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Section C - Land Use 

 

in conformance to City of Manteca standards. The designated parkland in Union Ranch shall 
also serve as on-site storm water detention facilities. The function of such shall be integrated 
into the general park form. 

Special Purpose Zones, (LDR)-Public Facilities, School Site and Fire Station 

A 9-acre elementary school site is proposed to be located within Union Ranch East. It shall be 
integrated into the center of the development immediately adjacent to a 9.5 acre neighborhood 
park. A 1.0 acre fire station, to be operated by the Manteca Fire Department shall be located 
on Union Road, north of the primary community entries. 

C.4 Permitted Uses and Development Standards

Table C.4.1 provides a detailed allocation of permitted uses in each land use category. Uses 
are identified with a “C” for a conditional use permit conditionally permitted uses, “M” for a 
minor use permit, and “P” for permitted uses. Uses not identified as either “C” or “P”, are not 
permitted in the Plan Area. 

Table C.4.1 Permitted Land Use Summary 

GENERAL LAND USE 
DESIGNATION LDR LDR CMU OS P 

SPECIFIC PLAN 
CLASSIFICATION 

R-1-6 -UR R-1-WB

Residential Use Type 
Apartment P 
Boarding/Rooming House C 
Community Care Facility C 
Condominium Townhouse C 
Condominium Apartment C 
Duplex P P 
Secondary Residential Unit P P 
Senior Citizen Housing Dev. P P 
Single-family Detached P P 

Agricultural Use Type 

Crops for Use of Resident P P 

Recreational/Entertainment 
and Tourist Facilities Use 
Type 

Health Club C 
Park or Playground P P P P P 
Swimming Pool-private P P 
Tennis Court P P P P 
Theater-live C 
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Office Use Type 

Business or Professional P 
Financial Institution, incl. 
Bank, S&L, or Credit Union P 

Real Estate P 
Temporary On-site Real 
Estate Tract Sales C C C 

Medical/Dental/Optical P 
Executive Suites P 

GENERAL LAND USE 
DESIGNATION LDR LDR CMU OS P 

Clerical Support Services P 
Copy and Graphic 
Reproduction Services P 

Retail Sales Use Type 

Antiques P 
Art Gallery P 
Bicycle P 
Bookstore P 
Christmas Tree- temporary P 
Clothing and Apparel 
Computer/Communications/ 
Electronics P 

Drug Paraphernalia/ Health 
Supplies P 

Drugs and Pharmaceuticals P 
Fabric/Drapery/Upholstery P 
Floor Covering P 
Florist P 
Furniture/ Appliance P 
Gardening/Landscape Supply C M 
Gift and Card P 
Gun P 
Hardware-specialty C 
Hobbies/Craft Supplies P 
Home/Office Furnishings P 
Jewelery/Watches P 
Lapidary P 
Lawnmower C 
Leather Goods/Luggage P 
Locksmith/Lock-Key Shop P 
Movie Rental P 
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Music Records/Tapes/CD/ 
DVD P 

Musical Instruments/Lessons P 
Office Machines/Equipment C 
Paint and Wall Paper P 
Photo. Supply/Camera P 
Post Office/Packaging/ 
Delivery Service P 

Pottery/Ceramics/Statuary P 

GENERAL LAND USE 
DESIGNATION LDR LDR CMU OS P 

Shoes P 
Sporting Goods/Athletic 
Equipment P 

Stationary/Office Supply P 
Swimming Pool Supply/ 
Outdoor Furniture/Outdoor 
Cooking Equipment 

P 

Toys/Hobbies/Gifts P 
Variety P 

Food and Beverage Retail 
Use Type 

Bakery -Small P 
Brewery-Micro C 
Catering C 
Convenience Market C 
Drive in Food Market/Dairy C 
Farmers Market C 
Fruit Stand P 
Liquor Store P 
Specialties, incl. Meat/Veg./ 
Health Foods or Candy P 

