving uses near

Highway 99?
Answered: 18 Skipped: 1

TOTAL 18

Yes

No

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES

Yes

No
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Q4 Please explain why you agree or disagree with this concept/approach.
Answered: 10 Skipped: 9

# RESPONSES DATE

1 Seems to me the logical progression of expansion for these streets 3/14/2019 12:42 PM

2 Visitors and residents use this area for shopping and getting something to eat, improving the
existing properties is an excellent idea. It will draw more people into the area to spend money and
have a good time.

3/11/2019 2:24 PM

3 It's not more houses 3/9/2019 8:12 PM

4 The location is very accessible to the highway and extends within the downtown area. The entire
area is in need of planned land use and this would fit the bill.

3/8/2019 7:46 PM

5 The area houses the main area that aside from 120 goes East and West through town. It needs to
be both practical and functional and the plan addresses both.

3/8/2019 6:24 PM

6 That side of downtown needs work. 3/6/2019 9:23 PM

7 This can be very helpful with implementation of the plan, however, there needs to be very specific
guidelines for staff when reviewing proposed projects. Absent the guidelines, decisions will
become arbitrary and create conflict between the City and project proponents.

2/27/2019 9:00 PM

8 Needs upgraded 2/26/2019 8:17 PM

9 We need to bring business in. We need to better use our commercial space. We need to improve
our town.

2/25/2019 11:01 PM

10 Good idea. 2/25/2019 4:06 PM

4 / 24
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88.89% 16

11.11% 2

Q5 Do you agree with the concept of expanding the residential
designations and related Commercial and Commercial Mixed Use

designations around the city’s developed periphery to support measured
residential growth that meet the community’s housing needs and

expanded expanded retail, restaurant, service, and neighborhood-serving
commercial opportunities within the city?

Answered: 18 Skipped: 1

TOTAL 18

Yes

No
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Yes

No
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Q6 Please explain why you agree or disagree with this concept/approach.
Answered: 9 Skipped: 10

# RESPONSES DATE

1 I like the concept of mixed use, hoping people can live and work in the same area. I am hoping you
include housing for all income groups

3/14/2019 12:42 PM

2 This is a good area for this type of growth. There needs to be a transit system that will support
people going and coming from work, especially if there's high density housing.

3/11/2019 2:24 PM

3 No more houses 3/9/2019 8:12 PM

4 The key is how the commercial property is designated (location) and the tax revenue it will
generate. Cities tend to be lenient when it comes to taxing areas like this in order to attract
business at the expense of us tax payers!

3/8/2019 6:24 PM

5 I am lukewarm on residential growth. The key phrase is "Measured residential growth." 3/6/2019 9:23 PM

6 Balanced residential and neighborhood commercial growth should always be a priority. 2/27/2019 9:00 PM

7 Prevents urban food supply deserts 2/26/2019 8:17 PM

8 We need good quality housing options at AFFORDABLE RATES. We need to slow growth.
Increase the availability of affordable housing, businesses to provide for resident's needs. We
need to improve our roads, public works, sanitation, and employ an adequate police force. We
need to limit growth, until we can run adequately with all of the existing growth, as well as have
more available affordable housing, that's high quality.

2/25/2019 11:01 PM

9 CMU works well to allow citizens to walk or ride bikes as much as possible. 2/25/2019 4:06 PM

6 / 24
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88.89% 16

11.11% 2

Q7 For Area 4, do you agree with the concept of expanding the
City’s Planning Area and applying the Business Industrial Park and

Commercial Mixed Use designations and the new Industrial and
Agricultural Industrial designations in the Planning Area’s northwestern
area to support additional employment opportunities in proximity to an

existing employment center, the development of a mixed use center for
the city’s future northwestern neighborhoods, and the classification of

agricultural-processing uses apart from conventional agricultural
activities?

Answered: 18 Skipped: 1

TOTAL 18
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Q8 Please explain why you agree or disagree with this concept/approach.
Answered: 10 Skipped: 9

# RESPONSES DATE

1 Good to include the designation of agricultural areas and agricultural-processing areas 3/14/2019 12:42 PM

2 There is a lot of open land in this area, I think it would be nice to have some vineyards with wine
tasting rooms. If you look at areas like Livermore this has been a success.

