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Room Enough
A LANDWATCH REPORT ON RESIDENTIAL DEVELOPMENT POTENTIAL

EXECUTIVE SUMMARY

Over the last five months, LandWatch has conducted its own survey of
available land for residential development in Monterey County.  In conducting its
survey, LandWatch used the County's data and existing land use classifications.

In addressing the housing required until 2020, LandWatch used the Association
of Monterey Bay Area Governments' (AMBAG's) population forecasts and the
County-wide existing average of persons per household.  Looking at both
incorporated and unincorporated areas, the County's total household population in
2020 is projected at 506,678 ; with a countywide average of 3.14 persons per
household, a total of 40,093 housing units are required.

The results of the survey are conclusive: Monterey County can meet its
projected housing needs by following the steps listed below:

1. Build on existing legal lots of record in the cities and the
unincorporated areas;

2. Build at medium residential density in existing Spheres of Influence and
immediately adjacent to Spheres where acreage is insufficient;

3. Build the permitted number of new residential units at Ft. Ord;

4. Utilize existing units scheduled for rehabilitation at Ft. Ord;

5. Assume projects in the pipeline will be built.

Method Dwelling Units
Allowed

1 Existing unincorporated vacant legal lots of record:
3,136

7,399

2 Existing incorporated vacant legal lots of record:
1,315

6,929

3 Medium Density Residential in Spheres of Influence 12,119
4 Pipeline projects - New residential units at Ft. Ord 5,625
5 Pipeline projects - Rehab units at Ft. Ord 5,000
6 Pipeline projects - unincorporated 3,175
7 Pipeline projects - incorporated 2,813

Total: 43,060
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Based upon adopted projections and per household average densities,
LandWatch has demonstrated in this study that the existing lots, current projects
and spheres of influence provide more than enough opportunity to provide for
needed housing in Monterey County.

Further, in providing the needed housing, LandWatch found that only 1,112
acres of agricultural land would be required.

In the accompanying pages, we outline our methodology and sources of data.
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OVERALL METHODOLOGY

GOAL:  To guarantee the development of a defendable, workable County General
Plan that accommodates the housing and development needs of residents while
protecting the area's resources, particularly agricultural land.

FUNDAMENTAL PRINCIPLES:

• Legal lots of record may be developed according to existing zoning, but
not subdivided;

• Incorporated areas should intensify land use;
• Vacant lands in spheres of influence should be developed prior to the

development of non-contiguous land;
•  Accept that projects already in the development pipeline will be

approved;
• Accept the AMBAG population forecast to the year 2020.

TASKS UNDERTAKEN:

1. For County Unincorporated Areas:
! Identify vacant, legal lots of record in the unincorporated

area that are deemed to be residential.
• Using County Assessor records.

! Identify the zoning associated with the vacant, legal lots.
• Using the County's plans and zoning ordinances

and maps.
! Determine the number of dwelling units that could be

built upon each vacant lot identified without subdivision.
• County ordinances permit multiple units to be built

upon one lot without subdivision; typically a Use
Permit or administrative approval is all that is
required.

! Identify residential development projects in the County's
pipeline and the number of dwelling units that will be
built upon final approval.

• Use the Planning and Building Department's
internal data back 10 years.

2. For the Cities:
! Identify the residential vacant legal lots of record within

the incorporated areas;
• Utilize the County Assessor file and current zoning

ordinances for each City to determine legality;
! Calculate the number of dwelling units that could be built

upon the vacant lots.



4

• For the Peninsula cities, utilize the Water
Management District's figures;

• For non-Peninsula cities, use their existing zoning
designations.

! Determine the boundaries of city Spheres of Influence
(SOI) as defined by the Local Agency Formation
Commission (LAFCO) and modified by LandWatch
Monterey County.

! Identify the vacant legal lots in the SOI and apply a
density of 11.75 units per acre to each lot.

• Based upon City of Salinas Medium Density
Residential classification;

• Density should reflect best planning practices that
provide ratios for dwelling units to streets to
businesses, schools, etc.  For this study, the City of
Monterey's ratio of 70% was used; this means that
70% of the acreage in the SOI was calculated for
development rather than the full 100%.

3. For Fort Ord:
! Identify the number of new dwelling units that can be

built under FORA's 2014 Plan;
! Identify the number of existing units slated for

rehabilitation acknowledged under the 2014 Plan.