Supermarket / Grocery Store C 

Eating and Drinking 
Establishments Use Type 
Bar/Tavern or Cocktail 
Lounge C 

Ice Cream Parlor P 
Refreshment Stand/Kiosk P 
Restaurant—sit down P 
Restaurant –take out P 
Drive-In and Drive-Through M 
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	C.6.1 Community Design
	Retain the existing central city core as the geographical center of the city.
	The City shall implement neighborhood design standards in the Residential districts that contribute to the overall character of the neighborhood by emphasizing residential features that enhance the sense of community, ensure a safe pedestrian orientat...
	Establish city gateway features at intersection of Lathrop Road/Highway 99, Austin Road/ Highway 99, McKinley Road/Highway 120.
	Limit uses that require Soundwalls adjacent to the highways.
	Major arterial streets shall include a common landscape theme that includes primary street trees, groundcover, sidewalks, bus shelters where required and lighting applied through out the city.
	The City shall develop special design standards for the perimeter road system comprising Lathrop Road, Austin Road, Woodward Avenue, and Airport Way to ensure their development as divided roadways.
	Provide parks and schools as distinct centers for neighborhoods.
	Provide features that distinguish one neighborhood from another, such as natural features, entry gateways, street lighting or signage.
	Provide pedestrian systems that connect the center of adjacent neighborhoods.
	The City shall ensure through design guidelines that the walls surrounding residential area neighborhoods are attractive and well designed.
	The City shall encourage mixed land uses but provide physical separation of design buffers between incompatible land uses.
	Residential neighborhoods shall be designed to provide access from the neighborhood streets to these open space corridors.
	Neighborhoods in new growth areas shall incorporate the following characteristics:
	The pedestrian and bikeway system shall be linked to other pedestrian and bikeways in adjacent neighborhoods and, ultimately, to the Citywide Pedestrian and Bikeway Trail System to provide a continuous interconnected system.
	New buildings shall be designed to be responsive to the local climate in a manner that provides shelter from sun and rain for pedestrians.
	Passive solar design features are encouraged whenever possible. Design of buildings should consider energy-efficient concepts such as natural heating and/or cooling, sun and wind exposure and orientation, and other solar energy opportunities
	Solar collectors, if used, shall be oriented away from public view or designed as an integral element of the roof structure.
	Architectural elements that contribute to a building’s character, aid in climate control and enhance pedestrian scale are encouraged. Examples include canopies, roof overhangs, projections or recessions of stories, balconies, reveals, and awnings.
	Encourage the creation of an urban forest comprised of street trees, residential lot trees, trees in non-residential parking lots and in public open space.
	Commercial centers should provide for convenient, attractive pedestrian access from street fronts and from adjacent commercial, office, and residential land uses.
	Commercial centers should provide for convenient, attractive pedestrian access within the center with dedicated pedestrian ways between all building and pedestrian spaces such as plazas, courtyards and terraces at natural gathering areas within the site.
	Commercial centers should provide for convenient, attractive pedestrian access within the center with dedicated pedestrian ways between all buildings and pedestrian spaces such as plazas, courtyards and terraces at natural gathering areas within the s...
	Integrating the pedestrian elements (walkways, plazas and terraces) with the buildings will enhance the pedestrian experience. The pedestrian relationship to building should be comfortable, convenient, and protected from extremes of sun and wind.
	Outdoor plazas or other common areas that provide space for special landscaping, public art, food service, outdoor retail sales or seating areas for patrons are encouraged in retail settings appropriate to such pedestrian activity. The plaza or other ...
	Buildings adjoining public spaces, including pedestrian ways shall be designed to allow the sun to reach sidewalks and plazas in the winter.
	Building configurations that provide “outdoor rooms”, courtyards, paseos and promenades are encouraged.
	Where practical, and in compliance with ADA standards, common areas that provide seating should be separated from the primary walkway by informal barriers, such as planters, bollards, fountains, low fences and/or changes in elevation.
	Provide minimal levels of street, parking, building, site and public area lighting to meet safety standards and provide direction.
	Provide directional shielding for all exterior lighting to minimize the annoyance of direct or indirect glare.
	Provide automatic shutoff or motion sensors for lighting features in newly developed areas.
	The City shall adopt light and glare standards that minimize the creation of new light source and annoyance of direct and indirect glare.
	Allow pockets of agricultural activity to remain within the urban areas of the city where such uses are compatible with the surrounding urban use.
	Allow use of small under-utilized parcels or undeveloped portions of parcels for temporary, seasonal agricultural activity, such as truck farms, strawberries, and small orchards.
	In order to retain a visual reminder of the agricultural heritage, the City will permit the use of non-fruiting species, such as flowering cherry and plum, as secondary accent trees in
	landscape corridors along major streets. The primary street tree shall provide a shade canopy over the street.

