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LAND USE DESIGNATIONS – RESIDENTIAL DENSITY AND LAND USE INTENSITY

The following section describes the 24 land use designations that are used in the General Plan and on the accompanying Land Use Element map.

The Plan includes three different single family residential designations, and four multiple family designations.  The single family categories range from a density of rural residences on one to five acre lots up to 7.3 homes per net acre.

The Plans of multiple family (usually attached housing) designations range from duplexes low density townhouses, condominiums or trailer homes at a density of over seven units per net acre up to dense apartment projects that could contain up to 18 units per acre.

The largely commercial/industrial non-residential, job-generating land uses specified in the General Plan include seven designations:

· Three commercial (retail) designations which differentiate commercial areas from historical commercial areas or commercial recreation;

· Two office designations that again differentiate between large-scale, master planned office parks (called ”Business Park”) and other office buildings or clusters of buildings (“Office”);

· One industrial category;

· A “Mixed Use” category applied in selected areas of the County;

In addition, there is a “Public and Semi-Public” category and 8 categories that differentiate between types of non-urban uses, including rural, open space, parks, outdoor recreation, and agricultural-oriented uses.

Table 3-4 lists the 24 General Plan land use designations and the densities that are associated with each.  The designations are closely related to the density requirements defined in the County’s Zoning Ordinance, and are continuous, without gaps, across the density range.

The densities of the General Plan’s residential designations are generally defined in terms of housing units per acre.  Acreage includes all land area used exclusively for residential purposes, and excludes streets, highways, and all other public rights-of-way.  Allowable density is based on the final size of each parcel.

When calculating the allowed density of a parcel, readers should keep in mind that unique environmental characteristics may justify a reduced number of units or intensity of use than is normally allowed under the General Plan designation.  Notwithstanding this caveat, one single-family residential unit is allowed on any existing, legally created lot designated in all residential and open space categories.  Variances from the minimum lot size and dimensional requirements are provided for in the County Zoning Ordinance, in accordance with State law.

The commercial and industrial General Plan categories are defined in terms of floor area ratio (FAR).  The FAR is calculated by dividing the square footage of a building by the square footage of its lot.  Thus, a structure composed 10,000 square feet constructed on a 20,000 square foot lot has a FAR of 0.5.

Table 3-5 summarizes the relationship between the land use designations used in this General Plan and the zoning districts defined in the County’s current Zoning Ordinance.  The table outlines which specific zoning districts are already consistent with each General Plan designation and those which might be considered consistent with the Plan category, depending on the particular use.

For example, Single-Family Residential zoning district (which requires a minimum lot size for new housing units of 7,000 square feet) is already consistent with the General Plan category of “Single-Family Residential High Density,” because the zoning falls within the density mandated by the Plan designation (3.1 to 6 units per net acre).  The Planning Department shall determine plan compliance to standards found in this plan, without exceeding the total density or intensity of the project site as a whole, as specified in the General Plan.

