
This element of the General Plan constitutes the framework for land 
use planning in Los Banos to the year 2030. To provide a context, the 
evolution of the City is described and existing land use in the City is 
summarized. The guiding principles of the land use framework, the 
General Plan Diagram, the land use classification system, and the 
buildout of this Plan to the year 2030 are then presented. The heart of 
the element, guiding policies and implementing actions, is intended 
to set the land use framework into motion and shape development for 
the next 21 years.

Existing Land UsE3.1 

Much of the existing land use pattern found in the Planning Area can 
be traced back to Los Banos’ evolution as an agriculture center within 
the Central Valley. Downtown is characteristic of an older central 
business district, incorporating a mixture of retail, public facilities, 
and older residential neighborhoods. Larger commercial, agriculture 
and newer residential neighborhoods are located further out from 
Downtown. Some industrial land is located adjacent to SR-152 and 
H-Street (Old Union Pacific Rail). Parks and schools are distributed 
throughout residential neighborhoods within the city.
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As shown in Table 3-1, single family residential land is the most sig-
nificant use of incorporated land, occupying roughly 1,675 acres and 
comprising 31 percent of land within the existing City Limits. Multi-
family residential is the second most significant residential land 
use within the incorporated area, comprising 56 acres. While agri-
cultural land comprises 842 acres or 16 percent of the land located 
within the incorporated area, it comprises up to 70 percent of the land 
located within the entire Planning Area. Government land is another 
prominent land use within City Limits, occupying approximately 
1,161 acres or 22 percent of the incorporated land, with the Los Banos 
Municipal Airport and Wastewater Treatment Plant comprising large 
portions of this land. 

Existing Developed Land Uses within Planning Area 3–1: 

Incorporated Unincorporated Planning Area1

Land Use Acreage Percent Acreage Percent
Total 

Acres Precent

Single Family Residential 1,675 31.1 207 1.4 1,883 9.2

Multi-Family Residential 56 1.0 5 0.0 61 0.3

Commercial 153 0.8 1 0.0 154 0.8

Neighborhood 
Commercial

80 1.5 27 0.2 107 0.5

Service Commercial 36 0.7 0 0.0 36 0.2

Public 1,161 21.5 545 3.6 1,705 8.4

Industrial 297 5.5 231 1.5 528 2.6

Professional Office 24 0.4 0 0.0 24 0.1

Parks 80 1.5 0 0.0 80 0.4

Agriculture 842 15.6 13,508 90.0 14,351 70.3

Other 19 0.3 44 0.3 63 0.3

Canal 77 1.4 400 2.7 477 2.3

Vacant\Unassigned 887 16.5 47 0.3 934 4.6

Total 5,387 100.0 15,015 100.0 20,401 100.0

1 Areas of the Planning Area is used for transportation facilities (highways, roads, streets, 
and railroads) are not counted.

Source: Merced County Association of Governments
Typical single family residential neighborhood.
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Source:
City of Los Banos
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The Downtown District is located between the Union Pacific rail 
corridor and Pacheco Boulevard; it is surrounded by older residential 
neighborhoods, commercial uses, schools, and parks. The major com-
mercial land uses are located along two State routes. Some industrial 
land is located in close proximity to the Union Pacific Railroad and 
Los Banos Municipal Airport. Parks of various sizes are distributed 
throughout the city, often in close proximity to schools. 

gEnEraL PLan diagram3.2 

The land use framework of the General Plan is illustrated in the 
General Plan Diagram (Figure 3-2). It designates the proposed general 
location, distribution, and extent of land uses through buildout. As 
required by State law, land use classifications—shown as color/graphic 
patterns, letter designations, or labels on the diagram—specify a 
range for housing density and building intensity for each type of des-
ignated land use. These density/intensity standards allow future street 
improvements and public facility needs to be determined. 

The Diagram is to be used and interpreted only in conjunction with 
the text and other figures contained in the General Plan. The legend 
of the General Plan Diagram includes the land use classifications 
described below. The Diagram is not parcel-specific, and uses on sites 
less than one acre in size are generally not depicted.

LAND USE FRAMEwORk

The General Plan Diagram illustrates the following ideas:

Clearly Defined Urban Edges.•	  As depicted on the General Plan 
Diagram, all development is planned to occur within the Urban 
Growth Boundary.

Economic Development and Jobs. •	 A significant amount of land is 
set aside for job-related land uses. Areas designated “Office and 
Professional”, “Employment Park”, and “Industrial” accommo-
date uses that will provide employment opportunities for existing 
and future residents. 

Integrated Neighborhoods and Neighborhood Centers.•	  The 
General Plan Diagram depicts a network of neighborhoods; they 
are all walkable and include community facilities such as parks 
and schools, and have a central focal point. The diagrams show 
how these neighborhoods are related to each other and to neigh-
borhood centers and shopping areas.

A Mix of Housing Types.•	  Three types of residential density ranges 
are depicted on the Diagram. These will accommodate a full range 
of housing types and prices to provide housing choice.

Enhanced Community Character and Aesthetics. •	 The physical 
character of Los Banos will be enhanced through compact design, 
pedestrian-oriented circulation, neighborhood-centered activi-
ties, and environmental sensitivity. The arrangements of land uses 
on the General Plan Diagram create a framework within which 
quality community design is possible.

Parks. •	 A system of neighborhood and County parks and trails 
are depicted on the General Plan Diagram. Medium and High 
Density residential uses are often situated adjacent to these parks, 
which will provide amenities to nearby residents. 
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A Network of Open Space.•	  All of the Parks and Open Space uses 
are linked by a system of parkways, bikeways, and roadways.