3/11/2019 2:24 PM

3 Farms are good 3/9/2019 8:12 PM

4 Build out and development of this area which has not been a focus previously. Accessibility via
highway and French Camp Rds and railroad and airport make it an ideal location for the suggested
preferred land use.

3/8/2019 7:46 PM

5 Only with planned improvement to existing roads and additional roads being added. 3/8/2019 6:24 PM

6 Good idea, good location for such. 3/6/2019 9:23 PM

7 However, I would suggest that the plan include an ag-land boundary designation to create a buffer
between adjacent jurisdictions.

2/27/2019 9:00 PM

8 Logistically makes sense 2/26/2019 8:17 PM

9 We need the jobs. We need to preserve our town's agricultural history. 2/25/2019 11:01 PM

10 All new warehouses should be to the west of Hwy 99. 2/25/2019 4:06 PM
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77.78% 14

22.22% 4

Q9 For Area 5, do you agree with the concept of applying the Business
Professional, Industrial, Commercial Mixed Use, Medium Density
Residential, and High Density Residential designations to support
additional employment opportunities within proximity to an existing

employment center, the development of commercial and residential uses
within close proximity to the FEZ and Kaiser campus, and transit-oriented

development around a planned commuter rail station?
Answered: 18 Skipped: 1
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Q10 Please explain why you agree or disagree with this
concept/approach.

Answered: 11 Skipped: 8

# RESPONSES DATE

1 Again, I like mixed use. The commuter rail station is a great addition. Please take into account
increased traffic

3/14/2019 12:42 PM

2 Creating additional employment opportunities within the city limits of Manteca, with an incentive for
employers to hire residents of Manteca, will help quality of life and further reduce additional traffic
burdens on 120 and city streets.

3/14/2019 8:00 AM

3 With this being a family entertainment I think the added facilities would be a good idea. A
commuter rail station would be a bonus.

3/11/2019 2:24 PM

4 Leave airport way alone 3/9/2019 8:12 PM

5 Another area that has pretty much been neglected or avoided in city build out,. It does need land
use planning.and this would satisfy that, Based on the FEZ being built and a need for some lower
cost housing and housing which supports workers in the city this seems reasonable. The city areas
need to be balanced and this would bring forward this area.

3/8/2019 7:46 PM

6 Parking, parking, parking. Over use for both residential and commercial reasons must take parking
into account!

3/8/2019 6:24 PM

7 Love it! Matches Great Wolf et al. This might give us hot place to attract VISITORS (not more
residents).

3/6/2019 9:23 PM

8 Good. 2/27/2019 9:00 PM

9 Do not want more transients and drug addicts near my residence is an ongoing issue with BART 2/26/2019 8:17 PM

10 As long as it's done in a way, that improves conditions, and provides us with much needed
affordable housing. As long as roads and parking are adequately added, to meets the needs of the
growth.

2/25/2019 11:01 PM

11 Good planning 2/25/2019 4:06 PM
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72.22% 13

27.78% 5

Q11 For Area 6, Do you agree with the concept of applying the
Commercial, Commercial Mixed Use, Medium Density Residential, and
High Density Residential designations along Atherton Drive and Union
Road to create, in combination with The Promenade, a mixed use town
center for the southern portion of the city, and the development of multi-

family residences within proximity to jobs and services?
Answered: 18 Skipped: 1

TOTAL 18
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Q12 Please explain why you agree or disagree with this
concept/approach.

Answered: 10 Skipped: 9

# RESPONSES DATE

1 Yes. I agree. However, I live in eastern Manteca, so probably will not have much to do with this
area as I don't travel in this area much now

3/14/2019 12:42 PM

2 I agree with the concept of filling the empty shops at Orchard Valley Promenade center. Adding a
grocery store in the area is also a must, Whole Foods or Trader Joe's would be excellent choices.
I strongly disagree with adding high or medium density housing into the area. I came from an area
like that in the bay area, that was my reason for moving away from that. There will be a severe
increase in traffic, even with improved roadways and intersections the traffic will still be terrible. I
think this would have an adverse effect for this particular area. There is already enough high
density housing on East Atherton and Van Ryn ave. Please no more high density in this area,
especially just east of Bass Pro on Atherton dr.