	C.6.2 Housing Element - General Plan Consistency
	The City shall encourage mixed use development opportunities, residential development in mixed-use neighborhoods, development that combines residential with service commercial and office uses, and the construction of second units (granny flats, carria...
	The Commercial Mixed Use (CMU) zone designation shall allow residential use. Commercial Mixed Use (CMU) zones with in infill areas may develop completely with High Density Residential (HDR) land use.
	In accordance with residential development standards of the State Government Code Sections 65583(c)(1) for factory built housing, the City shall allow mobile home and factory-built housing on a permanent foundation that meets all zoning requirements o...
	The City will maintain an adequate level of public services and infrastructure to meet the needs of existing and projected development, within the fiscal capacity of the City.
	The City shall ensure within fiscal limitations that park and recreation facility acquisitions and improvements keep pace with residential development.
	The City shall ensure that housing developments pay their own way in terms of financing public facilities and services.
	The City shall encourage the development of new housing units designed for the elderly and disabled persons to be in close proximity to public transportation and community services.
	The City shall prohibit discrimination in the sale or rental of housing with regard to race, ethnic background, religion, handicap, income, sex, age, and household composition.
	The City shall give special attention in housing programs to the needs of special groups, including the disabled, large families, the elderly, and families with lower incomes.
	The City shall promote the use of energy conservation features in the design of all new residential structures.
	The City shall encourage residential construction of durable materials and designs suited to the local conditions that will contribute to reductions of the life-cycle cost of the dwelling.
	The City shall encourage innovative building construction techniques and materials to reduce initial and ongoing housing costs and provide superior housing.
	The City shall encourage land use and circulation development patterns that facilitate the use of lower cost alternative vehicles.