TABLE 3-4

SUMMARY OF GENERAL PLAN LAND USE DESIGNATIONS

Land Use Plan






  Units per
 Abbreviation
Plan Designation
     Acre
SINGLE-FAMILY RESIDENTIAL

RR
Rural Residential
.2-1.0

SL
Low Density
1.0-3.0

SM
Medium Density
3.1-5.0

SH
High Density
5.0-7.0

DP
Duplex
5.1-7.3


MULTIPLE-FAMILY RESIDENTIAL 

ML
Low Density
7.3-12.0

MH`
High Density
12.0-18.0

MO
Mobile Home Park
6.0-12.0


COMMERCIAL/INDUSTRIAL                  Floor Area Ratio
CO
Commercial
.1-1.0

HC
Historic Commercial
.1-2.0

CR
Commercial Recreation
.1-1.0

OF
Office
.1-2.0

BP
Business Park
.25-1.5

IN
Industrial
.25-.67


NATURAL RESOURCE LANDS           Minimum Acreage

PN
Public Natural Resource Lands
40

TA
Timberland Areas
40

PR
Parks and Recreation
40

WR
Watershed Resource Lands
40

WA
Water 
40



DR
Deed Restricted Lands
according 





to deed

AL
Agricultural Lands
40

RA
Residential - Agriculture
5-40

OTHERS

PS
Public and Semi-Public
varies

MU
Mixed Uses
varies

1. Units per gross acre (finished lot size).

2. Floor area ratio is calculated by dividing building square footage by lot size.

TABLE 3-5

CONSISTENCY BETWEEN THE GENERAL PLAN AND THE ZONING ORDINANCE

Land Use Designation

Consistent

Could be Consistent

Single-Family Residential


-
Rural Residential
RR²
P-1


-
Low Density
      
P-1, R-1


-
Medium Density

P-1, R-1


-
High Density
R-1
P-1


-
Duplex
R-2
P-1

Multiple-Family Residential



-
Low Density
R-3
P-1


-
High Density
R-3
P-1

Mobile Home
(MHP combining district)
P-1

Commercial
C-1, C-2, RC
P-1, C-1

Historic Commercial
C-1, RC
P-1

Commercial Recreation

P-1

Office
CP
P-1

Business Park
M-4
P-1

Industry
M-1, M-2
P-1

Natural Resource Lands

· Public Natural Resource

Lands
A-1, U, GF, TP, ME
P-1


-
Timberland Areas
GF, TP, ME, U
P-1

· Watershed Resource

Lands
A-1, U
P-1


-
Water
A-1, U
P-1


-
Deed Restricted Lands
A-1, GF, TP
P-1


-
Agricultural Lands
A-1, HS, AP, ME, U
P-1, RM


-
Country Estates
RA, ME, U
P-1, RM

Public and Semi-Public
PS
P-1

Mixed Uses

1. The P-1 shall be modified to a stand alone district

2. The minimum lot size is to be 1 acre in the RR district

3. The A-1, AP, GF, TP, PS, REC and RA zones are consistent with all land use categories.

4. The HS and U districts shall be rezoned and these obsolete categories shall be repealed.

The County Ordinance Code specifies a range of uses which are allowed by right or through the granting of a land use permit within each zoning district.  A major implementation measure included in this plan calls for the County Ordinance Code to be reviewed and revised to ensure that the provisions of the code conform to the intent and spirit of the Plan.  However, as a matter of County policy, the staff reports prepared for all applications shall discuss whether the application complies with the spirit and intent of this updated General Plan.  In instances where consistency between allowable uses under current zoning and the General Plan cannot clearly be determined (due to scope, scale or use), use permit applications shall either be denied or directed to apply for a rezoning or general plan amendment.

Calaveras County Land Use Diagram

The Land Use Diagram is Figure 3-2 of this General Plan.  An oversized version of this plan map is found in the flap at the end of this document.  This General Plan Land Use Map is also located on the Community Development Department’s Geographic Information System (GIS) computer system so that larger sized localized maps can be prepared at any scale.

RESIDENTIAL USES
The General Plan Land Use Diagram utilizes seven designations of residential use, three of which describe single family densities and four describe multiple family densities or mobile homes.  The abbreviation in parentheses following the name of each land use designation is a code used on the General Plan land use map to identify the areas so designated.

The following two criteria define residential land use categories:

· Housing units per acre; and

· The population density range (persons per net acre) which is associated with the category.

The prohibitions on attached or detached structures found within the residential plan categories can be modified if found to be appropriate, to comply with the General Plan intent, and to respond to site environmental factors.

It should be noted that the Planned Development ordinance is intended to provide flexibility of site design, building massing, setbacks, height, etc.  The Planned Development District projects may be approved in any of the land use categories, provided that the overall density or floor area ratio of the project is within the range specified in the appropriate general land use category.

Allowable land use within the following residential land use categories consist of residential uses based on the density range for that specific category.  Other allowable uses that can be established within residentially designated lands include public uses (e.g. public buildings, deed restricted lands or parks), semi-public uses (e.g. religious structures, utility facilities, community buildings) and agricultural uses are allowed until the land is ready for development.

The residential land use designations are as follows:

A.
Rural Residential (RR)
This designation allows for a range of lot sizes with the smallest being one acre and up to five acres in size.  Unique environmental factors may justify larger lots.  With an average of 2.5 persons per household, population density would normally range between .46 to 3 persons per acre.

Primary land uses which shall be permitted in this designation include detached single-family homes and accessory structures, and the keeping of a limited number of livestock, consistent with a rural lifestyle.  Secondary uses generally considered to be compatible with very low density homes may be allowed, including home occupations, small residential care and child care facilities, secondary dwelling units and other uses and structures incidental to the primary uses.

