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Notes:

The information contained in this document is infended for planning analysis purposes and the preparation of
coordinated land use, transportation and fiscal analysis. The analysis of available land is intended to illustrate
possible or theoretical areas for future development. It does not imply that development is proposed by the City of
Dublin or any private agency in these areas, nor does it propose a specific development. Generally, it is a broad
estimate of possible growth over the coming decades under certain circumstances. This analysis is intended 1o
assist in planning efforts by showing potential dilferences belween various land use scenarios which can then be
applied and tested in a series of models to help the City determine which land use plan will result in a balanced
and responsible growth pattern.

General Note on Rounding:

Microsoft Excel was used in the calculation of the numbers presented in this document. Results are presented in
whole numbers or rounded to two decimal places where appropriate; however, the analysis itself uses figures
carried to their ultimate decimal places. Therefore, the sums and products generated in the analysis may not
equal the sum or product if the reader replicates the calculations with the factors shown in the report.
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Infroduction

The analysis outlined in this document was prepared by McBride Dale Clarion to
illustrate  possible scenarios for development in the City of Dublin and its
surrounding planning area {see Map 1), based on a series of land use scenarios
and the land that may be available for possible future development or
redevelopment. The purpose of this exercise is to evaluate how current regulations,
policies, and trends may accommodate growih/development over the planning
period and offer comparison to alternative scenarios.  This analysis examines the
capacily of land in the City and surrounding planning area under a combination of
the current zoning and the 1999 Future Lund Use Plan, as well as potential
alternatives for the update of the City’s Land Use Plan. These alternatives were

prepared by ACP Planning and Visioning and Dublin City $taff.

Once approved by the Planning Commission and City Council, the capacity results
of these scenarios will be compared through analysis of a transporation model,
and a fiscal model which will be completed by Burgess and Niple and TischlerBise
respectively. Additional land use scenarios and modifications may be developed
by the consultant and Cify staff to explore the poienﬁa| oplions for deve|opment
that may make future development in the City more sustainable.

To identity the future capacity of the City of Dublin for additional development or
growth, it is first necessary to identify the areas for growth and the existing land use
pattern.  Early in the process to prepare for the plan, Dublin staff identified seven
Target Planning Areas which are shown in Map 1. Generally 1he Target Areas
identify land for redevelopment, or land which is not currently part of the City of
Dublin but may be added in the future through annexation. This Capacity Analysis
assesses the buildout capacity under the three scenarios for most of the land within
these target areos. In addition, vacant or unbuill parcels which are not covered by
the updated land use scenarios were identified as potential areas for future
development and population growth.
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Table 2: Existing Development Inventory City of Dublin

{estimated Jan 1, 2005)

Population 35,578 Employment 1o Population ratio-2.086

Employees 74,200

Development Type Existing 2005 Residentict Composition

Residential Units (Total) 113,935 All Units 100%
Single-Fomily Units G172 Single Family 65.8%
Aftached Single Family Units 1,349 Attached SF ?.8%
Multi-Family Units 3,394 Multi-Family 24 .4%

Non-Residential Building Acrecge
Commercial/Retail Acreage
Office Acreage
Indusirial/Flex Acreoge

1,778 acres
479* acres
1,040 acres
260 acres

"The memorandum prepared by Economic Research Associates dated December 22,
2005, reports that there is about 1.4 million square feet of commercial retail space in the

City.
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Existing Land Use and Development

3 S5 i

Existing Land Use

The City of Dublin prepared an existing land use inventory af the end of 2004, The
digitization and approval of the inventory was completed by April 2005. This inventory was
used as the basis to identify potential development areas or PDAs. The existing land use
for the planning area is illustrated on Map 2. Table 1 shows the inventory of existing land
uses.