	C.6.3 Circulation Element
	The City shall strive to attain the highest possible traffic levels of service (LOS) consistent
	with the financial resources available and the limits of technical feasibility. The impact of new development and land use proposal on
	LOS should be considered in the review process.
	Manteca’s target for transportation LOS is to provide City-wide average LOS of C or better, and a minimum of LOS D at any individual location. LOS C, LOS D and the other Level
	of Service ratings as defined in current traffic engineering standards. This “C average, D minimum” shall be accomplished by attempting to provide LOS C at all locations, but accepting LOS D under the following circumstances:
	a. Where construction facilities with enough capacity to provide LOS C is found to be unreasonably expensive. This applies to facilities, for example on which it would cost significantly more per dwelling unit equivalent (DUE) to provide LOS C than to...
	b. Where it is difficult or impossible to maintain LOS C because surrounding facilities in other jurisdictions operate at LOS D or worse.
	c. Where free-flowing roadways or interchange ramps would discourage use of alternate travel modes.
	d. Where maintaining LOS C will be a disincentive to use of existing alternative modes or to the implementation of new transportation modes that would reduce vehicle travel.
	Streets shall be dedicated, widened, extended, and constructed according to the Street cross-section diagrams established in the City Improvement Standards. Dedication and improvement of full rights-of-ways as shown in the Street Standards shall not b...
	Major circulation improvements shall be completed as abutting lands develop or re-develop, with dedication of right-of-way and construction of improvements, or participation in construction of such improvements, required as a condition of approval.
	Development which would necessitate roadway improvements prior to the development of lands abutting those roadway improvements shall be required to make such improvements, or participate in such improvements, as a condition of approval.
	New development will pay a fair share of the costs of street and other traffic and transportation improvements based on traffic generation and impacts on levels of service in conformance with the standards and policies established in the Public Facili...
	The street system shall be expanded in a contiguous and concentric manner to serve new development areas and provide improved circulation for existing residents.
	Street improvements will be designed to provide multiple, direct and convenient traffic routes.
	Residential and collector street intersections with collector and arterial streets shall be aligned with other residential and collector streets, where feasible, to allow light electric vehicles (NEVs), bicyclists, and pedestrians to travel convenient...
	Signals, roundabouts, traffic circles and other traffic management techniques shall be applied at residential and collector street intersections with collector and arterial streets in order to allow light electric vehicles (NEVs), bicyclists, and pede...
	Major circulation improvements which are not tied to abutting development, such as new freeway interchanges or additional freeway ramps, should be implemented ahead of, or at the same time as, major new development within the city which would otherwis...
	The City shall promote development of a perimeter road system along Lathrop Road, Austin Road, Woodward Road, and Airport Way.
	The City may allow the development of private streets in new residential projects that demonstrate the ability to facilitate police patrol, emergency access, and solid waste collection and fund on-going maintenance to the satisfaction of the Community...
	The City shall promote infill development that completes gaps in the circulation system to facilitate north-south and east-west circulation.
	Residential subdivisions with lots fronting on an existing freeway or arterial street shall provide for a separate frontage road. Developers shall build frontage roads per City Improvement Standards.
	All residential developments along the south side of the SR 120 By-pass shall be developed with a frontage road between the residential development and the freeway and provided with acceptable noise attenuation measures.
	Residential subdivisions backing onto a freeway are discouraged. Where subdivisions back on to an arterial or collector, the developer shall have the option to build a masonry wall or a
	combination wall and berm. The top of walls along freeways shall be at least eight-feet above the elevation of the freeway travel lanes. Walls and berms shall be attractive and developed for low maintenance. All such berms and walls shall be approved ...

	C.6.3 b Traffic Safety
	The creation or continuance of traffic hazards shall be discouraged in new development and other proposals requiring the City to exercise its discretionary authority.
	In the development of new projects, the City shall give special attention to maintaining adequate corner-sight distances to City street intersections and at intersection of City streets and private access drives and roadways.
	The City shall identify and remove, as feasible, obstacles limiting corner-sight distances at City street corners.
	The City shall maintain a program of identification and surveillance of high traffic accident locations, with emphasis on early detection and correction of conditions, which could potentially constitute traffic hazards.

	C.6.3 c Parking
	Ensure that there is adequate parking for normal commercial activities.
	Ensure that there is adequate parking for special events.
	Coordinate the parking area locations with the roadway, transit, pedestrian, and bikeway systems.
	Parking lots will be provided in the downtown area to provide small parking areas within easy walking distance of the businesses, rather than single large parking lot.

	C.6.3 d Transportation Alternatives
	The City should establish a safe and convenient network of identified bicycle routes connecting residential areas with recreation, shopping, and employment areas within the City.
	Provide spur or branch walkways connecting to the residential neighborhoods and primary public destinations.
	Route sidewalks so that they connect to major public parking areas, transit stops, and intersections with the bikeway system.
	Provide adequate bicycle parking facilities at commercial, business/professional and light industrial uses.
	Improve safety conditions, efficiency, and comfort for bicyclists and pedestrians. Provide shade and/or protection from wind and other weather conditions when possible.
	Wherever possible, bicycle facilities should be separate from roadways and walkways.
	The City shall limit on-street bicycle routes to those streets where the available roadway width and traffic volumes permit safe coexistence of bicycle and motor vehicle traffic.
	The City shall develop a “city-loop” Class I bike path that links Austin Road, Atherton Drive, (the proposed new road south of SR 120), Airport Way and a route along or near Lathrop Road to the Tidewater bike path and its extensions.
	The City shall extend the bicycle route north along the former Tidewater Southern Railway
	right-of-way, and any branch or connecting link.