A Range of Commercial and Retail Opportunities.•	  The General 
Plan provides for the full range of commercial and retail uses 
needed for the future population and business community. 
Regionally-oriented establishments are placed on major roadway 
corridors; community- and neighborhood-oriented uses are placed 
within planned communities and neighborhoods.

Adequate, Flexible School Sites.•	  New school sites are proposed to 
accommodate future students. The sites depicted on the General 
Plan Diagram are intended to relate well to adjacent uses, such as 
neighborhood focal areas and park sites.  It should be noted that 
school site locations can be adjusted if the School District chooses 
not to locate in those areas and the land will be designated as its 
surrounding uses.

DENSITy/INTENSITy STANDARDS

The General Plan establishes density/intensity standards for each 
use classification. Residential density is expressed as housing units 
per gross acre (including public streets and other rights-of-way). 
Maximum permitted ratio of gross floor area to site area, called Floor 
Area Ratio (FAR), is specified for non-residential uses. FAR is a broad 
measure of building bulk that controls both visual prominence and 
traffic generation. It can be clearly translated to a limit on building 
bulk in the Zoning Ordinance and is independent of the type of use 
occupying the building. 

Density (housing units per acre) and intensity (FAR) standards are for 
gross developable land (that is, including proposed streets and other 
rights-of-way), but excluding areas subject to physical or environ-
mental constraints, which include ridgelines and steep hillside slopes, 
creek corridors and floodways, and areas to be dedicated for greenways 
or habitat protection. The density/intensity standards do not imply 
that development projects will be approved at the maximum density 
or intensity specified for each use. Zoning regulations consistent with 
General Plan policies and/or site conditions may reduce development 
potential within the stated ranges.

The Zoning Ordinance will provide specific exceptions to the FAR 
limitations for uses with low employment densities, such as research 
facilities, or uses with low peak-hour traffic generation, such as a hotel 
or hospital. Intensity standards for non-residential and mixed-use 
development are for each entire development site; that is, intensities 
on individual parcels may exceed the maximum, provided each overall 
development project does not exceed the stipulated intensity.

LAND USE CLASSIFICATIONS 

The following descriptions apply to land uses indicated on the General 
Plan Land Use Diagram. Land use classifications are organized into 
the following categories: Residential, Mixed Use, Commercial, Office/
Industrial and Public/Open Space. These land use classifications are 
meant to be broad enough to give the City flexibility in implement-
ing policy, but clear enough to provide sufficient direction to carry out 
the General Plan. The City’s Zoning Ordinance will contain more 
detailed provisions and standards. More than one zoning district may 
be consistent with a single General Plan land use classification.
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2Figure 3-
General Plan 
Land Use Diagram

Source:
City of Los Banos, 2009
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Residential

Low Density Residential. This designation is intended for sin-
gle-family development on lot sizes found in more urban settings. 
Development intensities range from 2 to 6 units per net acre, and an 
average density of 4 units per net acre is used for buildout projections. 

Medium Density Residential. This designation is intended for 
small-lot single family low density apartment complexes and mul-
tiple-unit homes with typical lot sizes ranging from 2,000 to 5,000 
square feet. Allowable residential density is between 7 and 18 units per 
net acre. The high range of this density is achievable with supportive 
development regulations and does not necessarily require multi-fam-
ily development. An average density of 12 units per acre is used for 
buildout projections.

High Density Residential. This designation is intended for multi-fam-
ily apartments and condominium development. Residential densities 
ranging from 12 to 30 units per net acre, with an average density of 20 
units per acre used for buildout projections.

Mixed Use

Downtown Mixed Use. This designation is intended for mixed-use 
development, located downtown, allowing for a mixture of com-
mercial, office, institutional, public/semi public, and residential uses. 
Maximum FAR for non-residential uses are 0.25 for retail, and 2.0 for 
office use, with a maximum of 18 dwelling units per acre. For buildout 
projections, an average density of 12 residential units per net acre and a 
non-residential FAR of 1.0 are used.   

Rail Trail Corridor.  This designation is intended for pedistrian oriented 
mixed use development located on the rail trail corridor allowing for 
a mixture of commercial, office, instirutional, public/semi-public and 
residential uses.

Neighborhood Commercial. This designation is intended for a mix 
of neighborhood-scale commercial use that includes small-scale office 
space and small retail stores, including grocery stores that serve local 
neighborhoods. The FAR range for this use is between 0.25 and 0.6, 
with a typical buildout value of 0.3. 

Commercial/Office/Industrial

Commercial. This designation is intended for large-scale commercial 
developments that serve both residents, visitors, and the surrounding 
region. Examples of this land use include: shopping centers, large-
format retail, auto sales and travel-related services such as hotels, gas 
stations, and restaurants. These uses typically require excellent access 
to freeway interchanges. The FAR ranges from 0.25 to 0.60 with a 
typical value of 0.25 used for buildout estimates. 

Office/Professional. This designation is intended for small-scale 
offices and campus-like office complex development, including pro-
fessional and medical offices, and research and development (R&D) 
activities. This designation may also allow small restaurants, support 
services, and convenience retail activities. The FAR range for Office/
Professional use is 0.25 to 0.60, with a typical FAR for build-out 
estimates of 0.30.