B.
Single-Family Residential-Low Density (SL)
This designation allows a range of 1.0 to 3.0 single-family units per acre.  Unique environmental characteristics of a parcel may justify larger lot sizes.  With an average of 2.5 persons per household, population densities would normally range from about 3 to about 9 persons per acre.

Primary land uses which shall be permitted in this designation include detached single-family homes and accessory structures.  Secondary uses allowed, including home occupations, small residential care and childcare facilities, secondary dwelling units, and other uses and structures incidental to the primary uses.

C. Single-Family Residential - Medium (SM)

This designation allows between 3.1 and 5.0 single-family units per acre.  Sites can range up to 7,000 square feet.  With an average of 2.5 persons per household, population densities would normally range from about 9 to 14 personal per acre.

Primary land uses which shall be permitted in this designation include detached single-family homes and accessory structures.  Secondary uses allowed, including home occupations, small residential care and childcare facilities, secondary dwelling units, and other uses and structures incidental to the primary uses.

D.
Single-Family Residential-High Density (SH)
This designation allows between 5.1 and 7.3 single-family units per acre.  Sites can range up to 7,000 square feet.  With an average of 2.5 persons per household, population densities would normally range from about 9 to about 18 persons per acre.

Primary and secondary land uses which shall be permitted in the Single-Family Residential-High Density designation are the same as above in (b).  In addition, in specified areas of the County with conventional zoning attached single family units (duplexes or duets) may be allowed.

E.
Duplex (DP)

This designation allows for the construction of attached two family structures commonly called duplexes.  Unique environmental factors may justify larger lots; especially if public water and sewage services are limited.  Maximum lot size is a duplex per 7,000 square feet with an average of 2.5 persons per household.  Population densities would normally range from about 15 to 30 persons per acre.

F.
Multiple-Family Residential-Low Density (ML)

This designation allows between 6.1 and 12 multiple family units per net acre.  With an average of 2.5 persons per unit, population densities would normally range between about 15 to about 30 persons per acre.

Primary land uses shall include attached single-family residences (such as duplexes or duets), multiple family residences such as condominiums, town houses, apartments, and accessory structures normally auxiliary to the primary uses.  Secondary land uses which do not conflict with primary uses may be allowed, second dwelling units, home occupations, and group care and/or child care facilities.

G.
Multiple-Family Residential-High Density (MH)
This designation allows between 12.1 and 18 multiple family units per acre.  With an average of 2.0 persons per unit, population densities would normally range between about 24 to about 36 persons per acre.

Primary land uses shall include attached single-family residences (such as duplexes or duets), multiple family residences such as condominiums, town houses, apartments, and accessory structures normally auxiliary to the primary uses.  Secondary land uses which do not conflict with primary uses may be allowed, second dwelling units, home occupations, and group care and/or child care facilities.

H.
Mobile Home Parks (MO)
This designation allows up to 12 mobile home units per net acre.  Minimum site size is 3 acres for a mobile home park.  With an average of 1.8 persons per unit, population densities would normally range up to 22 persons per acre.

COMMERCIAL/OFFICE/INDUSTRIAL USES
This General Plan designates five non-residential, job-generating land use activities.  The designations are described in terms of uses allowed; the maximum coverage that a building may occupy on the parcel; the maximum floor area ratio; and the average number of employees per gross acre that could be expected.

A.
Commercial (CO)
This designation allows for a broad range of commercial uses found in smaller scale neighborhood, community and thoroughfare commercial districts, including retail and personal service facilities, limited office and financial uses.  Public, semi-public and religious uses are also appropriate.  Multiple family uses can be considered if allowed by local area policies.  The following standards shall apply to uses in this designation:


1
maximum site coverage:


40 percent


2
maximum building height:


35 feet

3
maximum floor area ratio:


1.0


4
average employees per gross acre:
160 employees

B. Historic Commercial

This designation reflects the historical nature of several of our commercial centers or areas of commercial activity that reflect a Mother Lode style of commercial activity.  Uses allowed are the same as in the Commercial designation.  Typically store frontage presses up to the public right-of-way and parking occurs on the street frontage or in parking lots off the commercial properties.  Generally in front parking shall not be allowed this designation.  New commercial properties shall be built in a consistent fashion to the existing buildings.


