





























NoveMBER 2009 LAND USE CHAPTER

Commercial Zoning Districts

Neighborhood Commercial (C-1) — intended to provide retail commercial areas for the
sale of goods and services which meet the daily needs of a trade area of one or more
adjacent residential areas and to regulate these areas to protect adjacent residential
areas from unreasonable obstruction of light and air, excessive noise, and visually
incompatible structures and uses. Principal uses include locally oriented businesses or
service establishments, commercial parking lots, and parks. Minimum lot sizes for all
dwelling uses include: interior lots; six thousand (6,000) square feet, corner lots; six
thousand five hundred (6,500) square feet; and interior and corner lots within the
boundaries of the City’s 1913 first official City map; five thousand (5,000) square feet.
For all uses other than dwellings the lot size is undetermined, but must be sufficient to
provide the minimum yard, parking, and landscaping requirements as specified in the
City Code (Sections 36-24 and 36-25).

Central Commercial (C-C) — intended to create a special shopping and historic district
that caters to tourists and visitors to Oakdale and also provides new and unique
shopping opportunities for the community. Principal uses include hotels and motels,
grocery stores, farmer’s markets, department stores, sporting goods stores, retail shops,
specialty shops, public buildings, professional offices, information centers, transit stops
medical offices, banks, and parks. There is no minimum lot size.

General Commercial (C-2) — intended to provide transient residential uses, which are
appropriate and dependent on thoroughfare travel, and heavy commercial uses and
service necessary within the City but not suited to other commercial districts. Principal
uses include those in the C-1 and C-C Districts and automobile lots, boat sales,
automobile service stations, restaurants and drive-in restaurants, public or commercial
recreation facilities, and amusement/entertainment centers. Minimum lot sizes are the
same as in the C-1 District.

Neighborhood Office (N-O) — intended to provide an area for professional and general
offices, residential uses, and for uses located in close proximity to associated uses, such
as hospitals or public offices. The N-O District was established for the purposes of
selectively providing for well-planned land uses to be located between older residential
neighborhoods and existing higher intensity nonresidential areas, such as corridor
commercial, shopping center commercial, downtown commercial, and industrial areas.
The N-O District provides for sites with yard, open space and architectural requirements
similar to those in residential districts. Principal uses include medical and dental clinics,
studios for artists/designers/writers, small family day-care homes, public safety facilities,
and banks/savings and loans. The minimum lot sizes for all dwelling units are the same
as the R-3 District. For all other uses the lot size is undetermined, but must be sufficient
to provide the minimum yard, parking, and landscaping requirements as specified in the
City Code (Sections 36-16.6.J, 36-24, 36-25).

Mixed Use (MU) — For a description of the MU zoning district reference the East F Street
Specific Plan.

Industrial Zoning Districts

Limited Industrial (L-M) — intended to provide space for the limited types of
manufacturing, wholesale, and storage activities that will not be detrimental to activities
in adjacent commercial or residential neighborhoods by reason of, but not limited to
excessive noise, smoke, odor, dust, vibrations, fumes, glare, or gas. Principal uses
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include crop farming, pasturing of livestock, dwellings associated with crop farming and
pasturing, bottling plants, packaging, food processing, manufacturing and assembly,
printing/publishing, public utilities, wholesale stores, and storage warehouses. The lot
size is undetermined, but must be sufficient to provide the minimum yard, parking, and
landscaping requirements as specified in the City Code (Sections 36-24 and 36-25).

Light Industrial (M-1) — intended to provide space for the types of manufacturing,
wholesale, and storage activities that will not be detrimental to activities in adjacent
commercial or residential neighborhoods by reason of, but not limited to excessive
noise, smoke, odor, dust, vibrations, fumes, glare, or gas. Principal uses include
professional offices, communications equipment buildings, bottling plant, brewery,
distribution plant, flour mill, canning and storage, light manufacturing, community
centers, social halls, clubhouses, service establishments, schools, churches, hospitals,
and accessory or incidental dwellings located upon the same property as a commercial
or industrial use permitted in M-1. Minimum lot sizes are the same as in the L-M District.