Employment Park. This designation is intended for a mix of light 
industrial, research and development (R&D)/high technology, office, 
commercial, and service uses. Typical uses might include office space 
and R&D/light industrial with limited customer access and support 
commercial services. Uses in this category are expected to have 
elements of architectural and landscape design. The FAR ranges from 
0.25 to 0.50, with a typical value of 0.35 for buildout estimates.
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Other

Grasslands Ecological Area. Land within this designation is con-
sidered an important resource that needs protection from urban 
development; it includes the Los Banos Wildlife Area. 

Agriculture/Rural. This designation is generally intended for rural and 
agricultural land uses without municipal services. The typical devel-
opment allows for large parcels with housing and agricultural related 
service buildings and uses an average density of 0.1 units per acre for 
buildout projections. Where applied to land within the SOI adjacent 
to residential development, clustered, very low density “executive” 
housing in a rural setting is allowed at an average density of 0.4 units 
per acre.

Parks. Public and private recreation sites and facilities at intensities of 
up to 0.05 FAR. 

Civic/Institutional. This designation is intended for lands owned by 
public entities, including schools, administrative offices, corpora-
tion yards, and public facilities, including recycling centers, sewage 
treatment ponds, police and fire stations. 

GENERAL PLAN BUILDOUT

Full development under the General Plan is referred to as “buildout”. 
When buildout will actually occur is not specified in or anticipated by 
the Plan, and designation of a site for a certain use does not necessarily 
mean that the site will be built/redeveloped with the time horizon of 
the Plan.  Furthermore the airport zoning may prevent full buildout if 
the airport remains in its current location.

Table 3-3 shows the buildout acreage of the General Plan Diagram. 
Most areas that are planned for new development are residential in use, 
totaling about 4,270 acres.

Industrial. This designation allows primary manufacturing, R&D, 
wholesale and warehouse distribution, agricultural sales and services, 
and similar activities including those with outdoor facilities. It also 
accommodates warehousing and distribution, with support commer-
cial services and ancillary office space. No large-scale retail uses are 
allowed to minimize land-use conflicts and provide support for com-
mercial areas. The FAR range for Industrial use is 0.25 to 0.35, and the 
typical FAR for build-out estimates is 0.30.

The density and intensity (FAR) standards used in the General Plan 
are shown in Table 3-2. 

General Plan Land Use Density Assumptions3–2: 

Land Use Classification

Density (units/net acre) Floor Area Ratio (FAR)

Min Typical Max Min Typical Max

Agricultural/Rural 0.05 0.11 0.01 0.01 0.05

Environmental 
Conservation

0.01

Special Use Park 0.05

Civic/Institutional

Low Density 
Residential

2.0 4.0 6.0

Medium Density 
Residential

7.0 12.0 18.0

High Density 
Residential

12.0 20.0 30.0

Downtown Mixed Use - 12.0 18.0 0.502 1.00 2.00

Neighborhood 
Commercial

0.25 0.30 0.60

Commercial 0.25 0.25 0.60

Office/Professional 0.25 0.30 0.60

Employment Park 0.25 0.35 0.50

Industrial 0.25 0.30 0.35

1 0.4 for cluster rural residential within proposed SOI.

2 0.25 for retail
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Development Under the General Plan (Acres)3–3: 

Land Use Total Buildout Percent of Total

Residential 4,270 12

 Low Density Residential 3,670 11

 Medium Density Residential 590 2

 High Density Residential 10 <1

Mixed Use 180 1

 Mixed Use 10 <1

 Neighborhood Commercial 170 <1

Commercial/Office Professional 2,610 7

 Commercial 760 2

 Office Professional 520 1

 Employment Park 820 2

 Industrial 510 1

Others 10,370 30

 Agriculture/Rural 7,820 22

 Parks, Trails & Open Space 1,320 4

 Civic/Institutional 490 1

 SR-152 Bypass 750 2

Total 34,870 100.0

PattErn of dEvELoPmEnt, growth 3.3 
and ExPansion 

The General Plan Diagram reflects the community’s desire to preserve 
and protect agricultural lands and retain the City’s small-town 
character. The policies presented in this section are intended to help 
Los Banos achieve growth in a sustainable manner. Specifically, a 
focused development pattern can be achieved through measures that 
control growth, manage infrastructure and services, and establish per-
formance standards for different land uses.

GUIDING POLICIES

Promote a sustainable, balanced land use pattern that sat-LU-G-1 
isfies existing needs and safeguards future needs of the 
City.

Maintain a well-defined compact urban form, with a LU-G-2 
defined urban growth boundary and development inten-
sities on land designated for urban uses. 

Ensure that new development provides for infrastructure, LU-G-3 
schools, parks, neighborhoods shops, and community 
facilities in close proximity to residents.

IMPLEMENTING ACTIONS

Growth Management

Delineate an Urban Growth Boundary in the General LU-I-1 
Plan Land Use Diagram that is an area within which 
urban development will occur. 
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Allow the Urban Growth Boundary (UGB) to be amended LU-I-2 
by the City Council by a majority vote, after holding a 
public hearing and making one or more of the following 
findings based on substantial evidence in the record:

A natural or manmade disaster or public emergency •	
has occurred that warrants the provision of housing 
and/or other community needs on land located 
outside the UGB;

An objective study has determined that the UGB is •	
preventing the City from providing its fair share of 
affordable housing, or regional housing, as required 
by State Law, and the City Council finds that a 
change to the UGB is necessary and the only feasible 
means to enable the City to meet these requirements 
of State law;

The land subject to the change is immediately •	
adjacent to developed land and water and sewer con-
nections are available;

There is no vacant land available within the UGB to •	
accommodate the proposed development;

It is not reasonably feasible to accommodate the pro-•	
posed development by re-designing land within the 
UGB;

The change is required to conform to applicable Cal-•	
ifornia or Federal law; and/or

Project-level and cumulative impacts affecting envi-•	
ronmental resources, particularly in the Grasslands 
Ecological Area (GEA), will be mitigated to less than 
significant levels.