3/11/2019 2:24 PM

3 No more 3/9/2019 8:12 PM

4 Because right now Orchard Valley Shopping Ctr is pretty much not a shopping hub. It needs focus
and where residents and travelers are drawn to go, A town center would help. Further build up of
the area would also help it along, Not mentioned but I am throwing it in, there needs to be shops,
businesses, retail with interest. It is somewhat boring at present save Bass Pro and the theater.

3/8/2019 7:46 PM

5 Medium density residences yes, high density residencies NO! 3/8/2019 6:24 PM

6 I want more stores. I want to see Promenade full. 3/6/2019 9:23 PM

7 The location of high density residential in proximity to jobs is always a good idea. 2/27/2019 9:00 PM

8 Need grocery/drug store on both sides of bypass 2/26/2019 8:17 PM

9 As long as housing is affordable. Roads and parking are adequate. Town solid waste is extended,
to be able to handle the growth. The police force is increased to adequately police the city. Plus,
we need variety. Businesses we don't already have. We need places for kids to safely be
entertained. We need places for families to enjoy. We need adequate roads and parking.

2/25/2019 11:01 PM

10 Good planning 2/25/2019 4:06 PM
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88.89% 16

11.11% 2

Q13 For Area 7, do you agree with the concept of applying the Industrial
and Public/Quasi-Public designations along the Highway 120/East

Yosemite Avenue corridor on the eastern side of the Planning Area to
identify existing employment-generating uses and supports the

development of additional job-creating uses within the established
employment area?

Answered: 18 Skipped: 1
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Q14 Please explain why you agree or disagree with this
concept/approach.

Answered: 9 Skipped: 10

# RESPONSES DATE

1 Love this plan, as this is where I live and am hoping one day I could work in Manteca and dump
the long, awful commute I have now

3/14/2019 12:42 PM

2 . 3/9/2019 8:12 PM

3 Not too familiar with parts of this area but another area that needs planning id along E Yosemite.
Make more cohesive. Better signage. As far as the Austin Rd, I am not familiar but makes sense to
build out area and maximize industrial use. Highway access is there.

3/8/2019 7:46 PM

4 The area is well suited for this type development 3/8/2019 6:24 PM

5 Leave this area green, primarily agricultural. It makes a nice drive and a beautiful start to a trip to
Yosemite NP. It would be a good place to add parks and walking trails.

3/6/2019 9:23 PM

6 Locating such uses in proximity to major transportation facilities is good planning. 2/27/2019 9:00 PM

7 Agree 2/26/2019 8:17 PM

8 As long as it's purposely built, adequately prepared for, and not going to remain vacant. We need
proper roads and parking.

2/25/2019 11:01 PM

9 Good planning 2/25/2019 4:06 PM
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88.24% 15

11.76% 2

Q15 For Area 8, do you agree with the concept of applying the Business
Industrial Park and Industrial designations within the north-central portion
of the Planning Area to support the creation of a new employment center

that is well-located for access to Highway 99?
Answered: 17 Skipped: 2
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Q16 Please explain why you agree or disagree with this
concept/approach.

Answered: 8 Skipped: 11

# RESPONSES DATE

1 Yes, please bring higher income jobs here 3/14/2019 12:42 PM

2 Need more jobs 3/9/2019 8:12 PM

3 Same reasons as no 4 3/8/2019 7:46 PM

4 Providing the right type of industry is placed there. That is warehousing, light manufacturing,
storage areas.

3/8/2019 6:24 PM

5 Generally, I want to see the NE quadrant (east of 99/Lathrop to Yosemite) green. We should not
build on every parcel of land in and around Manteca. Save something for the gophers. :)

3/6/2019 9:23 PM

6 Again, locating jobs-based development near major transportation facilities is good planning. 2/27/2019 9:00 PM

7 I'm also in support of creating an outreach hub for our homeless population. A place for them to
receive needed services.

2/25/2019 11:01 PM

8 West of Hwy 99 2/25/2019 4:06 PM
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70.59% 12

29.41% 5

Q17 Do you agree with the concept of removing the Urban Reserve
Overlay from priority growth areas, relocating the overlay to other, more

distant future growth areas within the Planning Area, reverting other
outlying areas to the Agricultural designation, and applying the Open

Space designation to planned levee improvements to support the city’s
orderly and cost-conscious growth, the protection of land for agricultural

uses, and the allocation of land for flood prevention?
Answered: 17 Skipped: 2

TOTAL 17
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Q18 Please explain why you agree or disagree with this
concept/approach.