_Table 1: Existing Land Use Inventory

Current City Existing Land Use Tetal Planning Area

Percent of Percent of
. Land Use Classification Acreage Totol Acreage Total
Agriculture 2,529 17% 4,591 31%
Light Industrio 260 2% 433 3%
Mixed Use } 0% 1 0%
Office 1,040 7% i.043 5%
Privete Institution 165 1% 167 1%
Private Park 924 6% 10R8 5%
Public institution 565 4% 57 3%
Public Park 1,446 10% 2,260 10%
Residential Multifomily 20-39 35 0% 35 0%
Residential Multifamily 3-19 112 1% 1z 1%
Residential Multifamily 40 405 3% 424 2%
Residential Single Family 4,451 30% 5,378 25%
Residential Two Family 68 0% 68 0%
Residential Vacant 414 3% 416 2%
Retail 479 3% 480 2%
Roads ond River* 1,977 13% 2.010 G%
Unclassified 65 0% é6 0%
Unknown 13 0% 147 1%
Total 14,954 100% 21,532 100%

* estimated from GIS data.

Existing Development Statistics

Table 2 below shows the estimated existing development inventory for the City of Dublin
and the Planning Area based on the 2000 census and building records for the years 2000-
2004. The employment figure is based on information reported for W-2’s in 2004. The
acreage currently dedicated to each land use is shown for the non-residential development.
This information is provided as a point of comparison for the potential future population
and employment.



Capacity Calculations

Table 3: Infill Capacity

Overview

The following is an explanation of the calculation of the capacity for growth within the City
of Dublin and the planning area for the update 1o the plan. Because this analysis is part of
a process fo update the City’s Land Use Plan, not all of the potentially developable land
will be changed from its current land use designations {as currently zoned or as designated
in the City’s 1999 Future Land Use Plan). In order to compare the three alternative
scenarios on a somewhat consistent basis, developable land that is assumed to maintain a
current land use designation is calculated with a constant capacity for new development.
Most of the land that falls into this category is land that is currently subdivided or platted
infe individual residential lots but is not yet built, land that is in an approved Planned Unit
Development, or land that is already zoned for a non-residential use.

Platted but Unbuilt, and Currently Zoned Land (Infill
Capacity)

MDC used the existing land use inventory of residential parcels over 5 acres, agricultural
land, vacant land and areas identified for redevelopment to account for the potentially
developable land. Al of the potentially developable areas that were not covered by
Scenario 2 or 3 as described later in this analysis were assumed to be regulated by the
current zoning or 1999 Land Use Plan designations. These designations are based on the
same assumptions as Scenario 1 and will use the same density assumptions for all land
that is not already an individual residential lot or part of an approved Planned Unil
Development.  Map 3 shows the areas identified for potential future growth with their
current zoning or planned densities,  The capacity to hold future development for these
areas will be assumed to remain constant in all three scenarios. Table 3 shows the capacity
for new infill growth.

High Capacity Low Capacity
Infill (platted Infill {platted Approved !
unbuilt and unbuilt and PUDs (platted ] Total Infill Total Infill
redevelopment) redevelopment ) but unbuily | (High} (Low)
Acres - 1,284 1,284 521 | 1,805 1,805
Residential Units {Total) 1,396 1,171 1,980 3,376 3,150
Single Family Units 1,331 1,122 241 2,272 2,063
Attached Single Family Units - - 154 154 154
Multi-Family Unils 65 49 885 950 934
Non-Residential Building Area {SF) 3,654,099 2,691,845 3,654,099 2,691,948
Commercial/Retail Space [SF) 717,873 960,837 1,240,000 1,957,873 2,200,837
Office Space (SF) 968,812 1,360,778 24,700 993,012 1,385,478
Industricl /Flex {SF) 970,193 1,285,514 . 970,193 1,285,514
Civic Acres

Open Space/Parks Acres
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The Trend Scenario (Scenario 1)

Within the planning areq, three alternative scenarios were prepared for the majority
of the lund in the target areas. The first Scenario is the Trend Scenario. This
Scenario assumes that the Current Land Use Plan density recommendations would
be followed in the future and the land currently zoned for anything but agriculiural
uses. The current zoning and Current Land Use Plan categories were applied to
the land that was also updated in Scenarios 2 and 3, and a calculation of the
capacity for total buildout of the area under these recommendations was

calculated. The trend density and composition assumptions are shown in the
Attached Calculation Tables, Table A.