Seek LAFCO approval of a Sphere of Influence (SOI) line LU-I-3 
corresponding with the General Plan designation for the 
proposed SOI.

Require contiguous development within the SOI unless it LU-I-4 
can be demonstrated that development of property which 
is contiguous to urban development is unavailable or eco-
nomically infeasible. 

Adopt a Growth Management Program to monitor LU-I-5 
growth and ensure that timing of development of public 
facilities and utilities are in-step with development.

Continue to work with the County on updating its land LU-I-6 
use policies, zoning, and subdivision regulations to 
accommodate city growth.

Require preparation of a Master Development Plan prior LU-I-7 
to future development to guide development in the fol-
lowing subareas: 

The Business Opportunity Subarea•	

Airport subarea•	

Also see Chapter 5: Parks, Open Space, and Resources, for policies 
related to open space and reservation of agriculture land outside the 
Urban Growth Boundary.

Development Mitigation

Require new development to pay its proportionate share LU-I-8 
of the costs of public infrastructure, services and trans-
portation facilities. This shall include parks, fire and 
police stations, schools, utilities, roads, and other needed 
infrastructure.
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CommUnity dEsign ConCEPts3.4 

The City’s vision of becoming a premier community in the San 
Joaquin Valley will be achieved through quality urban design, with 
attention to neighborhoods, pedestrian-oriented shopping areas, 
and linkages between these uses. A variety of strategies are recom-
mended to maintain and enhance Los Banos’ small town character. 
The following will address issues concerning overall citywide image, 
the design of neighborhoods, circulation patterns, and sustainable 
development. 

GUIDING POLICIES

Preserve and enhance Los Banos’ neighborhood character LU-G-4 
and small town feel.

Reinforce the City’s image by protecting histori-LU-G-5 
cal resources, strengthening focal points, improving 
streetscapes and the safety of neighborhoods. 

Promote environmentally sensitive and sustainable design LU-G-6 
in new development.

IMPLEMENTING ACTIONS

Ensure that new residential development enhances Los LU-I-9 
Banos’ neighborhood character and connectivity by estab-
lishing standards in the Subdivision Ordinance.

Adopt design standards and update the  Zoning Ordi-LU-I-10 
nance to ensure that new and infill development and 
associated infrastructure are compatible in scale and 
character with existing uses and historic structures and 
neighborhoods. 

Implement design standards and guidelines for all types LU-I-11 
of development for use in the development review.

Promote pedestrian-oriented development in selected LU-I-12 
areas, including Downtown, neighborhood centers, and 
the Pacheco Boulevard corridor. 

Require street trees on all public street frontages and LU-I-13 
adopt street tree guidelines that specify preferred species, 
spacing requirements and planting guidelines in coordi-
nation with the Urban Tree Foundation.

Establish a distinct design character for Pacheco Boule-LU-I-14 
vard with signage, landscaping, designer lighting poles, 
and other visual cues to provide a celebrated entrance into 
the City. 

Establish a design standard for the planned improvement LU-I-15 
to Pioneer Road from the Business Opportunity Area to 
Ortigalita Road.

To the extent possible, ensure that new public and private LU-I-16 
investment preserves, enhances, rehabilitates and cele-
brates local landmarks, buildings, neighborhoods, historic 
treasures, open spaces, cultures, and traditions that make 
Los Banos unique.

Promote development of child care facilities.  Efforts will LU-I-17 
include:

Permitting child-care centers in all districts except •	
Industrial zones;

Developing criteria for incentives for child-care •	
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facilities, including density bonuses as per State law.

Ensure that developments incorporate safety concerns LU-I-18 
into the site, circulation, building design and landscaping 
plans through the design review process.

Facilitate environmentally sensitive development prac-LU-I-19 
tices by:

Promoting the use of sustainable building materials •	
in new developments;

Encouraging the purchase of locally or regionally •	
available materials;

Encouraging passive solar design features;•	

Promoting the use of the U.S. Green Building Coun-•	
cil’s LEED rating system; and

Creating Green Building Design Guidelines to be •	
used in the development review process.

Continue to require undergrounding of utilities in all new LU-I-20 
development.

rEsidEntiaL arEas3.5 

Los Banos today is surrounded by agricultural land and some of Cal-
ifornia’s most important wetland habitats. As such, one of the goals 
of the General Plan is to accommodate new growth while at the same 
time, keeping development compact to prevent premature annexa-
tion of agricultural land. This intention requires adopting policies that 
provide for efficient use of available land resources and compact devel-
opment patterns. Guiding principles behind residential development 
and neighborhood organizing principles depicted on the General Plan 
Diagram include: 

Mix of Housing Types.•	  The General Plan promotes a mix of 
housing types and ensures that no one area is unduly burdened by 
higher-density residences. Three categories of residential uses are 
planned: Low Density Residential, Medium Density Residential, 
and High Density Residential. Some residential development also 
may occur as part of a larger mixed-use project in office or com-
mercial areas.

Medium-High Density Residential Development in Strate-•	
gic Locations. The Diagram locates Medium-High Density and 
High Density Residential development in transportation corridors, 
next to parks, community facilities, and schools, and in mixed-use 
neighborhood centers. Higher density development is also pro-
posed on vacant and underutilized infill sites as well as on suitable 
sites likely to undergo long-term redevelopment. 

