MEMORANDUM

DATE: December 13, 2010

TO: Housing Element Committee (HEC)

FROM: Lilly Schinsing, Associate Planne

SUBJECT: R-1, R-2 and R-3 Underdeveloped Parcel Results

The land inventory is required to include a listing of underdeveloped parcels, i.e., those parcels
which are not “built-out” and could potentially accommodate additional units based on the
current General Plan and zoning regulations. Staff has obtained information from the Marin
County Assessor’s Office which provides the street address, assessor’s parcel number, lot size,
number of existing units and zoning designation for each parcel in Sausalito. Staff has used this
information to begin to prepare the inventory of underdeveloped parcels using the methodology
presented to the HEC on November 22, 2010 (see Attachment 2 for the methodology).

Attachment 1 is a summary of the results from Staff's study of R-1-20, R-1-8, R-1-6, R-2-5, R-2-
2.5 and R-3 parcels. The information is organized in the following manner:

Built out parcels (i.e., contain the maximum or greater number of units allowed);
Underdeveloped Legal Non Conforming Parcels;

Underdeveloped Legal Conforming Parcels;

Vacant Parcels (provided for information only, counted in vacant land inventory);
Parcel Area too Small for Development; and

Unknown parcel area.
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For each parcel type, the number of parcels and subsequent number of potential additional units
is provided for each zoning district.

Attachments:

1- Summary of R-1, R-2 and R-3 Underdeveloped Parcel Results
2- Underdeveloped Parcel Methodology
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R-1, R-2 and R-3 Underdeveloped Parcels: Draft Summary of Results

Updated: 12-9-10

Zoning District

Built-Out Parcels R-1-20 | R-1-8 | R-1-6 | R-2-5 | R-2-25 | R-3| Total
No. of Parcels 38 122 706 22 297 1571 1,342
No. of Max. Potential Add’l Units' 0 0 0 o | o Tol o
Underdeveloped Legal Non Zoning District
Conforming Parcels R-1-20 | R1-8 | R16 | R-2-5 | R-2-25 | R-3| Total
No. of Parcels n/a n/a nfa . 52 225 91 368
No. of Max. Potential Add’l Units" n/a n/a n/a 67 254 91 412
Underdeveloped Legal Conforming Zoning District
Parcels R-1-20 | R-1-8 | R-1-6 | R-2-5 | R-2-2.5 R-3 | Total
No. of Parcels n/a n/a ‘n/a 3 166 102 1 271
No. of Max. Potential Add’l Units’ n/a n/a n/a 8 219 402 | 629
Zoning District
Vacant Parcels R-1-20 R-1-8 | R-1-6 | R-2-5 R-2-2.5 R-3 | Total
No. of Parcels 27 4 41 1 12 13 98
No. of Max. Potential Add’l Units’ 27 4 41 17 28 a3 210
Zoning District
Too Small for Development Parcels | R-1-20 | R-1-8 |R-1-6 |R-2-5 |R-2-25 |R-3 | Total
No. of Parcels ' 7 2 29 8 71 118} 230
No. of Max. Potential Add’l Units" 0 0 0 0 0 0 0
Zoning District
Unknown Parcel Size? R-1-20 | R-1-8 | R-1-6 | R-2-5 | R-2-25 | R-3 | Total
No. of Parcels 2 0 65 8 301 111 487
Grand Tota|3 Zoning DiStriCt
R-1-20 R-1-8 | R-1-6 | R-2-5 | R-2-2.5 | R-3 | Total
No. of Parcels 47 124 800 93 1,080 574 2.698
No. of Max. Potential Add’l Units' 2 0 65 75 473 493 1 1,108

" This is the maximum number of potential additional units based on the parcel size and number of
existing units provided by the Marin County Assessor’s Office. This number will be significantly reduced by
on- and off-site constraints and factors, including, but not limited to slope, soil conditions, biological
condition, access by emergency providers, and availability of utilities.

*The parcels with an “unknown” parcel size are those parcels that are listed in the County’s tax records
with zero lot area. This is an anomaly in the County’s system. In order to determine the lot size Staff will
need to individually research each property to determine the lot size and number of existing units. This
table will be updated once the research is completed.

