¢ Low Density Zones Development potential is calculated based on the minimum lot area/ dwelling
unit allowed by the zoning (see table below) for each parcel. i is assumed that property that is
capable of being subdivided will be subdivided, so the net potential additional number of lots
equals the potential for additional single family dwelling units. For parcels within the Finn Hill
neighborhood, all areas with slopes in excess of 40% should be subtracted from the existing parcel
size hefore calculating development potential.

Formula: Existing parcel size (minus slope areas) divided by minimum lot area/dwelling

unit rounded down to the nearest whole number minus existing dwelling units = total new
dwelling units; provided that when a parcel is vacant and not in common ownership with an
adjacent developed parcel, one new dwelling unit should be assigned to that parcel.

s Muiti-family Residential Zones Development potential will be calculated based on the number of
dwelling units per acre allowed by the zoning (see table below). It is assumed that vacant parcels
will develop to their maximum permitied densities. However, for parcels with existing
development, it is assumed that only apartment buildings with a density of <60% of the maximum
permitied density are redevelopable and will add units up to the maximum permitted. It is assumed
that parcels with condominium units will not redevelop, regardless of density. Parcels containing an
existing single family unit and which are large enough to be developed with one additional unit will
not be redeveloped if the single family unit was constructed in or after 1980.

Formula: Parcel size in acres divided by maximum density/acre minus existing dwelling units =
total new dwelling units.

¢ Commerecial, Industrial and Office Zones For these zones, development potential will be calcuiated
based on identified maximum Floor Area Ratios (FAR) and residential densities unique to each zone
(see tables below) . The FARs and densities are based on typical development intensities from
recently constructed projects within the same or similar zones. All vacant parcels will be fully
developed.

In all zones except the Totem Lake Business District (TLBD), parcels with existing development will
be classified as redevelopable if the assessed value of existing improvements is less than 50% of the
assessed land value. Others will be classified as fully developed.

In the TLBD zones, parcels will be classified as redevelopable if the amount of existing development
is less than 33% of the maximum permitted development.

Formulae:
o Nonresidentiaf uses: Parcel in square feet times maximum nonresidential FAR minus existing
building square feet = total new building square feet.

o Residential Uses: Parcel size in square feet times maximum residential FAR divided by 43,560
(square feet/acre) times maximum dwelling units per acre minus existing dwelling units =
total new dwelling units

¢ Institutional Zones Some zones allow primarily institutional uses, such as hospitals, and colleges.
Parcels in these zones will be handled as “special generators” as discussed below.

Preapproved Developnient

For some parcels, new development has already been approved and the amount of expected new
development is known, in which case the expected future development is directly assigned, rather than
derived from the capacity model. In such cases, the expected development is noted in the tables in the
following section of this document. These parcels should be removed before running the capacity model
using the formulae for each zone. After running model, the assigned development potential for the parcels
should then be manually added.
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Maximum Developmient Potential by Zone

Note: Some zones have a parenthetical note following the name of the zones on the zoning map. The note
is not part of the name of the zone.

Low Density Zones

Zone Minimum Lot Area/ DU | Notes

RS & RSX 5.0, PLAGC& E 5000 sq. ft.

RS 6.3 6300 sq. fi.

RS & RSX 7.2 7200 sq. fi.

RS & RSX 8.5 8500 sq. ft.

RS & RSX 12.5, WD I} 12,500 sq. fi.

RS & RSX 35 35,000 sq. ft.

RSA 1 43,560 sq. ft. 1 unit/ acre
RSA 4 10,850 sq. ft. 4 units/ acre
RSA 6, PLA 3C 7,260 sq. ft. 6 units/ acre
RSA 8 5,445 sq. fi. 8 units/ acre
PLA 16 26,000 sq. ft.

Zoning

o Zoning =Llow Density Residential

Developed Parcels
o Land Use: Single Family

o Parcel size is < 2x Minimum lot area/DU.

Vacant Parcels
o Land Use: Vacant

o Calculate development potential by dividing the Parce! size by the Maximum lot area/DU and
round down to the closest whole number. In RS and RSX zones where the number of lots
calculates to three or more, reduce parcel size by 5% to account for easements or rights of way
dedication, and then recalculate.