4. Determine the number of dwelling units that are likely to be
created through projects currently in the pipeline at both the city
and county levels.

! County Planning staff provided a report of projects from
their permitting database that are considered to be in their
pipeline;

! City staffs were contacted by telephone and with visits to
determine their list of pipeline projects.

5. For both areas:
! Extrapolate the number of dwelling units required through

2020 from AMBAG's projected population forecast, using
the existing countywide average figure of 3.14 persons per
household.

• Point out that actual household densities have a
higher and lower range in various cities as
determined by the 2000 Census.

! Match the number of potential dwelling units found in
Steps 1, 2, and 3 to the housing requirements extrapolated
and determine whether sufficient units have been found.
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SOURCES USED IN THIS STUDY

It is the goal of the LandWatch study to utilize information that is both
available to all County staff and residents and is routinely used in the course of
planning and other public functions.  The following represent the materials and
sources used along with their purpose in the study:

COUNTY ASSESSOR'S TABULAR PARCEL FILE

This digital file documents all taxed property in the County.  It is particularly
useful since it is kept current each year and identifies the jurisdiction to which a
parcel belongs; for example, it is possible to determine whether a parcel is in the
unincorporated area or to which City it belongs.  In addition, the file documents
the land and improvement value of the parcel; therefore, if an improvement value
is listed as zero, we can safely assume the parcel is vacant unless it is publicly
owned or designated by zoning as open space.

COUNTY ASSESSOR'S HARD-COPY PARCEL MAPS

These paper maps remain the only reliable source of information for lots.
While parcels have been digitized into a GIS (Geographic Information Systems)
format, no such effort has been extended to lots.  These maps were reviewed and
a data table developed by LandWatch to associate lots with identified vacant
parcels; these were reviewed again for their legality (please begin on Page 11 for
this process) and incorporated into the study.

COUNTY ASSESSOR'S DIGITAL PARCEL MAP

The County has recently completed the digitizing of all parcels in the
unincorporated area and has integrated this file with those of the cities to create a
GIS-formatted digital map; these have been checked against the Assessor's tabular
file to make certain they are current.  Our study appended to this file other
information such as additional lots, acreage and other data extracted during the
study, such as the General Plan classifications listed below.

COUNTY GENERAL PLAN AND MASTER PLAN HARD-COPY MAPS

These adopted maps represent the land use classification of all property in the
unincorporated parts of the County.  In order for LandWatch to determine areas
permitted for development, these maps were critical.  While the digital parcel map
has been developed, the County has not yet attached General Plan / Master Plan
land use classifications to each parcel; therefore, LandWatch extracted the
classifications for each parcel from these hard-copy maps and built a data table
that would link to the digital County parcel map (above).
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CITY GENERAL PLAN & MASTER PLAN DIGITAL OR HARD-COPY MAPS

These maps served the same purpose as the County maps discussed above.  In
one case, a city had digital designations for General Plan / Master Plan and it was
used instead of the manual map.

COUNTY ZONING MAPS IN HARD-COPY

In order to refine the information contained in the General Plan land use
classifications, it is necessary to utilize the General Plan's implementation tool, the
Zoning map and Ordinance.  Again, these have not been created to the parcel
level in digital form, so LandWatch extracted zoning information and committed it
to digital tables that could be linked to the digital parcel file.  This enabled the
study to determine how many dwelling units could be built on a specific lot or
parcel.

CITY ZONING MAPS IN DIGITAL OR HARD-COPY

These maps served the same purpose as the County maps discussed above.
The City of Pacific Grove has digital zoning maps which were used; all other cities
provided hard-copy zoning maps.

LAFCO SPHERE OF INFLUENCE HARD-COPY MAPS

Most cities in Monterey County have a Sphere of Influence adopted by LAFCO;
typically, a Sphere is a buffer surrounding city limits.  This usually means that
there is some likelihood of annexation to the City within the buffer boundaries
and that this is something recognized by the County and the State.

These hard-copy boundaries provided by LAFCO  were reviewed and the
parcels that exist within them were identified and committed to a digital table that
could be linked to the digital parcel map.  Ultimately, this information was used to
determine the likely acreage of development within the sphere and thus the
number of dwelling units that could be built therein.  This is in keeping with the
LandWatch principle of focusing on city growth, extending logically within its
sphere.