	C.6.4 Air Quality Element
	Cooperate with other agencies to develop a consistent and coordinated approach to reduction of air pollution and management of hazardous air pollutants.
	Develop a land use plan that will help to reduce the need for trips and will facilitate the common use of public transportation, walking, bicycles, and alternative fuel vehicles.
	Segregate and provide buffers between land uses that typically generate hazardous or obnoxious fumes and residential or other sensitive land uses.
	Develop and maintain street systems that provide efficient traffic flow and thereby minimize air pollution from automobile emissions.
	Develop and maintain circulation systems that provide alternatives to the automobile for transportation, including bicycle routes, pedestrian paths, bus transit, and carpooling.
	Coordinate public transportation networks, including trains, local bus service, regional bus service and rideshare facilities to provide efficient public transit service.
	New construction will be managed to minimize fugitive dust and construction vehicle emissions.
	Wood burning devices shall meet current standards for controlling particulate air pollution.
	Burning of any combustible material within the City will be controlled to minimize particulate air pollution.
	Encourage energy efficient building designs.

	C.6.5 Resource Conservation Element
	C.6.5a Water Quality
	The City shall continue to implement water conservation standards for all commercial and industrial development.
	The city shall explore potential uses of treated wastewater when opportunities become available.
	The city shall protect the quantity of Manteca’s groundwater.
	The City shall require water conservation in both City operations and private development to minimize the need for the development of new water sources.

	C.6.5b Energy Conservation
	Develop construction and design standards that promote energy conservation.
	Conserve Public Utilities
	Conserve petroleum products

	C.6.5c Soils and Erosion Control
	Minimize soil erosion and loss of topsoil from land development activities, wind, and water flow.

	C.6.5d Water Quality
	Minimize sedimentation and loss of topsoil from soil erosion.
	Minimize pollution of waterways and other surface water bodies from urban runoff.
	Protect the quality of Manteca’s groundwater.
	Encourage participation by the County and surrounding communities in a basin-wide groundwater management study.
	Once sewer service has been extended to incorporate areas, new septic tanks shall not be permitted.

	C.6.5e Open Space
	Provide public and private open space within urbanized parts of Manteca, in order to provide visual contrast with the built environment and to provide for the creational needs of residents.
	Provide access to public open space areas.
	New development shall maximize the potential for open space and visual experiences.

	C.6.5f Agricultural Resources
	The city shall support the continuation of agricultural uses on lands designated for urban use, until urban development is imminent.
	The city shall provide an orderly and phased development pattern so that farmland is not subjected to premature development pressure.
	In approving urban development near existing agricultural lands, the City shall take actions so that such development will not unnecessarily constrain agricultural practices or adversely affect the viability of nearby agricultural operations.
	Nonagricultural uses in areas designated for agriculture should be redirected to urban areas.
	Provide buffers at the interface of urban development and farmland, in order to minimize conflicts between these uses.
	The City Shall ensure, in approving urban development near existing agricultural lands, that such development will not unnecessarily constrain agricultural practices or adversely affect the economic viability of nearby agricultural practices or advers...
	The City shall restrict the fragmentation of agricultural land parcels into small rural residential parcels except in areas designated for estate type development in the General Plan Land Use Diagram.
	The City shall discourage the cancellation of Williamson Act contracts within the Primary Urban Service Boundary line.
	The City shall not extend water and sewer lines to premature urban development, that would adversely affect agricultural operations.

	C.6.5g Biological Resources
	Minimize impact of new development on native vegetation and wildlife.
	Condition new development in the vicinity of the San Joaquin River and Wathall Slough
	to promote and protect riparian habitat, wetlands, and other native vegetation and wildlife communities and habitats.
	Discourage the premature removal of orchard trees in advance of development, and discourage the removal of other existing healthy mature trees, both native and introduced.
	Protect special-status species and other species that are sensitive to human activities.
	Allow contiguous habitat areas.
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