Redevelopable Parcels

o Land Use = Single Family

o Parcel size is > 2x Maximum lot area/DU.

o Calculate additional development potential in the same way as for vacant lots but subtract the

existing dwelling units.

¢ Multi-Family Residential Zones

ZONE Maximum Density Notes
PLA 2 1 unit/acre

PLA 15B 7 units/ acre

RM & RMA 5.0, PLA 9 units/acre

9, PLA 6H

RM & RMA 3.6, WD-
& WD-Ill, PLA 3B, PLA
6F &7C

14 units/acre

RM & RMA 2.4, PLA
6l & K, PLA 7A

21 units/acre

RM & RMA 1.8, PLA
5A,D&E,PLAGA, D

28 units/acre

Figures include
20% affordable
housing density
bonus

& J,PLA7B

PLA 17 If site > 2 acres: 14 units/acre;
If < 2 acres: 1 unit/ 7200 sq. ft.

Zoning
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Zoning = Medium or High Density Residential

Developed Parcels

O
O

Land Use = Multi-Family
Existing DU/acre is > .75 of the Maximum DU/acre or the parcel is in condominium
ownership regardless of the existing DU/acre.

Vacant Parcels

(e}
@]

Land Use = Vacant

Calculate development potential by dividing the Parcel size (square feet) by 43,560 (square
feet in an acre) then multiplying the result by the Maximum Density (DU/acre). Round up or
down to the nearest whole number.

Redevelopable Parcels

©]
O

Land Use = Multi-Family

Existing DU/ acre is < .6 of the Maximum DU/acre unless the parcel is in condominium
ownership. If the existing land use is single family, only redevelop if the lot is > 5000 sq. ft.
unless the date of house construction precedes 1580.

Calculate additional development potential in the same way as for vacant lots but subtract
the existing dwelling units.

¢ Commercial, Industrial and Office Zones: Do separately for Each Category

Zoning
o Zoning = Commercial, Industrial or Office
Developed Parcels

@)

o]

Except in the TL zones, those parcels where the assessed value of improvements /assessed
value of land is > .5.
In the TL zones, the existing development is > .33 of the Maximum development potential.

Vacant Parcels
o Land Use = Vacant
o For each parcel, calculate the maximum development potential for each of the land uses

indicated for the applicable zone in the charts below.

Redevelopable Parcels

@)

O 0 00

Land Use is not Vacant.

Except in TL zones, the assessed value of improvements /assessed value of land is < .5.

In TL zones (including the residential TL zones), Dorian

the existing development is < .33 of the Maximum development potential.

Calculate development potential in the same way as for vacant parcels but subtract the existing
development.

Development Assumptions:

An assumed maximum FAR was assigned to each category of use. The assigned FAR was based
on recent developments.

In mix use zones without a density limit, a residential density of 50 units/ 1.0 FAR of residential
use was assumed.

In density limited zones, the density was calculated based on the relative FAR devoted to
residential use and an additional 20% was added for affordable housing. For example, in a PR
1.8 zone, the maximum density is 24 units/ acre. However, the assumed residential FAR is .2,
approximately 30% of the total FAR of .65(the remaining .45 FAR was assumed for office use).
Therefore, the residential density was calculated as follows: 24 x .3 x 1.2 = 9 units/ acre



Office Zones

PR 1.8, PRA1.8, PLA

Zone Maximum Development Potential Notes

Land Use/ FAR Residential

Density

PO Office: .65 FAR NA
PR 8.5 Office: .45 FAR 2 units/ acre Total FAR: .65
PR 5.0 Residential: .2 FAR 3units/ acre
PR 3.6, MSC 1, PLA 4 units/ acre
6B, PLA17A For Fairfax Hospital in PRA
PR 2.4, PRA 2.4 7 units/ acre 1.8 zone, add 35,400 sq. ft.

new addition to existing

5B, MSC 4 S units/ acre development.

PLA 5C Office: .45 FAR 75 units/acre Total FAR: 2.0
Residential: 1.55 FAR

PLA 15A Existing land uses Do not redevelop.