Heavy Industrial (M-2) — intended to encourage sound industrial development by
providing and protecting an environment exclusively for such development subject to
regulations necessary to insure that it will not be detrimental to activities in adjacent
commercial or residential neighborhoods by reason of, but not limited to excessive
noise, smoke, odor, dust, vibrations, fumes, glare, or gas. Principal uses include those in
the M-1 District and acetylene gas manufacture and storage, acid manufacture,
ammonia, bleaching powder or chlorine manufacture, blacksmith, boiler works,
manufacture of brick, tile, concrete block and terracotta, concrete products, cotton,
natural gasoline processing, oil cloth and linoleum manufacture, oil extracting and
dehydration facilities or reduction, paint, oil, shellac, turpentine or varnish manufacture,
paper manufacture, petroleum products, storage, petroleum refinery together with
appurtenant uses, plastic manufacture, potash works, railroad repair shop, roofing
manufacture, rolling mill, soap manufacture, soda and compound manufacture, stone
mill, tar distillation and tar products manufacture, and wood processing. Minimum lot
sizes are the same as in the L-M and M-1 Districts.

Miscellaneous Zoning Districts

Public and Semi-Public (PSP) — The City of Oakdale’s City Code, Chapter 36 — Zoning
does not provide a description of the PSP zoning district.

Park (P) — The City of Oakdale’s City Code, Chapter 36 — Zoning does not provide a
description of the P zoning district.

Park/Detention (P/D) — The City of Oakdale’s City Code, Chapter 36 — Zoning does not
provide a description of the P/D zoning district.

Open Space (O-S) — intended to preserve open space recreation areas, areas of
historical and cultural value, areas devoted to the enjoyment of scenic beauty and
conservation of natural resources, and landscaped areas. Principal uses include public
parks and playgrounds; cemeteries, crematories, and mausoleums; golf courses and
golf driving ranges; and flood plains. There is no minimum lot size for principal uses.

Landscape/Pedestrian Corridor (LPC) — The City of Oakdale’s City Code, Chapter 36 —
Zoning does not provide a description of the LPC zoning district.
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School (SCH) — The City of Oakdale’s City Code, Chapter 36 — Zoning does not provide
a description of the SCH zoning district.

Historical-Cultural Combining District (H-C) — intended to preserve sites and structures
with historical and/or cultural significance for the aesthetic and/or educational value, “to
include, but not limited to, any object, building, structure, site, area, or place which is
historically or archaeologically significant, or is significant in the architectural,
engineering, scientific, economic, agricultural, educational, social, political, military, or
cultural annals of California”® and the City of Oakdale. Buildings, structures, and land is
used, and buildings and structures are erected, structurally altered, or enlarged in the H-
C Combining District for all principal uses in the respective district with which the H-C is
combined.

Stanislaus County Zoning Districts

The description of the Stanislaus County Code, Title 21, Zoning Ordinance zoning district
occurring within the 2030 General Plan Study Area is provided below.

General Agriculture (A-2) — intended to support and enhance agriculture as the
predominant land use in the unincorporated areas of the county. The A-2 district
regulations are also intended to protect open space lands and ensure that all land uses
are compatible with agriculture and open space, including natural resources
management, outdoor recreation and enjoyment of scenic beauty. Single-family
dwelling(s) on parcels are permitted that meet the following criteria:

1. Parcels Less Than Twenty Acres in Size and Zoned A-2-3, -5, -10, or -20. One-
single family dwelling is permitted on all parcels that meet or exceed the
minimum building site area requirements.

2. Parcels Less Than Twenty Acres in Size and Zoned A-2-40, or -160. One-single
family dwelling is permitted with approval of a staff approval permit.

3. Parcels of Twenty Acres or More in Size. Two-single family dwellings may be
constructed on a parcel, regardless of the minimum parcel size zoning
requirement. The second dwelling shall be placed to take maximum advantage
of existing facilities including utilities and driveways. New driveways may be
authorized by the county public works department when it can be shown public
safety will not be degraded, now or in the future, based on both existing traffic
conditions and future traffic projected in the county general plan.