In the cases of Carmel, Gonzales, Greenfield, King City, Marina, Salinas and
Soledad, LandWatch used only a portion of the city's adopted spheres for the
purpose of development; in the case of Monterey, no portion of its sphere was
used for the purpose of development.  The cities of Sand City and Seaside have no
sphere of influence, while Pacific Grove's sphere is limited to one parcel.  The
sphere of influence for Del Rey Oaks was not adjusted for this study.

FORA DATA

To extract information about the development potential at Fort Ord,
LandWatch used digital maps provided by FORA, as well as information extracted
from its adopted plans that address the number of new dwelling units permitted as
well as the number of existing units that are slated for rehabilitation.  LandWatch
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made no effort to determine how many units would go to a particular jurisdiction
but dealt with the overall permitted totals.

PIPELINE PROJECTS

In order to determine the number of dwelling units that are likely to be created
through current projects, LandWatch approached County Planning staff and the
various city Planning staffs for this information.  The County used its permitting
system to provide a report of such projects and city staff provided oral or written
lists of pipeline projects.  In the case of the City of Salinas, two developers of large
active projects (Creekbridge and Harrod Homes) provided the information.  A full
list of criteria is provided on Page 22.

US CENSUS AND AMBAG POPULATION FORECASTS

The study used data from the 2000 US Census to determine existing population
and housing density and forecasts developed by the Association of Monterey Bay
Area Governments (AMBAG) to determine County population in the year 2020.
AMBAG's population forecasts have a track record that surpasses that of the State
and were thus deemed reliable for this study and were also used by the County in
its General Plan process.  Landwatch used the population forecast and existing
persons-per-household figures to calculate the housing need in 2020.

CALIFORNIA DEPARTMENT OF CONSERVATION

The Department of Conservation's Division of Land Resource Protection produces
farmland mapping.  The Division's "Monterey County Important Farmland 2000" map was
used in this study to determine areas of prime agricultural land.
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METHODOLOGY: HOUSING UNITS REQUIRED BY 2020

As noted above, Monterey County's existing average of 3.14 persons-per-
household (unincorporated plus incorporated averages) was accepted as an
average that would be appropriate in 2020.  Such an average indicates that no
expectation of crowding or increasing household density was to be suggested.
This study used the 2000 US Census data provided locally through AMBAG as the
basis of calculation.

HOUSEHOLD POPULATION

Household population refers to the number of people living in dwelling units
and excludes those individuals living in group quarters.  Therefore, the raw
population numbers are larger and include prison population, group military
population and other institutional living.  Whereas the raw population for
Monterey County in year 2000 was 401,762, the household population was
380,786.

The household population of 380,786 was divided by the number of existing
housing units in both the unincorporated and incorporated areas of Monterey
County to obtain the average number of persons per household.  Thus household
population (380,762) was divided by the number of households (121,236) to
obtain the average number of persons per household, or 3.14.

The 2020 household population increase forecast for the County was divided
by the existing 2000 average persons-per-household number to determine the
number of new housing units required (40,092).  It should be noted that AMBAG,
in its Jobs Housing Study of 2001 predicted a need for 42,864 housing units by
2020; while we believe the need to be somewhat lower, we note that our study
shows that the higher number would easily be accommodated.1

ADDITIONAL HOUSING UNITS REQUIRED BY 2020

Applying the methodology described above, the study applied the existing
County-wide household average of 3.14 to the forecast household population in
2020.   The steps required are demonstrated in the table on the following page.

                                           
1 Tools for Assessing Jobs-Housing Balance and Commute Patterns in the Monterey Bay Region, Table1:
Summary of Regional Growth Trends (2000-2020), Page 22, Association of Monterey Bay Area Governments,
May 2001.



9

TABLE 1.  CALCULATION OF DWELLING UNITS REQUIRED TO MEET 2020 HOUSEHOLD
POPULATION FORECAST.

Action Result:
Persons Per
Household

Result:
Population
Increase by

2020

Result:
Dwelling

Units
Required to

Meet
Population

Increase
Forecast

2000 Household
Population

380,78
6

2000 Dwelling Units 121,236 380,786/121,236 = 3.14

2020 Household
Population

506,678 506,678-380,786  = 125,892

Population Increase 125,892 / 3.14 40,093
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Figure 1.  Parcels with one or many lots.