Commercial Zones

Neighborhood & Community Business Zones

Zone

Maximum Development Potential

Land Use/ FAR

Maximum Density

Notes

BN,, BNA, MSC 2

Commercial : .25 FAR
Residential: 1.0 FAR

48 units/acre

Total FAR: 1.25

Office: 1.3 FAR

BC, BCX Commercial: .25 48 uniis/ acre
Residential: 1.0 FAR ——
BC1,BC2 Commercial: .25 FAR Assumes 48 units/acre plus
Residential: 1.0 FAR 57 units/acre 20% affordable housing
bonus
MSC 3 Commercial: .2 FAR Total FAR: 1.7
Residential: 1.5 FAR 75 units/acre
Central Business District
Maximum Development Potential Notes
Zone Land Use/ FAR Maximum Density
CBD 1A, 1B, 4,6 | Commercial: .2 FAR Total FAR: 3.0
&8 Office: .3 FAR
Residential: 2.5 FAR 125 units/acre
CBD 2 Commercial: .2 FAR Total FAR: 1.0
Office: .4 FAR
Residential .4 FAR 20 units/acre
cBD 3,7 Commercial: .2 Total FAR: 2.0
Office: .2
Residential: 1.6 80 units/acre
CBD 5A Per Parkplace master plan:
replace existing
development with:
1,200,000 sq. ft. of office
and 592,700 sq. ft. of
commercial
CBD 5 Commercial: .2 FAR Total FAR: 1.5




Juanita Business District

Zone Maximuri Developiment Potential Notes
Land Use/ FAR Maximum Density
IBD 1 —Excludes | Commercial: .2 FAR Total FAR: 2.0
Juanita Village Residential: 1.8 FAR 40 units/acre
IBD 1 Add 196 units now under
Juanita Village construction
IBD 2 Commercial: .2 FAR Total FAR: 1.5
Office: .3 FAR
Residential: 1.0 FAR 50 units/acre
IBD 3 Office: .45 FAR Total FAR: .65
Residential: .2 FAR 7 units/acre
JBD4,5&6 Office: .45 FAR
Residential: .2 FAR 10 units/acre
North Rose Hill Business District
Maximum Development Potential Notes
Zone Land Use/FAR Maximum Density
NRH 1A & 1B | Commercial: .2 FAR Total FAR: 2.0
Office: .2 FAR
Residential: 1.6 FAR 80 units/acre
NRH 2-6 Office: .65 FAR
Rose Hill Business District o
Maximum Development Potential | Notes
Zone Land Use/FAR Maximum Density
RH 1A Commercial: .3 FAR Total FAR: 2.0
Office: .85 FAR Do not redevelop Costco.
Residential: .85 FAR 40 units/acre
RH 1B Office: .65 FAR Do not redevelop Costco
parking lot.
RH 2A Commercial: .3 FAR Total FAR: 2.0
Office: .85 FAR Do not redevelop Lee
Residential: .85 FAR 40 units/acre Johnson auio.
RH 2B Commercial: .3 FAR Total FAR: 2.0 Do not
Office: .85 FAR redevelop Lee Johnson auto.
Residential: .85 FAR 40 units/acre
RH 2C Office: .85 FAR Do not redevelop Lee
Johnson auto
RH3 Commercial: .3 Total FAR: 2.0
Rose Hill Office: .85
Center Residential: .85 40 units/acre
RH 4 Office: .65 FAR
RH5A,B&C Commercial: .3 FAR
RH 7?7 Commercial: .3 FAR Total FAR: 1.5
Rose Hill Office: .6 FAR
Village Residential: .6 FAR 30 units/acre