Planned Development (P-D) — generally intended to apply to larger scale, integrated
development as a means of providing opportunities for creative and cohesive design
concepts. The P-D District is intended to allow modification of requirements established
by other districts and diversification in the relationship of different uses, buildings,
structures, lot sizes and open spaces, while ensuring compliance with, and
implementation of, the general plan. Additional objectives of the P-D District include the
provision of development consistent with site characteristics, creation of optimum
guantity and use of open space, encouragement of good design and promotion of
compatible uses. All uses, when consistent with the County’s General Plan, will be
allowed in P-D District subject to the approval of the development plan by the Planning

8 State of California Public Resources Code, Section 5020.1, definition of “historical resource.”
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Commission. Minimum lot size, setback and parking requirements, and maximum height,
density and percentage of coverage will be established for each P-D District by the
development plan approved by the County’s Planning Commission.

REGULATORY CONTEXT

Federal and State

There is no regulatory context.

Local

City of Oakdale 2015 General Plan

The 2015 Oakdale General Plan includes the following policies that pertain to land use.

1.6 Guiding Land Use Policies

LUL1. Maintain a Planning Area Boundary which realistically reflects the probable ultimate
boundary of the City.

LU2. Ensure that the City's planning activities are coordinated with other affected or
responsible governmental agencies.

LU3. Use land and other resources in an orderly and efficient manner.

LU4. Discourage land use activities in the unincorporated territory within and adjacent to the
Planning Boundary which could interfere with the implementation of the General Plan.

LU5. Advance an architectural and personality component for future planning (i.e., porches to
enhance neighborhoods...)

LU6. Encourage mixed use development involving residential and job generators.

LU7. The use of significant (public utility and power line) easements will be encouraged so
that multiple use of the easements for bicycle paths and urban trails may be possible.

LU8. Choose boundaries that have natural or logical barriers.
Residential

LU9. Encourage safe, attractive residential areas that provide for the diverse needs of the
community.

LU10. Conflicts between residential development and other land uses shall be minimized.

LU11. In general, higher density residential uses to promote infilling should be encouraged
near commercial development and major collector and arterial streets to locate
population concentrations within reasonable proximity to services and amenities.

LU12. Innovative residential developments, such as the clustering of units, patio homes, zero-
lot line, and manufactured units, should be encouraged when such developments
demonstrably contribute to the fulfilment of the General Plan objectives.
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LU13.

Incentives should be provided to encourage the development of low- and moderate-
income housing and/or housing for senior citizens.

Commercial

LU14.

LU15.

LU16.

LU17.

LU18.

LU19.

Provide commercial areas in appropriate location to serve the Oakdale market area(s).
Preserve and enhance the downtown core (C-C District Area).

Encourage high quality commercial developments which are compatible with
surrounding land uses to meet the needs of the community.

Commercial development along Yosemite Avenue and Highway 108/120 should be
designed to facilitate maximum on-site traffic movement.

Encourage the renovation of substandard commercial facilities and the use of vacant
structures.

Promote business retention and determine the type of businesses compatible to our
area and develop business generators to attract new businesses.

Industrial

LU20.

LU21.

LU22.

LU23.

LU24.

LU25.

LU26.

Protect designated industrial areas from encroachment of incompatible land uses, so as
to assure Oakdale long-term economic viability.

Develop attractive industrial areas where adequate rail and road transportation systems
are available.

Ensure that new industrial development occurs with high development standards to
achieve compatibility with surrounding land uses.

A wide variety of parcel sizes should be made available in the City's industrial areas.

Discourage industrial development which would adversely affect the ability of the City or
another public agency to provide services, or have a significant adverse effect on the
environment.

Areas around the Airport designated Commercial shall not be developed until the Airport
Master Plan is updated to insure appropriate standards and recommendations can be
considered.

Approval of industrial developments shall be linked to infrastructure available or
programmed.

Open Space

LU27.

LU28.

Ensure the conservation of lands designated for open space and/or recreation uses.

Areas around the Airport designated Commercial, shall not be developed until the Airport
Master Plan is updated to insure appropriate standards and recommendations can be
considered.
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LU29. Protect, restrict, enhance and expand appropriate lands for passive and active

recreational use through open space zoning, easements and/or public dedication or
purchase.

Public Facilities

LU30. Ensure that adequate public facilities are available and provide efficient services

throughout the City.

LU31. All major new public facilities and improvements should be carefully planned and

included in a capital improvement plan.