1
maximum site coverage


90%


2
maximum building site


30 feet


3
maximum floor area ratio


2.0


4
average employees per gross acre
50 employees

C. Commercial Recreation (CR)

This designation allows a range of privately operated recreational uses of character, including marinas and similar facilities, campgrounds, golf courses, caverns, outdoor sports and athletic complexes.  The following standards apply to these areas:


1
maximum site coverage:


40 percent


2
maximum building height


35 feet


3
maximum floor area ratio


1.0


4
average employees per gross acre:
15 employees

D.
Office (OF)

This designation allows office facilities of an administrative character including branch and head offices, multi-tenant structures and similar uses, and medical offices.  The following standards apply:

1
maximum site coverage:


80 percent

2
maximum building height:


50 feet

3
maximum floor area:


1.5 feet

4
average employees per gross acre:
100 employees

E.
Business Park (BP)

This designation allows a mix of commercial, office, public and semi-public, and light industrial uses, which, by the high quality of their development and the nature of their operations, demonstrate compatibility with adjacent commercial and residential uses.  In addition, smaller commercial establishments which serve on-site employees such as business services and local-serving retail uses are allowed.  Adherence to landscaping, buffering and design standards provides the means for achieving a high level of amenity for employees and neighboring uses.  The following standards apply:

1
maximum site coverage:


40 percent

2
maximum building height:


60 feet

3
maximum floor area ratio:


1.5

4
average employees per gross acre:
100 employees

F.
Industry (IN)
This designation allows for a range of industrial activities such as processing, packaging, machinery repair, fabricating, distribution, warehousing and storage, research and development, and similar uses.  Proposed industrial uses which emit smoke, noise, light, or pollutants will require a conditional use permit.  All industrial property shall be served by public sewer and water connections.  The following standards apply:

1
maximum site coverage:


60 percent

2
maximum building height:


50 feet

3
maximum floor area ratio:


0.67

4
average employees per gross acre:
60 employees

NATURAL RESOURCE LANDS

A total of eight land use designations have been defined for Natural Resource uses.  These use designations generally comprise non-urban uses.  They categorize the unique differing nature uses of rural lands throughout the county.  The Parks and Recreation and Deed Restricted Lands include properties found in both rural and more urbanized areas.

A.
Public Natural Resource Lands (NR)

As the title implies this designation reflects lands that are located within National and State Forests and Bureau of Land Management property (NOTE: some lands of this ownership are designated Watershed Lands where that appears to be their primary purpose).  These lands are publicly protected properties whose purposes include habitat and resource protection, forestry, mineral production, agriculture, public uses and low intensity recreation uses.  There are no density or intensity use calculations provided since the long term uses are anticipated to remain under public control over time. Should the Federal Government divest itself of some of these lands, the uses allowed will continue to be limited to these uses or one single family home for each legal parcel.  A General Plan Amendment would be required to consider other more intense proposals for the use of theses lands. 

B.
Timberland Areas (TA)
Substantial acreages with the County, in private ownership, have as a primary purpose forest products production.  These areas are also characterized by having important habitat values.

Access to these properties is very limited and there are no public utilities that serve these areas.  Their continued use for the forest products production is supported by this plan category.  Future harvesting of forest products will need to be reviewed in the context of environment impacts on the adjacent community, the habitat, and the adequacy of the road system.  Mineral resource production is allowed in these areas with appropriate permits.

While the minimum lot parcel size in these areas is to be 40 acres, the review of parcel maps will only be considered if adequate infrastructure can be provided.  The processing of major subdivisions on these lands is prohibited unless accompanied by a general plan amendment request.

C.
Parks and Recreation (PR)
The Parks and Recreation designation includes publicly owned city, district, County and State parks facilities.  It also includes private facilities e.g. golf courses, community or homeowner associations operated facilities. 

Appropriate uses in the designation are passive and active recreation oriented activities, and ancillary commercial uses such as snack bars and restaurants.  The construction of new privately owned residences or general commercial uses, and the subdivision of land, is inconsistent with this General Plan designation.  

D.
Watershed Resource Lands (WL)
Areas designated as Watershed Resource Lands in this General Plan include the publicly owned watershed lands that surround the major reservoirs in the County. 