Answered: 9 Skipped: 10

# RESPONSES DATE

1 I would need more detail to understand these changes, so am trusting these are good for all.
Please include in all plans more parks, another dog park or two, various kinds of parks, just open,
beautiful spaces like the Tidewater Bikeway, etc. Love these areas.

3/14/2019 12:42 PM

2 Within the next 10 years, population expansion is inevitable and the city must plan for this future
growth expectation.

3/14/2019 8:00 AM

3 Leave it alone 3/9/2019 8:12 PM

4 Not sure I fully understand this concept; however, if maintaining a solid area for agriculture and
much needed water, it sounds good.

3/8/2019 6:24 PM

5 Not quite sure about this... I will have to call and get a better understanding... Also, I need a map
that is easier to follow...

3/6/2019 9:23 PM

6 The need to address the flood and ag issues is very important in the planning for development of
urban areas.

2/27/2019 9:00 PM

7 Please protect the farmlands 2/26/2019 8:17 PM

8 It must be done properly and efficiently. It must cause no harm. It must be the best option for the
good of our city, and the agricultural population

2/25/2019 11:01 PM

9 No new growth in flooding areas. 2/25/2019 4:06 PM
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Q19 What is your age?
Answered: 19 Skipped: 0
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94.74% 18

5.26% 1

Q20 Are you a resident of Manteca?
Answered: 19 Skipped: 0

TOTAL 19

# NO, I RESIDE IN THE CITY OF... DATE

1 Ripon 2/27/2019 9:00 PM

Yes

No, I reside
in the City...
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38.89% 7

61.11% 11

Q21 Do you work in Manteca?
Answered: 18 Skipped: 1

TOTAL 18

# NO. I WORK IN THE CITY OF... DATE

1 commute to Oakland, SF, Sac for court reporting work 3/14/2019 12:42 PM

2 Remote worker that travels for work 3/14/2019 8:00 AM

3 Retired 3/11/2019 2:24 PM

4 Dublin 3/10/2019 8:40 PM

5 retired 3/8/2019 7:46 PM

6 retired 3/8/2019 6:24 PM

7 Retired 3/8/2019 5:33 PM

8 Housewife 3/6/2019 9:23 PM

9 retired. 2/27/2019 9:00 PM

10 Disabled SAHM who volunteers at SHFB and Agape Villages 2/25/2019 11:01 PM

11 Retired 2/25/2019 4:06 PM

Yes

No. I work in
the City of...
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15.79% 3

84.21% 16

Q22 Did you attend one or more of the General Plan Update
neighborhood workshops?
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TOTAL 19

Yes

No

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES

Yes

No

22 / 24

Manteca Land Use Alternatives



10.53% 2

89.47% 17

Q23 Did you attend one or more of the General Plan Advisory Committee
meetings?

Answered: 19 Skipped: 0
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Q24 Is there anything else you want to share related to the General Plan
Update?

Answered: 12 Skipped: 7

# RESPONSES DATE

1 I love our library and would love to see it get the TLC it deserves. Please keep in mind parks and
green spaces of all kinds to encourage not just human enjoyment but perhaps nature areas for
bees, butterflies, birds--such as specific plantings of native and drought-tolerant plants that help
wildlife (i.e., milkweed for butterflies). Also, please plan better than the example of the shopping
area at East Commerce and Yosemite (where Bank of the West is, etc.) Already too built up and
yet another storefront is going in. The parking area is too small. (Have you seen how many full cab
pickups park in these tiny spaces?) There is not enough parking for the bank, Chipotle, etc. Lines
for In N Out often pile out into the tiny street here. McDonalds relocated on this ever busier corner
was a crazy approval. And now big semis turn into Commerce. Also you need to take into account
that oftentimes drivers in this town do not go around left-turners at lights and just wait for the left-
turner to clear the way. Streets with designated left-turn lanes would help solve this problem of
lack of initiative by drivers. Always keep in mind the need for housing for homeless, especially vets
whom research has shown need their own spaces, and housing for those of us whose incomes
continue to tank. Thank you.