LU32. Higher population concentrations shall be located within reasonable proximity to services

1.7

and amenities.

Land Use Implementation Policies

The Land Use map for the area east of South Stearns Road, outside of the City's 20-year
Boundary, is a composite of two parallel land use policy scenarios. Depending on which
Bypass route implemented the following clarifies Figure 1-2 per Figure 1-3:

a. 120 Bypass Corridor #1: East of South Stearns, to the general Atlas Road alignment, to
be designated Reserved SF LDR, LDR, MDR, GC. Area outside the 20-year boundary
should be deferred from inclusion into the boundary until there is either a programmed
and funded Highway 108 bypass or local equivalent.

b. 120 Bypass Corridor(s) #2: East of South Stearns outside of the 2015 boundary are not
to considered for inclusion in the 20-year boundary. Those areas are designated
Agricultural.

Review the City's land availability and Sphere of Influence Boundary periodically.

All General Plan amendment proposals and development-related applications considered by
the City should be referred to other public agencies which could be affected by the proposed
action.

Review and comment upon any land use or public works related application submitted to or
proposed by other agencies which involves territory in or within reasonable proximity of the
City of Oakdale's planning boundary.

Encourage Stanislaus County and cities of Riverbank, Modesto and Oakdale to mutually
designate the City of Oakdale as the lead agency for purposes of processing, reviewing and
approving all urban development within the Primary Sphere of Influence and expand
Secondary Sphere Area of Interest. Except designated rural residential and estate areas
within the City Primary or Secondary Study Boundary Area.

Participate in a joint resolution for planning with Modesto, OID, local School Districts, the
County and City of Riverbank to deal with growth, orientation of development, development
of transit corridors, highway extensions and the balance of facility and land uses on a case-
by-case basis.

Eliminate existing unincorporated islands of development, and discourage the formation of
any additional such islands.
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10.

11.

12.

13.

14,

15.

16.

17.

18.

Preserve all of those areas delineated in Land Use for open space and/or recreation uses,
and all transportation corridors designated for the future extension of streets and highways,
through the use of easements, open space zoning and/or public dedication or purchase.

Prohibit strip development and encourage neighborhood commercial.

The City, the Project Area Committee and the Chamber of Commerce should determine and
attempt to provide public services and amenities to maintain and enhance the Downtown
Revitalization Area, including:

a. Improvement of circulation and parking to encourage vehicular and pedestrian shopping
traffic.

b. Improvement of the appearance of the Downtown "streetscape"” with new paving, street
trees, street furniture and facade treatments.

c. Encouragement of a Downtown that is rustic, slow-paced, personal, and inviting.
d. Preservation of existing Downtown vintage buildings.

e. Maximize economic development and use of parking through the encouragement of
mixed use commercial planning.

Consider establishing a mixed use overlay zone to provide opportunities for mixing
residential and job generator developments.

To facilitate opportunities for apartments and mixed use concepts: Areas within the
Commercial land use designation also should be considered for multi-family uses. For strip
commercial multi-family units shall be restricted to the second story and senior housing.

Develop land use compatibility and buffer criteria that either ensures compatibility or lessens
the conflicts between uses.

During rezoning and development approvals ensure adequate buffers or setback and
screening exist between residential and industrial uses. Where appropriate consider use of
railroad rights-of-way, water courses, and utility easements as part of this buffer.

Locate lower density residential adjacent to open space and agricultural areas and locate
higher density development in close proximity to commercial areas. Amend the City code to
require multi-family proposals having five or more units, immediately adjacent to a
elementary or junior high school site to go through the Use Permit process.

Prepare commercial and industrial development guidelines which promote lot consolidations
in older City areas and comprehensive master planning.

Continue the activities of the City Redevelopment Agency in focusing on projects where a
public/private partnership is welcomed.

Work with local merchants within the Redevelopment Area to develop a strategy for
developing and retaining businesses in the downtown, utilizing Redevelopment Agency
revenues to encourage desired uses to locate in the downtown area.
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19.

20.

21.

22.

23.

24,

25.

26.