The development capacity includes residential/dwelling units broken down by
single-family, attached single family, and multi-family units, and non-residential
Hoor area broken down by commercial/retail, office, and industrial flex. The
acreage in the scenario dedicated to civic uses, and open space is also calculated.
The City's current land use plan offers o range of densities for each category, so for
the capacity analysis a high and a low capacity were calculated.  Staff indicated
that development proposals tend to be on the high side of 1hese recommendations
rather than the low, but both are shown here for comparison. Map 4 shows the
land use and density categories for the Trend Scenario.

The analysis of Scenario 1 yields capacity for between 4,696-9,270 single family
units, 289-575 attached single family units, and 645.1,290 multi-family units, for
a total of 5,629-11,133 rasidential units.  Non-residential capacity in Scenario |
includes between 2.12-2.75 million square feet of commercial/retail building area,
4.37-6.64 million square feet of office building area, and 7.45-9.97 million
square feet of industrial or flex building area. This scenario would add 1,413 acres
of open space and 18 acres of civic land. The capacity is shown in Table 4.

Table 4: Scenario 1 Capacity

Scengaric 1o {low) Scenario 1k {High)

Total Acres Calculated 9,421 9,421
Residential Acres 5,738 738
Residential Units (Tetal) 5,629 11,133

Single Family Unis 4,696 3,270

Single Family Attoched Units 789 575

Multi-Family Uniis 645 1,250

Neon-Residential Acres 2,102 2,102
Nen-Residential Building Area (SF) 13,953,735 19,458,817
Commercial/Retail(SF) 2,127,548 2,847,598

Office 4,375,073 4,638,006

Industrial /Flex 7,451,348 2,973,248

Civic Land Acres 18 8
Open Space/Parks 1,413 1,413

L L
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Scenarios 26 3

ACP prepared a land use plan alternative after conducting a series of land use
work sessions with the public for each of the Target Areas. The result of this
exercise was the development of the first of two alternative scenarios prepared at
this time (Scenario 2). Dublin planning staff created an alternative that varied from
Scenario 2 and included a ditferent potential street network, and more office
designated land (Scenario 3). Scenarios 2 and 3 share the same land use
categories, density assumptions, and compositions. These assumptions are shown
in Table B of the attachment. These alternatives are described more fully in the
memo prepared by ACP. Scenarios 2 and 3 are illustrated in Maps 5 and 6.

Scenario 2 produces capacity for 3,313 single-family units, 3,287 attached single
family units, 4,347 multi-family units, for a total of 10,948 residential units. The
non-residential capacity yielded by Scenario 2, includes 5.99 million square feet of
commercial/retail building space, 17.21 million square feet of office building area,
and 8.44 millien square feet of industrial/flex building space. This scenario also
yields 158 acres of civic land and 4,434 acres of open space/park fand.

Scenario 3 produces capacity for 1,841 single-family units, 1,732 attached single
family units, 3,005 multi-family units, for a total of 6,579 residential units. The
non-residential capacity yielded by Scenario 3, includes 10.47 million square feet
of commercial/retail building space, 29.87 million square feet of office building
area, and 8.38 million square feet of industrial/flex building space. This scenario
also yields 239 acres of civic land, and 4,135 acres of open space/park land. The
capacitly yields for Scenarios 2 and 3 are shown in Table 5.

Table 5: Scenarios 2 & 3 Capacity

Scenario 2 Scenario 3

Total Acres Calculated 2,843 2,642
Residertial Acras 3,012 1,847
Residential Units [Total) 10,248 6,579

Single Fomily Units 3,313 1,841

Single Family Attached Units 3,287 1,732

Multi-Family Units 4,347 3.00&
Non-Residential Acres 2,239 3,421
Non-Residential Building Area (SF) 31,648,087 48,730,611
Commercial/Retail(SF) 5,991,399 10,474,076

Ofice 17,212,070 29,874,560

Industrial /Flex 8,444,624 8,381,079

Civic Land Acres 158 239
Open Space/Parks 4,434 4,135



Scenario Comparisons and Population and Employment Yields

The potential capacity which is generated by the three scenarios can be combined
with the existing development in the City 1o create potential future buildout
population and employment yield. The following Tables show the addition of future
development to the existing development and calculate the future population and
employment for each of the scenarios. A preliminary assessment of the findings of
these comparisons is presented.