METHODOLOGY: LEGAL LOTS

The identification of legal lots of record is critical to any study of land use in
Monterey County.  The status of a lot will determine what, if anything, can be built
on it and will further determine how many units can be built.  Thus, any
enumeration of buildout potential must start with legal lots.

THE DIFFERENCE BETWEEN A LOT AND A PARCEL

While often used interchangeably, there is a difference between these two
terms.  Simply stated, a parcel is an identification for taxation purposes, while a lot
is a recognized subdivision of property with a written legal description that
addresses permissions or constraints upon its development.

In Figure 1, above, the solid lines represent parcels while the dotted lines
reference lots within a parcel; the circled numbers indicate a parcel number, while
the uncircled numbers represent the lot identification.  It is common for a lot and
a parcel to share the same space, but it is not always true, as our illustration
demonstrates.  It is possible for a parcel to have more than one lot.  The only way
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at present to identify lots is check the property's legal description found in the
Recorder's Office.  The Assessor's hard-copy parcel map books are a starting place
since lot information has not been digitized or enumerated except in abbreviated
legal descriptions attached to parcel data.   LandWatch therefore reviewed the map
books and extracted the information related to lots; lots were identified with
relationship to the parcel, evaluated for lot legality against the Recorder's
information and entered into the database developed.

LEGAL LOT DETERMINATION

LandWatch utilized the definitions adopted by Monterey County through its
various ordinances, as listed below. Highlighted portions indicate conditions for
building multiple units on a single lot:

TITLE 20 (COASTAL ZONE)

Chapter 20.68.060 – Legal Nonconforming Building Sites

"Means division of property into parcels when said parcels were shown on the
1964-65 county tax roll under separate ownership, or a division of property into
four or less parcels shown on a record of survey recorded prior to March 2, 1964,
or record of survey of four or less parcels, each of which is over two and one-half
acres, recorded  prior to March 7, 1972, or parcels of two and one-half acres or
over when said parcels were shown under separate ownership prior to March 7,
1972, when shown on a deed or deeds recorded on or before March 7, 1972,
when said parcels comply with applicable zoning ordinances in effect at the time
of division, or when said parcels are lots on a recorded subdivision map approved
by the Board of Supervisors of the County of Monterey."

TITLE 21 (NON-COASTAL AREAS)

Chapter 21.68.060 - Legal Nonconforming Building Sites

"Means division of property into parcels when said parcels were shown on the
1964-65 county tax roll under separate ownership, or a division of property into
four or less parcels shown on a record of survey recorded prior to March 2, 1964,
or record of survey of four or less parcels, each of which is over two and one-half
acres, recorded  prior to March 7, 1972, or parcels of two and one-half acres or
over when said parcels were shown under separate ownership prior to March 7,
1972, when shown on a deed or deeds recorded on or before March 7, 1972,
when said parcels comply with applicable zoning ordinances in effect at the time
of division, or when said parcels are lots on a recorded subdivision map approved
by the Board of Supervisors of the County of Monterey."

TITLE 19 - SUBDIVISION ORDINANCE

Section 19.14.045 Unconditional Certificates of Compliance.
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"A. 1.  A parcel qualifies for an Unconditional Certificate of Compliance if the
real property in question complies with the provisions of the Subdivision Map Act
and County Ordinances enacted pursuant thereto as follows:

a.  The subject property is 2.5 acres or greater and was conveyed by a
separate document as a separate parcel on or before March 7, 1972.  Written
evidence shall be required to support this finding.  Evidence may be in the form of
a contract of sale, grant deed, or deed of trust which was recorded on or before
March 7, 1972, or other evidence such as copies or receipts for installment
payments, etc., or similar written documentation which establishes a bonafide
conveyance on or before March 7, 1972;

b.  The subject property in less than 2.5 acres and was conveyed by a
separate document as a separate parcel on or before March 2, 1964.  Evidence
may be in the form of a contract of sale, grant deed, or deed of trust which as
recorded on or before March 2, 1964 or other evidence such as copies of receipts
for installment payments, etc., or similar written documentation which establishes
a bonafide conveyance on or before March 2, 1964; and

c.  The parcel in question complies with the provisions of the Subdivision
Map Act at the time of its creation; and

d.  At the time the contract, deed, or other document creating the subject
parcel was signed, the subject parcel complied with the applicable County
ordinances then in effect, including the parcel size required by the then
applicable zone district; and

e.  The parcel in question has not been combined by the owner, and is not
subject to merger…"