Encourage the County to limit minimum parcel sizes to 20 acres for areas within the City's
20-year Boundary. Areas within the Primary Study Area Boundary identified as Reserved
should be limited to 40-acre minimum parcel sizes.

Encourage any large scale residential, mixed-use, public or golf course developments to
incorporate dual water systems.

Provide for the use of ponding basins and drainage facilities through landscaping and
incorporation of park facilities.

The School property identified, west of Crane Road, on the Land Use Map, may be
considered for connection to City sewer and water without annexation to the City.

Areas south of the railroad identified as MDR and HDR are intended to correspond to a
north/south rail crossing. Therefore zoning and development approvals can be based on
their proximity to the crossing.

That a minimum 50-foot green belt corridor is required along the south side of the railroad,
between Crane Road and area designated Industrial, for use both as a buffer and to
facilitate a the City's trail system for pedestrian, equestrian and bicycle use.

Help the Chamber of Commerce in attracting new, clean business to the City. Actively solicit
through the Chamber of Commerce or by the City directly, the relocation or expansion of
clean industries to our industrial parks.

Develop written agreements with surrounding cities and agencies.
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Public Works Department, Williamson Act Contract GIS data, April 2009.
Stanislaus County Code, Title 21, Zoning Ordinance, January 17, 2008.
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United States Geological Survey (USGS).

7.5-Minute Topographic Map of the Oakdale Quadrangle, California (USGS, 1968; photo
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KEY TERMS

Acres, Gross. The entire acreage of a site. Most communities calculate gross acreage to the
centerline of proposed bounding streets and to the edge of the right-of-way of existing or
dedicated streets.

Acres, Net. The portion of a site that can actually be built upon. The following generally are not
included in the net acreage of a site: public or private road rights-of-way, public open space, and
flood ways.

Buildout; Build-Out. Development of land to its full potential or theoretical capacity as
permitted under current or proposed planning or zoning designations.

Commercial. A land use classification that permits facilities for the buying and selling of
commodities and services.

Density, Residential. The number of permanent residential dwelling units per acre of land.
Densities specified in the General Plan may be expressed in units per gross acre or per net
developable acre.

Density Bonus. The allocation of development rights that allow a parcel to accommodate
additional square footage or additional residential units beyond the maximum for which the
parcel is zoned, usually in exchange for the provision or preservation of an amenity at the same
site or at another location. Under California law, a housing development that provides 20-
percent of its units for lower-income households, or ten-percent of its units for very-low income
households, or 50-percent of its units for seniors, is entitled to a density bonus.

Duplex. A detached building under single ownership that is designed for occupation as the
residence of two families living independently of each other.

Dwelling Unit. A room or group of rooms (including sleeping, eating, cooking, and sanitation
facilities, but not more than one kitchen), that constitutes an independent housekeeping unit,
occupied or intended for occupancy by one household on a long-term basis.
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Floor Area Ratio (FAR). The gross floor area permitted on a site divided by the total net area of
the site, expressed in decimals to one or two places. For example, on a site with 10,000 net sq.
ft. of land area, a Floor Area Ratio of 1.0 will allow a maximum of 10,000 gross sq. ft. of building
floor area to be built. On the same site, an FAR of 1.5 would allow 15,000 sq. ft. of floor area; an
FAR of 2.0 would allow 20,000 sq. ft.; and an FAR of 0.5 would allow only 5,000 sg. ft. Also
commonly used in zoning, FARSs typically are applied on a parcel-by-parcel basis as opposed to
an average FAR for an entire land use or zoning district.

Housing Unit. The place of permanent or customary abode of a person or family. A housing
unit may be a single-family dwelling, a multi-family dwelling, a condominium, a modular home,
mobile home, a cooperative, or any other residential unit considered real property under State
law. A housing unit has, at least, cooking facilities, a bathroom, and a place to sleep. It also is a
dwelling that cannot be moved without substantial damage or unreasonable cost.

Industrial. The manufacture, production, and processing of consumer goods. Industrial is often
divided into “heavy industrial” uses, such as construction yards, quarrying, and factories; and
“light industrial” uses, such as research and development and less intensive warehousing and
manufacturing.

Land Use Designation. A system for classifying and designating the appropriate use of
properties.