Residential Buildout Potential and Population Yields

The Tables showing the complete calculations for the buildout and conversion of
the residential units to populohon are included in the aftachment. Table 7 shows a
summ iyat_buildout and the estimated

Buseholds and population derived from The capacity.

Table 7: Residential Comparison At Buildout

Scenario la  Scenario 1b
{Low) (High) Scenario 2 Scenario 3
Total Units at Build Qut’

All Types 22,714 28,444 28,259 23,8¢
Single Family 15,931 20,714 14,757 13,285
Attached Single Famnily 1,812 2,098 4,810 3,255
tulti-Family 4,973 5,634 8.691 7,349

Housing Type Percentage of Total Housing Stock o e

All Types 100% 100% 100% 1G0%
Single Family 70% 73% 52% 56%
Altached Single Family 8% % 17% 4%
Multi-Family 2% 20% 31% 31%

_Estimated Households?

All Types 21,196 26,661 25,734 21,814
Single Family 15,581 20,258 14,432 12,993
Altached Single Family 1,642 1,901 4,358 2,949
tAubti-Family 3,973 4,502 4,944 58772

Estimated Population Yields®

All Types 58,733 74,780 65,537 54,430
Single Family 48,767 43,408 45,173 40,667
Afiached Single Famity 3,251 3,764 8,629 5,839
Multi-F armity 6,715 7,608 11,736 9,923

Notes for Table 7.

1. Units at buildout are equal to the existing units plus the infill caparity plus the
copacily for the identified scenario.

2. Estimated househelds ore calculated by applying veconcy rates from 2000 census by
housing type fo the housing units folal,

3. Estimoted population yields are derived from the households by multiplying ecch
househeld type by an averoge persons per househeld. Single Family is 3.13
persons per hausehold, Attached Single Family is 1.98, and Mulli-Family is 1.69.
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Scenario 1 produces a future housing composition that is 70-percent single family
which is most similar 1o the estimated 2005 composition which is 65.8% single
family. The other scenarios offer additional variety of housing types and provide
increased housing opportunities, while not as dramatically increasing the total
population as Scenario Th does. Because single family houses in Dublin typically
display a higher occupancy rate and larger average persons per households than
other types of housing, single family units generate the greatest population increase
per unit,

Of the four scenarios reviewed, Scenario 1h generates the highest buildout
population at 74,480 total people. This figure represents a 110% increase in
population from the estimated 2005 population of 35,578. Scenario 2 offers the
second highest capacity for population at 65,537, an 84.2% increase. Scenario
la generates a buildout population of 58,733 a 65.08% increase. Finally at the
bottomn of the spectrum, Scenario 3 genercies the lowest buildout population of
56,430 people which is an increase of 58.6%.

Residential Demand vs. Capacity

MDC prepared preliminary projections for population growth and housing demand
in the City to the year 2030. These projections were based on historic trends and
other projections from regional and national sources. The projections were hased
on an assumption that Dublin could acquire additional land to accommodate any
one who “wanted to live in the City”, meaning that the demand reflected a
theoretical projection of growth trends, and did not reflect the actual physical
capacity of the lund in the City. The recommended projection reached 66,121
people by 2030 at an average annual growth rate of 2.51%.

if the City did continue to grow at this rate in the future, the City could anticipate
reaching residential buildout under three of the four scenarios in the next twenty
years.  Scenario 1b with the higher number of single-family units would have
additional capacity to support growth beyond 2030.

The forecasted demand for housing units  included approximately 37,970
residential units with 25,864 single family units, 3,685 attached single family units,
and 8,421 units, which reflected the current 2005 composition of housing types.
Table 8 shows the projected demand for residential units and the difference of
each Scenario to that Demand. Scenario figures represent the deficit in the
scenario compared to the demand. Figures in parentheses are an excess above
the demand.

Table 8: Residential Demand vs. Capacity.