RH 8

Office: .65 FAR




Totem Lake Business District

Zone Maximum Development Potential Notes
Land Use /FAR Maximum Density
TL 1A Office: 2.0 FAR
TL1B Residential: 3.0 FAR 150 units/acre
TL2 Commercial: .3 FAR Per 2006 TL Mall master plan:
Office: .7 FAR replace existing development
with 144,000 sq. ft. of office,
622,000 sq. ft. commercial &
226 dwelling units. Commercial
includes cinema.
TL4A,B & C | Commercial: .3 FAR Total FAR: 2.5
Office: 1.5
Residential: .7 35 units/acre
TLS Commercial: .2 FAR Total FAR: 2.5
Office: 1.3 FAR
Residential: 1.0 FAR | 50 units/acre
TL6A&B Commercial: .3 Total FAR: 2.5
Residential: 2.2 120 units/acre L
TL 7 (Eof132™ | Office: .35 FAR Total FAR: .65

Ave NE) Industrial: .3 FAR

TL 7 (SofCross | Commercial: .3 FAR Total FAR: .65

Kirk Corridor) Office: .35 FAR L

TL8 Commercial: .3 FAR Total FAR: 2.5
Residential: 2.2 FAR 120 units/acre .

TL9A Office: .35 FAR
Industrial: .3 FAR

TL9B: Residential S units/ acre

TL 10A Office: .75 FAR

TL10B & C Office: .75 FAR Total FAR: 1.0
Residential: .25 FAR 12 units/acre

TL 10D Office: 1.8 FAR Tota! FAR: 2.0
Residential: .2 FAR 10 units/acre

TL 10E Office: 2.0 FAR

Yarrow Bay Business District
Maximum Development Potential Notes

ZONE Land Use/FAR Maximum Density

YBD 1 Develop proposed TOD site
with 242 units and 6,672 sq.
ft. of commercial.

YBD2&3 Commercial: .2 FAR Total FAR: 1.5

Offi\ce: .65 FAR
Residential: .65 FAR

30 units/acre

Industrial Zones

ZONE

Land Use/ FAR

Notes

LIT, PLA 6G (2)

Office: .65 FAR

Develop Google site in PLA 6G with 160,000
sq. fi. of office.




Institutional Zones

Zone New Development

TL3A-D 1.5M square feet minus existing
PLA 1

PLA 14

Adjustments A number of factors typically reduce the potential for parcels to be developed or achieve
maximum intensity. Consequently, the analysis should make the following adjustments:

e Pre-development Parcel Size Reduction for Rights of Way/ Access Easemerits: An adjustment will
be made to account for a portion of the land being set aside for rights of way or access easements.
In reality, the amount of this set aside varies from property to property. However, for the purpose
of this analysis, the following average reductions are assumed:

o Low Density Residential (Single Family) Zones:
®  Forall parcels in RSA zones and for parcels divided into only two lots in other low density
zones: no deduction for rights of way or easements;
= For all other parcels in low density zones (i.e. parcels which are large enough to be
divided into three or more lots not in RSA zones): Reduce parcel size by 5% to account for
ROW dedication.
o All Other Zones: Reduce parcel size by 2%to account for ROW dedication.

s Adjustments for Critical Areas: Using the GIS critical areas maps, the area occupied by wetlands,
streams and buffers will be deducted from the parcel area prior to calculating development capacity.
For this analysis, the width of all buffers will be assumed to be 50°.

e Post Development Reductions for Market Factors: Not all [and that is theoretically ripe for
development will be developed due to general market conditions, personal decisions by property
owners or land acquisition for public purposes. To account for these factors, the number of new
dwelling units and nonresidential floor area will be reduced by 5% on all vacant parcels and 10% on
all redevelopable parcels, except for parcels with special generators.

Calculation of Households and Employees:

e New Households: Total new households will equal the total number of dwelling units minus 5% to
account for vacancies.

¢ New employees : Calculate the number of new employees by using the following number of
employees/ 1000 square feet of occupied floor area minus 5% of the floor area to account for
vacancies:
o Office: 4 employees/ 1000 square feet;
o Commercial: 2 employees/ 1000 square feet;
o Institutional:
=  PLA1:252 new students
= PLA 14: 465 new students



Totem Lake
Capacity Analysis

In all commercial, industrial and office zones, parcels with existing
development will be classified as redevelopable if the assessed
value of existing improvements is less than 50% of the assessed
land value. Others will be classified as fully developed.
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In the TLBD zones, parcels will be classified as redevefopable if
the amount of existing development is less than 33% of the
maximum permitted development.
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