® Does not include vacant parceis, as the unit potential will be calculated in the vacant parcel inventory.

Attachment 1: Summary of Results
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Methodology

Six different single-family, two-family and multi-family residential zoning districts, three different
commercial zoning districts, a houseboat district and an arks district that allow residential uses.

Zoning District Sub- Minimum Lot Size | Maximum Density Allowed (unit/parcel area)
District
Single Family R-1-20 20,000 square feet | 1 unit/parcel
| R-1-8 8,000 | 1 unit/parcel .
I R-16 6,000 | Tunit/parcel
Two-Family R-2-5 10,000 1 unit/5,000 square feet*
R-2-2.5 5,000 1 unit/2,500 square feet*
Multi-Eamily R-3 5,000 1 unit/1,500 square feet
Central Commercial CC 5,000 1 unit/1,500 square feet -
Commercial Residential | CR 5,000 1 unit/1,500 square feet ‘
Neighborhood CN=1,CN-2 | 5000 | 1unit/1,500 square feet
Commercial o . . ‘
Houseboat H 10,000 1 unit/10,000 square feet
Arks A 1,500 | 1 unit/1,500 square feet ;

* If the parcel is “non-conforming,” meaning that it is less than th

square feet, the density allowed is 1 unit/1,500 square feet (Zoning Ordinance Section 10.40.030.D.2)

e minimum lot size, but greater than 1,50

Single-Family. In the single family zoning districts only one unit is allowed on a lot, regardless of
the size of the lot (provided the lot is 1,500 square feet or larger). Therefore, in order to
determine how many additional units could be accommodated given the current zoning
regulations, Staff will organize all of the single-family parcels into three different categories:

Category Type Additional Unit? Phase
“ Vacant parcels 1,500 square feet | Yes, one more unit (but counted in vacant | Vacant Land
or larger land inventory)

% Parcels 1,500 square feet or
larger that have 1 or more unit Parcels, Phase 1

No, parcels are built out Underdeveloped

v Parcels with an “unknown” lot Unknown Underdeveloped
size Parcels, Phase 2

The vacant parcels will be analyzed in the vacant parcel task. The parcels 1,500 square feet or
larger that have 1 or more unit have no potential for additional units as the parcels are built out.
These parcels will be eliminated in the first phase of the underdeveloped parcels task. The
parcels with an “unknown” lot size are those parcels that are in the County’s tax records as
having zero lot area. This is a glitch in the County's system. In order to determine the lot size
Staff will need to individually research each parcel to determine the lot size and number of
existing units. This will be conducted in Phase 2 of the underdeveloped parcels task.

Two-Family. In the two-family zoning districts the maximum number of units on any lot is based
on the maximum density allowed.

Legal Conforming Lots: If the lot is at the minimum lot siz it is “legal conforming.” In order to
calculate the number of additional units that could be put on a given lot one would multiply the lot
size by the maximum density allowed and subtract out the number of existing units. The result
would be rounded down.

EXAMPLES:

% For R-2-5 parcels, the maximum density allowed is 1 unit/5,000 square feet of lot area. If an
example parcel with one unit in the R-2-5 zoning district is 13,000 square feet in area, the

Attachment 2: Methodology




maximum number of additional units would be 1 additional unit:
(13,000 sf x 1 unit/ 5,000 sf = 2.6 units — 1 existing unit =1 add’l unit)

% For R-2-2.5 parcels, the maximum density allowed is 1 unit/2,500 square feet of lot
area. If an example parcel with one unit in the R-2-2.5 zoning district is 13,000 square
feet in area, the maximum number of additional units would be 1 additional unit:
(13,000 sf x 1 unit/ 2,500 sf = 5.2 units — 1 existing unit = 4 add’l units)

Legal Non-Conforming Lots: If the lot is smaller than the minimum lot size (it is “legal non-
conforming”), and provided the lot is 1,500 square feet or larger, in order to calculate the number
of additional units that could be put on a given lot one would multiply the lot size by 1 unit/1,500
square feet and subtract out the number of existing units. The result would be rounded down.