Promotion of Low-Medium Density Small-lot Single-Fam-•	
ily Dwellings. Low-Medium Density small-lot development is 
encouraged in neighborhoods, where appropriate. These are likely 
to provide opportunities for many families to participate in the 
home-ownership market.

The General Plan aims to create well designed neighborhoods with a mix of housing.
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BUILDING BETTER NEIGHBORHOODS

To foster community identity, the General Plan directs residential 
expansion in the new growth areas into neighborhoods. A neighbor-
hood is defined as an area of over forty acres that includes a variety of 
complementary uses including neighborhood retail and restaurants, 
schools, parks and other needed services. Policies in the General Plan 
strive to promote the integration of new neighborhoods with existing 
urban development, and to preserve and enhance neighborhood con-
nectivity with a continuous street network. 

A neighborhood focal point would be a well-defined mixed-use center 
with neighborhood commercial uses and publicly-oriented uses and 
open spaces. On the General Plan Diagram, several of these centers 
are represented. Within these neighborhoods, the Plan designates 
sites for a range of housing types in close proximity to a neighbor-
hood centerpiece, which may be a commercial development, a park, a 
school, or a mix of uses. The idea is that a larger number of residents 
can be brought closer to the neighborhood focal point, so they can 
bike or walk to these areas without having to rely exclusively on auto-
mobiles for local trips. 

GUIDING POLICIES

Provide for residential development with strong com-LU-G-7 
munity identities, appropriate and compatible scales of 
development, identifiable centers and edges and well-
defined public spaces for recreation and civic activities. 

Provide for a full range of housing types and prices within LU-G-8 
neighborhoods, including minimum requirements for 
small-lot single family homes, townhouses, and multi-
family housing to ensure that the economic needs of all 
segments of the community are met. 

Provide for a transition between higher density and lower LU-G-9 
density residential areas, or require buffers of varying size 
between residential uses and non-residential uses without 
restricting pedestrian and bicycle access. 

IMPLEMENTING ACTIONS

Require a Master Development Plan for each designated LU-I-21 
neighborhood priot to any development.

Ensure new neighborhoods include a mix of housing types LU-I-22 
and community facilities and are oriented to a neighbor-
hood center, with a land use mix as established in Table 
3-4.

Land Use Allocations for Residential Neighborhoods 3–4: 
(Individual neighborhoods will be 80-120 acres)

Allowable Gross Acreage 
(Percent of Total)

Minimum Maximum

Residential

  Low Density 35 60

  Medium Density 15 25

  High Density 10 25

Neighborhood Center 2 10

Civic/Institutional – Neighborhood-serving Facili-
ties (e.g. elementary school, public safety facilities 
and community centers; the latter may be incorpo-
rated into Neighborhood Centers)

7 10

Parks and Recreation (7 acres/ 
1,000 

residents)

--
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Require a centrally located neighborhood square or LU-I-23 
“commons” within each residential neighborhood that will 
serve as a focal point for the surrounding neighborhood.

Ensure that the scale, operation, location, and other LU-I-24 
characteristics of community facilities, including parks, 
schools, child care facilities, religious institutions, other 
public and quasi-public facilities, enhance the character 
and quality of neighborhoods.

Require new residential development adjacent to estab-LU-I-25 
lished neighborhoods to provide a transition zone where 
the scale, architectural character, pedestrian circulation 
and vehicular access routes of both new and old neighbor-
hoods are well integrated.

Require multi-family developments be planned near exist-LU-I-26 
ing or projected neighborhood centers and open space, 
and be located within ¼ mile of any collector or arterial 
streets. 

Continue to support and promote housing conservation LU-I-27 
and home remodeling, expansion, and updating to main-
tain the quality and improve the safety and aesthetic of 
housing stock. 

Ensure developments for senior housing provide special LU-I-28 
consideration for accessibility options.  

Establish zoning regulations for: LU-I-29 

Appropriate density bonuses for developers meeting •	
State criteria for affordable housing; and

An additional density bonus for projects undertaking •	
elective off-site improvements (such as streetscape 
improvements) that further the City’s commu-
nity design and/or open space objectives. This 
latter bonus cannot be combined with the afford-
able housing bonus. Off-site improvements directly 
resulting from a project’s impacts, as specified in the 
Zoning Ordinance, may still be required; the bonus 
is intended for improvements that go beyond the 
required minimum.

Establish zoning regulations to permit second units, small LU-I-30 
family daycares, and residential care homes on residen-
tially zoned parcels in accordance with State law.

rEtaiL and CommErCiaL CEntErs3.6 

Los Banos’ commercial development provides goods, services, and 
employment opportunities for both local residents and people from 
surrounding communities. Organizing uses into retail and commer-
cial ensures a diverse range of opportunities are easily accessible to all 
residents. The Plan provides for three categories of retail and commer-
cial centers: Neighborhood centers located closer to where people live 
and designed with the pedestrian in mind, regional retail centers that 
serve both City residents and people from surrounding communities, 
and a Downtown mixed use center representing the cultural, histori-
cal, and economic heart of Los Banos. 
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NEIGHBORHOOD CENTERS

A neighborhood center is typically located on an accessible, main 
transportation artery and is composed of low-scale commercial land 
uses that provide goods and services to the local community. Services 
found at a neighborhood center may include grocery retail, cafete-
rias, drycleaners, post office, bank, and other small businesses. It is 
often surrounded by higher density housing, which helps to support 
ridership for a transit stop. To assist local small business owners and 
ensure that a diverse range of neighborhood activities are available 
and easily accessible to residents, the General Plan provides sites for 
several neighborhood-oriented centers in both new and existing areas. 
Implementation of the Plan would bring a substantially increased pop-
ulation within a convenient distance of a neighborhood center.