In order to safeguard the public water supplies and recreation capabilities of these water areas a very limited number of uses are allowed within these Public Watershed Resource areas.  These uses include extensive agriculture, primarily the grazing of livestock; intensive agriculture that does not use pesticides or chemical fertilizers; passive low intensity recreational uses such as hiking and biking as well as small-scale commercial uses (e.g. marinas and related facilities) that support picnicking, boating, hunting and fishing activities on adjacent reservoirs.  No subdivision of these lands is anticipated.

E.
Water (WA)
This designation is applied to the reservoirs and lakes found within or partially within Calaveras County.  Included are Camanche, Pardee, New Hogan, Salt Springs, Copperopolis, Tulloch and New Melones Reservoirs and smaller lakes and ponds.

Uses allowed to be applied in the Water designation include marinas, convenience stations, swimming, boating and fishing uses.  

The construction of new residences or other general  commercial uses and the subdivision of land are inconsistent with this General Plan designation. No residential or transient occupancy density is allowed in this district.

F.
Deed Restricted Lands (DR)
This designation includes privately owned properties for which future development rights have been deeded to a public or private agency.  For example, significant open space areas within planned unit developments identified as being owned and maintained by a homeowners association fall under this designation.  Lands with conservation easements on them are also included under this category.  The uses allowed on these properties include agriculture, low intensity recreation, homeowner association recreation facilities, and wildlife habitat.

The subdivision of lands under this restriction is not appropriate unless the deed restriction specifically allows for future subdivision.

G.
Agricultural Lands (AL)
The purpose of the Agricultural Lands designation is to preserve and protect lands capable of and generally used for the production of food, fiber, and plant materials.  The title is intended to be descriptive of the predominant land-intensive agricultural uses that take place in these areas, but the land use title or description shall not be used to exclude or limit other types of agricultural, open space or non-urban uses.  Farm housing is allowable.  The maximum allowable density in this category is one dwelling unit per 40 acres.  Quarries and mineral resource extraction are allowed with appropriate applications and approvals within this designation.  All existing agricultural preserves are located within this designation.

The uses that are allowed in the Agricultural Lands designation include all land-dependent and non-land dependent agricultural production and related activities.  In addition, the following uses may be allowed by issuance of a conditional use permit, which shall include conditions of approval that mitigate the impacts of the use upon nearby agricultural operations through the establishment of buffer areas and other techniques:

H.
Residential – Agriculture (RA)
This category recognizes that substantial areas have been subdivided into lots ranging from 5 acres to forty acres in size.  Each property has a right for a single family home.  Most of these properties have an agricultural or natural resource component as a secondary use.  Any new subdivision requests in these areas shall have new lots which are consistent with the predominate lot size in the immediate area where it is located.  For new parcel maps to be approved the applicant must demonstrate in their applications to the County that adequate water and septic improvements are feasible.  No new developable lots of less than 5 acres shall be approved.   The actual density to be allowed will be determined through combining districts based on site constraints, e.g., slopes below 30% or adequate well water potential, etc,

OTHER CATEGORIES

A.
Public and Semi-Public (PS)
As the title implies, the Public and Semi-Public designation includes properties owned by public governmental agencies such as community centers, libraries, schools, cemeteries, fire stations, sewer and water treatment facilities, etc.  This designation is also applied to major public transportation rights-of-way such as State Route right-of-way and other privately owned transportation and utility corridors such as power transmission lines or pipelines.

A wide variety of public and private uses are included in this General Plan category.  However, the construction of private residences or commercial 

use is not considered compatible with this designation.  Subdivision of these lands is only appropriate if it does not negatively impact the facility.

B.
Mixed Uses (MU)
The purpose of the Mixed Use designation is to provide for the integration, in a single project, of a mix of residential, commercial, office, and other uses.  In the Mixed Use category housing is usually permitted but not required.  While no areas are currently designated Mixed Use in the unincorporated area, this plan encourages future General Plan amendments with specific Mixed Use text and map boundaries.  The text will individualize Mixed Use areas to the specifics required in each specific area; this will be accomplished through future general plan amendments.

C.
No Further Subdivision Allowed Areas

The purpose of the OVERLAY designation is to indicate areas where the County has determined that no additional creation of parcels is appropriate.  The specific boundaries of land within this overlay category will be shown on the Land Use Diagram and the area involved shall have an X placed to reflect this restriction.  This overlay district can occur within any land use category or combination of categories.  Subdivision application shall not be accepted for processing new parcels within these areas.
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