THE NUMBER OF DWELLING UNITS THAT CAN BE BUILT ON A LEGAL LOT

In reviewing the table of permitted dwelling units, the reader may notice that
more than one unit may be built on a single lot.  This is entirely within the
regulatory environment adopted by Monterey County, as demonstrated in the
citations listed below:

TITLE 20 ZONING ORDINANCE (COASTAL ZONE)

Chapter 20.10 Regulations for High Density Residentia l (HDR)

"20.10.040 Principal Uses Allowed, Coastal Administrative Permit Required in
Each Case

A. The first single family dwelling per legal lot of record;

B. Single family dwellings, between 5-8 dwelling units/acre, gross,



13

B. Duplexes, between 5-8 dwelling units/acre, gross;

C. Multiple dwellings and dwelling groups, between 5-8 dwelling units/acre,
gross;

20.10.050 Conditional Uses Allowed, Coastal Development Permit Required In
Each Case

A. Any residential use, except the first single family dwelling on a vacant lot,
exceeding 8 dwelling units/acre gross;"

Chapter 21.12 Regulations for Medium Density Residentia l (MDR)

"20.12.040 Principal Uses Allowed, Coastal Administrative Permit Required in
Each Case.

A. The first single family dwelling per legal lot of record;

20.12.050 Conditional Uses Allowed, Costal Development Permit Required in
Each Case

A. Any residential use, except the first single family dwelling on a vacant lot,
exceeding 2 dwelling units/acre gross;"

Chapter 20.14 Regulations for Low Density Residentia l (LDR)

"20.14.040 Principal Uses Allowed, Coastal Administrative Permit Required in
Each Case

A. The first single family dwelling per lot;

20.14.050 Conditional Uses Allowed, Coastal Development Permit Required in
Each Case.

A. Additional residential units to a maximum of 4 on any lot and not
exceeding the zoning density of the property."

Chapter 20.16 Regulations for Rural Density Residentia l (RDR)

"20.16.040 Principal Uses Allowed, Coastal Administrative Permit Required in
Each Case

A. The first single family dwelling per lot;

20.16.050 Conditional Uses Allowed, Coastal Development Permit Required in
Each Case.
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A. Additional residential units to a maximum of 4 on any lot and not
exceeding the zoning density of the property."

Chapter 20.17 Watershed and Scenic Conservation Residentia l (WSC)

"20.17.040 Principal Uses Allowed, Coastal Administrative Permit Required in
Each Case

A. The first single family dwelling per legal lot of record;

B. Second residential units not exceeding the zoning density of the property;

20.17.050 Conditional Uses Allowed, Costal Development Permit Required in
Each Case.

A. Additional residential units to a maximum of 4 units per lot, and not
exceeding the zoning density of the property."

TITLE 21 ZONING ORDINANCE (NON-COASTAL AREAS)

Chapter 21.10 Regulations for High Density Residentia l (HDR)

"21.10.030 Uses Allowed

A. The first single family dwelling per lot

B. Single family dwellings, not exceeding a density of 5 dwelling units/acre,
gross;

C. Duplexes, not exceeding 5 dwelling units/acre, gross;

D. Multiple dwellings not exceeding 5 dwelling units/acre gross;

21.10.040 Uses Allowed, Administrative Permit Required in Each Case

A. Single family dwellings, between 5-10 dwelling units/acre, gross, except for
the first single family dwelling on a lot

B. Duplexes, between 5-10 dwelling units/acre, gross;

C. Multiple dwellings and dwelling groups, between 5-10 dwelling units/acre,
gross;

21.10.050 Uses Allowed, Use Permit Required In Each Case

A. Any residential use, except the first single family dwelling on a vacant lot,
exceeding 10 dwelling units/acre gross;"
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Chapter 21.12 Regulations for Medium Density Residentia l (MDR)

"21.12.030 Uses Allowed

A. The first single family dwelling per lot;

21.12.040 Uses Allowed, Administrative Permit Required in Each Case

A. Second single family dwelling provided the gross density does not exceed
the dwelling units/acre specified on the Sectional District map (Not in Del Monte
Forest);

B. The first duplex on a vacant lot, not exceeding 2 dwelling units/acre
provided the gross density does not exceed the dwelling units/acre specified on
the Sectional District Map (Not in Del Monte Forest);