Neighborhood centers will serve the local community.

REGIONAL RETAIL CENTERS

Since Los Banos attracts shoppers from a large region, and stores in 
one part of the city are often frequented by residents from other neigh-
borhoods and shoppers traveling through the city, regional centers are 
critical in shaping the identity and image of the city itself. Shopping 
opportunities typically found in regional retail consist of national 
retailers such as Macy’s, Wal-Mart, Target, Lowes or Home Depot. 
These centers are planned along major transportation corridors to be 
highly accessible to both local as well as regional residents. To ensure 
the viability of the proposed retail regional centers, land designated 
for new commercial uses corresponds closely to the anticipated need 
over the planning period.

Regional retail on SR-152 will serve local needs as well as customers 
from outside the City.
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DOwNTOwN 

Los Banos’ Downtown is the historical heart of the city. Located on 
a few blocks surrounding Main Street, the Downtown is compact, 
highly walkable, and boasts a charming mix of new and old buildings 
that serves to enhance the city’s small-town identity. Recently, regional 
big-boxes along SR-152 have taken away some of its shine. With 
careful planning, Los Banos Downtown can flourish as a thriving 
retail, cultural, recreational, and entertainment center. It can become 
a wonderful place to live and work, with entrepreneurs and profes-
sionals living or working in nearby apartments, office buildings, and 
refurbished historic buildings. Residents and tourists alike will enjoy 
its many shopping and dining opportunities, art galleries and book-
stores, as well as occasional performances at a theatre or community 
center. The sidewalks will be bursting with people meeting friends or 
just ‘hanging-out’ in a climate of good cheer and companionship.

This vision of Downtown can be realized by encouraging a mix of 
‘work-live-and-play’ land uses. A mixed use land use designation 
allows for a variety of activities including residential, commercial and 
office uses, as well as public and quasi-public uses. Characteristics of 
Downtown include a pedestrian-oriented environment, mixed-use 
development with a backbone of retail use, streets on a grid or 
modified grid, and direct pedestrian and bicycle connections to sur-
rounding neighborhoods.

GUIDING POLICIES 

Foster viable, pedestrian-oriented neighborhood centers LU-G-10 
and strong, visually attractive regional commercial centers 
with a mix of tenants to serve both local and regional 
needs.

Develop a vibrant, mixed-use Downtown that is the pride LU-G-11 
of the community.

IMPLEMENTING ACTIONS

Integrate standards for varying scales of commercial LU-I-31 
development including large-format regional centers, 
neighborhood-serving centers, and mixed-use Down-
town into the zoning regulations. 

Neighborhood Centers

Evenly distribute neighborhood retail centers in new LU-I-32 
development areas and encourage a mix of uses in them 
to offer both choice and convenience for shoppers and 
residents.

Encourage existing neighborhood centers to expand to LU-I-33 
their maximum potential through reuse, rehabilitation 
and infill development.

Require pedestrian-oriented design in neighborhood LU-I-34 
centers. 

Allow residential above retail and neighborhood serving LU-I-35 
offices in neighborhood centers so long as they are ancil-
lary in size and do not interfere with primary retail use.
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Regional Retail Centers

Require “street friendly” designs and amenities for public LU-I-36 
benefit, such as pedestrian-oriented facilities (outdoor 
seating, plazas, weather protection, transit waiting areas) 
in new commercial development.

Allow office uses that are associated with complementary LU-I-37 
commercial service businesses in regional commercial 
areas. 

Downtown 

Adopt flexible zoning and encourage a mix of office, resi-LU-I-38 
dential and retail in the heart of Downtown.

Continue to implement and update as necessary, design LU-I-39 
guidelines specified in the Downtown Commercial 
Design Standards.

Provide incentives for infill or adaptive re-use projects and LU-I-40 
encourage development on underutilized land.

Establish incentives for anchor retail to be located at spe-LU-I-41 
cific parts of Downtown to maximize foot traffic and 
interest.

Promote pedestrian-oriented amenities near Downtown LU-I-42 
such as outdoor seating, plazas, public art, weather pro-
tection, and waiting areas (benches and shelters).

Explore the possibility of creating a commercial parking LU-I-43 
center to alleviate problems of on-street truck parking.

Require building continuity along H-Street, with build-LU-I-44 
ings oriented to the street, limitations on blank walls, 
parking tucked behind buildings, and adoption of land-
scape standards.

Do not permit any new warehouse/distribution or manu-LU-I-45 
facturing uses in Downtown, which is defined as the area 
north of Pacheco Blvd., east of Fourth Street and south of 
H Street.

Allow a range of medium to high density residential, LU-I-46 
live/work, and Business Commercial uses to support 
Downtown. 

Also see policies in Chapter 2: Economic Development.

EmPLoymEnt distriCts3.7 

Employment Districts are intended for low-rise to high-rise office, 
high technology, light industrial and other job-generating land uses. 
Policies discussed in this section relate to three land uses depicted on 
the General Plan Diagram:

Professional Office;•	

Employment Park; and •	

Industrial uses.•	
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PROFESSIONAL OFFICE

Sites for new office development, both in free-standing office buildings 
within existing commercial areas, are provided along arterial streets 
and in new office parks. They will be designed to accommodate 
demand as the local economy matures and the City implements the 
Economic Development strategies.