EXAMPLES:

% For non-conforming R-2-5 parcels (smaller than 10,000 square feet), the maximum
density allowed is 1 unit/1,500 square feet of lot area. If an example parcel with one unit in
the R-2-5 zoning district is 7,000 square feet in area, the maximum number of additional
units would be 3 additional units:

(7,000 sf x 1 unit/ 1,500 sf = 4.6 units — 1 existing unit = 3 add’l units)

% For non-conforming R-2-2.5 parcels (smaller than 5,000 square feet), the maximum
density allowed is 1 unit/1,500 square feet of lot area. If an example parcel with one unit in
the R-2-2.5 zoning district is 3,000 square feet in area, the maximum number of additional
units would be 1 additional unit:

(3,000 sf x 1 unit/ 1,500 sf = 2 units — 1 existing unit = 1 add’l unit)

Similar to the single-family districts, in order to determine how many additional units could be
accommodated given the current zoning regulations, Staff will organize all of the two-family
parcels into four different categories:

Category Type Additional Unit? Phase
% Vacant parcels 1,500 square feet or | Yes, additional unit(s) (but counted in | Vacant Land
larger vacant land inventory)
% Legal Conforming Parcels that have | Yes, possibly, depending on lot size Underdeveloped
1 or more unit and number of existing units Parcels, Phase 1
% Legal Non-Conforming Parcels that Yes, possibly, depending on lot size Underdeveloped
have 1 or more unit and number of existing units Parcels, Phase 1
% Parcels with an “unknown” lot size Unknown Underdeveloped
Parcels, Phase 2

The vacant parcels will be analyzed in the vacant parcel task. The legal conforming and legal
non-conforming parcels will be analyzed during the first phase of the underdeveloped parcels
task. The parcels with an “unknown” lot size are those parcels that are in the County’s tax
records as having zero lot area. This is a glitch in the County's system. In order to determine the
lot size Staff will need to individually research each property to determine the lot size and
number of existing units. This will be conducted in Phase 2 of the underdeveloped parcels task.

Multi-Family. In the multi-family zoning districts the maximum number of units on any lot is
based on the maximum density aliowed.

If the lot is at the minimum lot siz of 5,000 square feet and provided the lot is 1,500 square feet




or larger, in order to calculate the number of additional units that could be put on a given lot one
would multiply the lot size by the maximum density allowed and subtract out the number of
existing units. The result would be rounded down.

EXAMPLE:

e The maximum density allowed is 1 unit/1,500square feet of lot area. If an example
parcel with one unit in the R-3 zoning district is 5,000 square feet in area, the
maximum number of additional units would be 2 additional units:

(5,000 sf x 1 unit/ 1,500 sf = 3 units ~ 1 existing unit = 2 add’l units)

Similar to the single-family and two family districts, in order to determine how many additional
units could be accommodated given the current zoning regulations, Staff will organize all of the
two-family parcels into three different categories:

Category Type Additional Unit? Phase

-

3 Vacant parcels 1,500 square feet or larger Yes, additional unit(s) Vacant Land
(but counted in vacant
land inventory)

o Parcels that have 1 or more unit Yes, possibly, Underdeveloped
depending on lot size Parcels, Phase 1
and number of existing
units

> Parcels with an “unknown” lot size Unknown Underdeveloped

Parcels, Phase 2

The vacant parcels will be analyzed in the vacant parcel task. Parcels that have 1 or more
unitwill be analyzed during the first phase of the underdeveloped parcels task. The parcels with
an “unknown” lot size are those parcels that are in the County's tax records as having zero lot
area. This is an error in the County's system. In order to determine the lot size Staff will need to
individually research each property to determine the lot size and number of existing units. This
will be conducted in Phase 2 of the underdeveloped parcels task.

Commercial. In the commercial zoning districts the maximum number of units on any lot is
based on the maximum density allowed. There are also restrictions on where the residential use
is allowed (upper-floor only). In order to determine the maximum potential for additional
residential units in commercial zoning districts Staff will first analyze the “paper potential” of
additional units in each commercial zone by dividing the lot size by the maximum density
requirements and subtracting out any additional units. Then Staff would need to verify that the
“paper potential” could be added to each site above ground.

Houseboats and Arks. A separate methodology will be performed for the Houseboats and Arks
Zoning District.