Land Use Regulation. A term encompassing the regulation of land in general and often used to
mean those regulations incorporated in the General Plan, as distinct from zoning regulations
(which are more specific).

Local Agency Formation Commission (LAFCO). A five- or seven-member commission within
each county that reviews and evaluates all proposals for formation of special districts,
incorporation of cities, annexation to special districts or cities, consolidation of districts, and
merger of districts with cities. Each county's LAFCO is empowered to approve, disapprove, or
conditionally approve such proposals. The LAFCO members generally include two county
supervisors, two city council members, and one member representing the general public. Some
LAFCOs include two representatives of special districts.

Mixed-Use. Properties on which various uses, such as office, commercial, institutional, and
residential are combined in a single building or on a single site in an integrated development
project with significant functional interrelationships and a coherent physical design. A “single
site” may include contiguous properties.

Multiple Family Building. A detached building designed and used exclusively as a dwelling by
three or more families occupying separate suites.

Overlay. A land use designation on the Land Use Map, or a zoning designation on a zoning
map, that modified the basic underlying designation in some specific manner.

Parcel. A lot, or contiguous group of lots, in single ownership or under single control, usually
considered a unit for purposes of development.

Planned Development (PD). A description of a proposed unified development consisting at a
minimum of a map and adopted ordinance setting forth the regulations governing, and the
location and phasing of all proposed uses and improvements to be included in the development.
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Public and Quasi-public Facilities. Institutional, academic, governmental and community
service uses, either publicly owned or operated by non-profit organizations.

Residential. Land designated in the City or County General Plan and zoning ordinance for
buildings consisting only of dwelling units. May be improved, vacant, or unimproved. (See
“Dwelling Unit”)

Residential, Multiple Family. Usually three or more dwelling units on a single site, which may
be in the same or separate buildings.

Residential, Single-Family. A single dwelling unit on a building site.

Right-of-Way. A strip of land occupied or intended to be occupied by certain transportation and
public use facilities, such as roadways, railroads, and utility lines.

Second Residential Unit. A self-contained living unit either attached to or detached from, and
in addition to, the primary residential unit on a single lot. Sometimes called “Granny Flat.”

Setback. The horizontal distance between the property line and any structure.

Site. A parcel of land used or intended for one use or a group of uses and having frontage on a
public or an approved private street. A lot.

Specific Plan. Under Article 8 of the Government Code (Section 65450 et. seq.), a legal tool for
detailed design and implementation of a defined portion of the area covered by a General Plan.
A specific plan may include all detailed regulations, conditions, programs, and/or proposed
legislation that may be necessary or convenient for the systematic implementation of any
General Plan element(s).

Sphere of Influence. The probably ultimate physical boundaries and service area of a local
agency (city or district) as determined by the Local Agency Formation Commission (LAFCO) of
the County.

Study Area. The area of land addressed by the General Plan. For a city, the Planning Area
boundary typically coincides with the Sphere of Influence and encompasses land both within the
City Limits and potentially annexable land.

Urban. Urban areas are defined as generally those parts of the jurisdiction that are designated
in the General Plan primarily for multiple family housing, with smaller areas designated for high
density single-family homes: low to moderate density commercial/industrial uses; and many
other accompanying uses. Urban areas usually include clusters of residential buildings
(apartments and condominiums) up to three or four stories in height and single family homes on
relatively small lots. Many commercial strips along major arterial roads are considered urban
areas.

Use Permit. The discretionary and conditional review of an activity or function or operation on a
site or in a building or facility.
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Williamson Act. The Act, known formally as the California Land Conservation Act of 1965,
creates an arrangement whereby private landowners contract with counties and cities to
voluntarily restrict their land to agricultural and compatible open-space uses. The vehicle for
these agreements is a rolling term 10-year contract (i.e., unless either party files a “notice of
nonrenewal,” the contract is automatically renewed for an additional year). In return, restricted
parcels are assessed for property tax purposes at a rate consistent with their actual use, rather
than potential market value.

Zoning. The division of a city or county by legislative regulations into areas, or zones, that
specify allowable uses for rear property and size restrictions for buildings within these areas; a
program that implements policies of the General Plan.

Zoning District. A designated section of a city or county for which prescribed land use
requirements and building and development standards are uniform.
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