The General Plan Diagram provides acreage for both larger site office 
parks and smaller, integrated office uses. Smaller sites are typically 
expected to be local-serving professional and administrative office 
environments, such as medical, real estate, or financial services. Larger 
sites are envisioned as office parks that draw employees from a wider 
area and provide more jobs. Offices are also permitted in Downtown 
or Neighborhood Commercial areas. This can be a very effective use 
of land where new office uses are located above the first floor or as 
a secondary use in multi-tenant buildings in order to promote retail 
continuity at the street level. 

EMPLOyMENT PARk

The Employment Park is a new land use depicted on the General 
Plan Diagram. Because employment intensity (building space per 
employee) and site configuration, access and other requirements for 
new businesses vary, the General Plan provides significant acreage 
for the Employment Park to attract firms with long-term growth 
potential. Three employment centers are planned; the first is located 
on large undeveloped areas to the southwest of the Planning Area near 
the intersection of Volta Road and SR-152, the second is located near 
Merced Community College (Los Banos Campus), and the third is 
west of City center at the site of the Los Banos Municipal Airport. This 
later area also includes rail-oriented employment sites in the Ingomar 
Grade corridor which may develop before the airport is relocated.

All three sites are envisioned as a master-planned, regionally-oriented 
development that may include business and office parks, light indus-
tries, incubator or research and development (R&D) laboratories, 
testing, packaging or publishing centers, and employee-supporting 
uses such as cafeterias and retail stores. Warehousing and distribu-
tion facilities are permitted as ancillary uses only. Both the Airport site 
and the site next to Merced Community College will be planned with 
a campus like setting with emphasis on R&D. Industries producing 
substantial amounts of waste, odor, and other pollutants will not be 
permitted. To create a park-like atmosphere, urban design and site 
planning guidelines will be prepared.

Future employment park areas will include professional 
offices, industrial, R&D or business parks in a well designed 
environment.
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INDUSTRIAL USES

This designation provides for manufacturing, agriculture-related 
production, truck terminals, utility operations, warehousing, food-
processing, and other industrial and heavy commercial uses. Large 
retailers of appliances, heavy equipment rental, sale of mobile homes 
or fabricated housing will also go into this area. This land use differs 
from the Employment Park designation by the greater amount of 
waste, noise, odor, and other pollutants that may be generated, and 
the comparatively little research or knowledge-based activities that 
may occur. Due to potential land conflicts with residential areas, new 
industrial land uses are planned only at the edges of the Planning Area. 
Buffers and other mitigation devices will be required where develop-
ment occurs next to agricultural land or habitat areas.

GUIDING POLICIES

Provide appropriately located areas for a broad range of LU-G-12 
employment generating uses to strengthen the City’s eco-
nomic base and provide employment opportunities for 
residents.

Foster high quality design and allow secondary uses in LU-G-13 
Employment Park or industrial areas if they can comple-
ment or enhance the primary use.

IMPLEMENTING ACTIONS

Provide sites for employment generating businesses, tech-LU-I-47 
nology-based businesses, light industrial, professional 
offices, and other businesses wishing to locate in Los 
Banos. 

Establish design guidelines to assure high quality design LU-I-48 
and site planning at the Business Opportunity Area and 
the Airport site. 

Encourage a campus-like setting for Employment Parks LU-I-49 
at the Airport site, in the Ingomar Grade rail corridor at 
Johnson Road, and next to Merced Community College, 
with emphasis on pedestrian connections, streetscape 
beautification, and compatible building scale where the 
district connects to surrounding neighborhoods. 

Allow advanced educational or workforce training uses, LU-I-50 
such as community colleges and technology teaching 
institutes, in Professional Office and Employment Park 
areas.

Allow employee-serving amenities and services such as LU-I-51 
restaurants, cafés, dry cleaners, and other complementary 
uses in Professional Office and Employment Park areas.

Underutilized warehouses and factories along H-Street near 
downtown will be gradually redeveloped with infill projects.
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CiviC, institUtionaL, and 3.8 
CommUnity faCiLitiEs

Civic and institutional facilities, such as City Hall, the Police Depart-
ment, the Fire Department, and water and sewerage facilities are 
important elements of city-building. They will be located where 
needed and appropriate. 

Community facilities, such as childcare services, schools, and libraries, 
also contribute to the quality of life and social well being. Community 
facilities that are appropriate for a residential environment, including 
residential care, day care, elderly care, and alcoholism or drug 
abuse recovery or treatment facilities, are allowed within neighbor-
hoods as long as specified standards and licensing requirements are 
met. In contrast, large scale community facilities are more appropri-
ate in mixed-use neighborhood centers, on commercial sites, and in 
Downtown. 

Houses of worship and other places for religious assembly as well as 
private schools and colleges are permitted in residential and com-
mercial areas, subject to appropriate development standards and 
use-permit requirements. 

GUIDING POLICIES

Provide appropriate settings for a diverse range of civic, LU-G-14 
institutional and community land uses. 

IMPLEMENTING ACTIONS

Designate land for civic and institutional land uses, to be LU-I-52 
maintained through capital projects, for parks and open 
spaces, police and fire services, water and sanitary facili-
ties, infrastructure and other City services.

Until such time as the airport is relocated, ensure that LU-I-53 
proposed residential, commercial, and industrial uses 
near the airport be consistent with Los Banos Municipal 
Airport Plan and the Merced County Airport Land Use 
Compatibility Plan.