3/14/2019 12:42 PM

2 The residential growth seems to be outpacing the need for police and emergency services. We
need smart controlled growth. Something needs to be done about the homeless population in the
downtown area. People will not bring their families downtown until this problem is cleaned up.
Worrying about your car getting broken into and the garbage laying around isn't a good feeling so
in the end people will go elsewhere for entertainment.

3/11/2019 2:24 PM

3 No more neighborhoods there are to many houses 3/9/2019 8:12 PM

4 this survey was far from being user friendly 3/8/2019 7:46 PM

5 Projected project implementation dates and expected population growth. 3/8/2019 6:24 PM

6 I found it confusing as to the areas in question with each of the land uses. For me it would have
been much easier of the color of the area in question was shown next to each area.

3/8/2019 5:33 PM

7 I do attend City Council meetings sometimes. I will try to make more City meetings. Regarding
infrastructure: We need a hwy 99 entrance/exit at Louise. It would be helpful to have "service
roads" along Hwy 120, particularly in front of the Orchard Valley Promenade Center. When you
work on Area 4 and 5, please make room for a Cracker Barrel restaurant. I hope someone is
soliciting them. We need one! No kidding.

3/6/2019 9:23 PM

8 While the Land Use Plan does not specifically address certain public service (i.e., fire, police,
school) locations, it is extremely important to incorporate such uses in the future development of
the community.

2/27/2019 9:00 PM

9 More high quality schools please 2/26/2019 8:17 PM

10 We must improve things. Wise decisions are necessary. Growth needs to be at a heargly rate. Our
roads, parking, solid waste, and law enforcement need to be adequate for the size of our city. We
need more family friendly places for families to go, and for kids to go. We need to improve our
roads and our parking. We need to be smart about this.

2/25/2019 11:01 PM

11 I Mary Meninga and Mr and Mrs Preston are requesting our property be changed from R1 to
Commercial land use which is consistent with the land use to the current land use west of our
properties. My address is 915 W. Lathrop Road Manteca Ca.

2/25/2019 4:06 PM

12 We need a supermarket over here off of 120 and Union by jc penneys or something. 2/25/2019 1:36 PM
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Planning Commission 

Tuesday, March 26, 2019 – 7:00 pm 

City of Manteca Council Chambers, 1001 W. Center St, Manteca, CA  95337 

NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Manteca will hold a public 
hearing in the Council Chambers at City Hall on Tuesday, March 26, 2019 at 7:00 p.m to 
consider a recommendation to the City Council regarding the General Plan Advisory Committee 
(GPAC) Preferred Land Use Map for inclusion in the Public Review Draft General Plan and for 
further study and evaluation in the General Plan Environmental Impact Report. The GPAC 
Preferred Land Use Map is available for review at City Hall, 1001 West Center Street, Manteca, 
CA 95337 and on the General Plan Update website at https://manteca.generalplan.org.  

The final agenda packet for the meeting will be available for public review in the lobby of the 
Community Development Department (CDD) at 1001 W. Center St., and on the City’s website at 
www.ci.manteca.ca.us no less than 72-hours prior to the Planning Commission meeting.  Any 
materials submitted after distribution of the agenda packet will be made available for public 
review in the CDD during normal business hours and will be available for review at the Planning 
Commission’s meeting. Such documents are also available on the website subject to staff’s 
ability to post the documents before the meeting.  

For more information in regard to the Manteca General Plan Update or this notice, please refer 
to the Manteca General Plan Update website, or inquire at the Community Development 
Department, 1001 W. Center Street, Manteca, CA 95337, or call (209) 456-8500, or E-mail: 
planning@ci.manteca.ca.us.   

In compliance with the Americans with Disabilities Act, if you need special assistance to 
participate in this meeting, please call (209) 456-8500. Notification 48 hours prior to the 
meeting will enable the City to make reasonable arrangements to ensure accessibility to this 
meeting (28 CFR 35.102-35.104 ADA Title II).  

If you challenge the decision on the Preferred Land Use Map in court, you may be limited to 
raising only those issues you or someone else raised at the public hearing described in this 
notice, or in written correspondence delivery to the Planning Commission at, or prior to, the 
public hearing. 

P UB L IC  N O T I C E  

mailto:planning@ci.manteca.ca.us
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