Scenario la Scenario 1b

Demand {Low) (High) Scenario 2  Scenario 3
All Types , 37,970 15,256 9,526 9,711 14,080
Single Family 25,864 9,033 5,150 11,107 12,579
Aftached Single Family 3,685 1,873 1,587 {1,125} 430
Multi-Family 8,421 3,448 2,787 (270) 1,072



Because the demand forecasts assumed a much higher percentage of Single-
Family units would be demanded than the other types of housing, while Scenario
1b could accommodate the forecasted population, the housing types would be
different. If the demand were to come to fruition this would mean that the City and
Planning area could reach buildout before 2030.  There is neither a right nor
wrong way to assess this; it is simply a point of comparison of the capacity of land
planned for residential development to a theoretical demand for the same.  The
land use development policies the City adopts through the planning update and in
the future are what will ultimately determine the housing mix in the City as it grows.

Civic Land Use and Open Space/Park Land

While Scenarios 2 and 3 do display a housing type composition which varies from
the current conditions, a significant benefit to both of these scenarios is a dramatic
increase in the capacity for civic uses and open space and parks. By using land
more efficiently in the distribution of population and housing Scenario 2 and 3
identify over 4,000 acres of land for open space and 158 and 239 acres
respectively for civic uses. In comparison Scenario 1 only generates capacity for
1,413 acres of open space or parks. Scenarios 2 and 3 provide more than three
times the open space or parks as Scenario 1 while increasing capacity for other
non-residential uses and still providing considerable residential growth,

Non-Residential Capacity

The City has a current inventory of 1,040 acres of office, 479 acres of retail land,
and 260 acres of light industrial.  This land area is supporting 74,20 1employees.
Because of the process used in the capacity analysis to calculate employment from the non-
resiclential land area, there is an estimated copcxcny for building area in the Scenarios. As
a peint of comparison to the existing gble 8 shows the potential huildout for
non-residential uses employees generated and provides a Tota sge dedicated to these
Tesicdential uses. Calculanon of hese numbers is shown in Attachment

Table 8: Non-residential Acreage and Employment Yields

Scenario Total ot
Existing Infill la Buildout % Change
Total Acreage 1,778 407 2,102 4,287 141%
Total Employment Yield 74,201 7,603 29,064 110,848 49%
Scenario Total at
Existing Infill 1b Buildout % Change
Total Acreage 1,778 407 2,102 4,287 141%
Total Employment Yield 74,201 7,603 34,413 116,217 57%
Seenario Total at
Exisling Infill 2 Buildout % Change
Total Acreage 1,778 407 2,239 4,474 149%
Tetal Employment Yield 74,201 7,603 79,493 161,267 117%
Scenario Total at
Existing il 3 Buildout % Change
Total Acreage 1,778 407 3,421 5,606 215%
Total Employment Yield 74,201 7,603 129,574 211,378 185%




Conclusion

The non-residential and employment yields of Scenarios 2 and 3 are higher than
those of the Trend Scenario. The alternative scenarios offer a variety of mixed-use
type designations that integrate office, commercial and residential, as well as
designating significant amounts of land for office uses. Based on the estimated
3,304 acres identified as the preliminary demand for non-residential acreage in
the City in 2030 any one of the presented scenarios would meet this need with
excess capacity.

In Conclusion, all of the scenarios presented have their positive and negative
attributes. The trend scenario reflects the City’s current and past policies carried
into the future and generates the capacity for the highest population growth and
the lowest employment growth. Scenarios 2 and 3 look at the City in a different
manner and prepare for a change in demand for housing types as the population
ages. These alternative scenarios encourage mixed use, mixed type developments
and promote variety in the City that can contribute to future growth. These
altermate scenarios provide large amounts of open space and identify adequate
land to promote healthy economic development.

The next steps in this process once these figures have been reviewed and approved

will be to apply this information into the transportation and fiscal models to test the
implications of these land use scenarios on the other systems within the City.



Attachments: Calculation and Summary Tables

Table A: Land Use Classifications, Density and Breakdown Assumptions (Trend)

Table B: Land Use Classifications, Density and Breakdown Assumptions (Scenarios 2 and 3)
Table C: Scenario 1a (Trend Low Capacity) Capacity by Target Area

Table D: Scenario 1b (Trend High Capacity) Capacity by Target Area

Table E: Scenario 2 Capacity by Target Area

Table F: Scenario 3 Capacity by Target Area

Table G: Summary Comparison of Scenarios

Table H: Estimated Population and Job Yields
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