Coordinate with Merced Community College (Los Banos LU-I-54 
Campus) to ensure the development of roadways, utilities, 
and campus facilities, is consistent with City plans.

Allow medical/dental offices, specialized clinics, laborato-LU-I-55 
ries and related services to cluster around the Los Banos 
Memorial Hospital, subject to standards ensuring that 
surrounding areas are not adversely affected.

gEnEraL PLan Land UsE By nEigh-3.9 
Borhood PLanning sUBarEa

The land within the UGB is divided into ten planning subareas, as 
shown in Figure 3-3. The City’s subareas are defined geographically, 
following major transportation routes, natural topographic features, 
or city/neighborhood boundaries. 
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Planning Subareas by Size3–5: 

Planning Subarea Acres

Downtown 157

Pacheco Blvd Corridor 937

Stone Creek 1,259

Airport 443

Central Neighborhood 272

Northern Rail Corridor 362

North Central 2,142

South Central 3,674

Eastside 1,563

westside 2,161

Total 12,970

Downtown

The Downtown subarea is located in the center of the city along the 
Rail to Trail and old Union Pacific Railroad right-of-way. The subarea 
contains Main Street, Henry Miller Plaza, and part of H Street. The 
Downtown is the historic center of Los Banos. To make this subarea 
a truly active Downtown, the General Plan aims to redevelop 
abandoned sites through infill development and introduce mixed uses 
into the area. 

Pacheco Boulevard Corridor

The Pacheco Boulevard Corridor subarea is located along both sides 
of SR-152. The subarea contains various commercial establishments 
including eateries, automobile dealerships, hotels, retail, and some 
light industrial uses. Pacheco Boulevard is a major gateway through 
Los Banos. The General Plan aims to keep land use mainly commer-
cial and enhance its visual character through design requirements.

Stone Creek

The Stone Creek subarea is located at the western part of the city along 
Los Banos Creek. As ofJune 2009, development projects for single-
family residential homes are ongoing or proposed for almost the entire 
subarea.

Airport

The Airport subarea is located at the site of the existing Los Banos 
Municipal Airport. Under the General Plan, an employment park is 
planned in this area if the Airport is relocated. 

Central Neighborhood

The Central Neighborhood subarea is bounded by H-Street, Johnson 
Road, and the Downtown subarea. The subarea contains mainly low 
density and medium density residential homes built before 1980. Its 
proximity to Downtown and its central location make residential 
homes here an attractive option. The General Plan aims to retain most 
of the existing uses in this subarea. 
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Northern Rail Corridor

The Northern Rail Corridor subarea is located at the northwest part of 
the City north of the old Pacific Railroad. This subarea is planned to 
contain a mix of office and professional buildings to support retail and 
mixed-uses downtown.

North Central

The North Central subarea is bounded by the SR-152 bypass, Mercey 
Springs Road, and the Northern Rail Corridor. The subarea contains 
several residential neighborhoods to the south and southeast. It is 
largely vacant to the west and northwest. Under the General Plan, this 
subarea is planned for residential and neighborhood commercial uses 
only. Additionally, a regional commercial stop is planned at the north-
eastern corner of the subarea to serve visitors along SR-165.

South Central

The South Central subarea is located at south of Pacheco Boulevard 
Corridor Subarea between Ward Road and Ortigalitia Road. At 
present, the area nearer to Pacheco Boulevard contains some sin-
gle-family homes; further south, it is largely undeveloped. A CCID 
irrigation canal runs diagonally through the area, providing a 
greenway across the city. Under the General Plan, the subarea will 
remain largely residential with commercial retail only in neighbor-
hood centers. 

Eastside

The Eastside subarea is located northeast of the city. Much of this 
subarea contains existing single family neighborhoods which 
will expand to include more single family neighborhoods, along 
with medium density residential, neighborhood commercial and 
parklands. 

westside

The Westside subarea encompasses the western portion of the city. It 
is the site of the Merced College Campus and is planned to contain a 
Business Opportunity Area with a mix of industrial, office, and com-
mercial parks. The General Plan aims to keep development strictly 
within boundaries to protect open space surrounding this subarea.

SUBAREA POLICIES

Pacheco Boulevard Corridor

Gradually phase out industrial and warehouse uses along LU-I-56 
Central Pacheco Boulevard between Mercey Springs 
Road and Ortigalita Boulevard, and explore mechanisms 
to help them relocate to planned Employment Parks or 
Industrial areas.

Minimize curb-cuts along East Pacheco Boulevard to LU-I-57 
industrial areas, and require site access from side streets 
whenever possible.

South Central

Require residential developments adjacent to the Central LU-I-58 
California Irrigation District Irrigation Canal/HG 
Fawcett Parkway to comply with buffer requirements and 
provide direct public access where feasible.

Require development to transition in density, with lot LU-I-59 
sizes increasing to the south as a buffer for the adjoining 
rural and agricultural districts. 
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westside

Implement the adopted Community Design Standards LU-I-60 
for commercial and industrial buildings facing Pacheco 
Boulevard.

Airport

Require developers to mitigate fully the environmental LU-I-61 
effects of development at or near the Airport site follow-
ing the relocation of the airport, particularly the potential 
impacts to Los Banos Creek riparian corridor and the 
City’s water supply, by clustering development to maxi-
mize open space.

Eastside

Do not allow gas stations or other potentially polluting LU-I-62 
uses at the commercial area immediately south of the 
future SR-152 Bypass interchange with SR-165.