21.12.050 Use Allowed, Use Permit Required in Each Case

A. Any residential use, except the first single family dwelling on a vacant lot,
exceeding 2 dwelling units/acre, gross, and not exceeding four units, total (Not in
Del Monte Forest);"

Chapter 21.14 Regulations for Low Density Residentia l (LDR)

"21.14.030 Uses Allowed

A. The first single family dwelling per lot;

21.14.040 Uses Allowed, Administrative Permit Required in Each Case

E. Second residential unit not exceeding the zoning density of the property;

21.14.050 Uses Allowed, Use Permit Required in Each Case.

A. Additional residential units to a maximum of 4 on any lot and not exceeding the
zoning density of the property."

Chapter 21.16 Regulations for Rural Density Residentia l (RDR)

"21.16.030 Uses Allowed

A. The first single family dwelling per lot;

21.16.040 Uses Allowed, Administrative Permit Required in Each Case
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E. Second residential unit not exceeding the zoning density of the property;

21.16.050 Uses Allowed, Use Permit Required in Each Case.

Additional residential units to a maximum of 4 on any lot and not exceeding
the zoning density of the property."

Chapter 21.36 Regulations for Resource Conversation (RC)

"21.36.030 Uses Allowed

A. The first single family dwelling per lot;

21.36.040 Uses Allowed, Administrative Permit Required in Each Case

C. Second residential unit not exceeding the zoning density of the property;

21.16.050 Uses Allowed, Use Permit Required in Each Case.

A. Additional residential units to a maximum of 4 units per lot not exceeding
the zoning density of the property."

LEGAL LOTS OF RECORD AND POTENTIAL DWELLING UNITS:
UNINCORPORATED AREAS

First, the Assessor's tabular file was examined for vacant parcels in
unincorporated areas; these were identified by the improvement value associated
with each parcel in tax rate areas not associated with any of the incorporated cities
(see below for tax rate area details).  Two values are assigned to each parcel in
the County - a land value and an improvement value.  While the land value speaks
to the approximate value of the actual land, the improvement value speaks to the
approximate value of anything added to the land, such as structures.  If the
improvement value is zero, and the parcel is not publicly owned, the parcel has
no structures built upon it.

Second, the list of vacant parcels was then refined to identify parcels with land
use designations identified as having a residential capability.  These included the
following the County Assessor's land use designations:

1A: Vacant Single Family Dwelling, 1 site
1B: Vacant Single Family Dwelling, 2 or more sites
1C: 1 Single Family Dwelling on 1 site
1D: 1 Single Family Dwelling on 2 or more sites
1E: 2 or more Single Family Dwellings on 1 site
1G: Miscellaneous improvements, 1 or more Single Family Dwelling sites
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1H: 2 or more Single Family Dwellings and 2 or more sites
1M: Vacant transitional
2A: Vacant zoned Multi-Family Dwelling
2B: 2 units on 1 site
2C: 3-4 unit apartment developed site
2D: 5-15 unit apartment
2E: 16-30 unit apartments
2F: 31 units or more
2G: Condo and townhouses living unit
2J: 1 Single Family Dwelling on multi-zoned 1 site
2K: 1 Single Family Dwelling - multi-family extra land
2M: Vacant transitional
3A: Residential use Vacant up to 10 acres
3B: Residential use Vacant 11 - 40 acres
3C: Undeveloped 40 - 300 acres
3D: Undeveloped 301 or more acres
3E: Improved residential use up to 10 acres
3F: Improved residential use 11 - 40 acres
4A: Grazing, etc.
4B: Dry farming

Third, each vacant parcel in the new listing was reviewed against the Assessor's
hard-copy maps to determine the number of lots it contained.  These lots were
then reviewed against the Assessor's legal description of each parcel and against
recorded subdivisions and surveys (please see the section above on determining
legal lots of record).  Any lots not having been properly recorded were removed
from the total of available vacant lots.

Fourth, each lot in the new listing was then reviewed, using the County's
adopted land use plan maps and zoning maps to determine how many dwelling
units could be built upon them.

In the table on the following page, the vacant lots and potential dwelling units
for each Planning Area, Land Use Plan Area, and Master Plan Area are listed.
These are broken down by the type of dwelling units permitted: multi-family
dwellings, resource conservation dwellings and single family dwellings.
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TABLE 2.  LEGAL LOTS OF RECORD AND POTENTIAL DWELLING UNITS: UNINCORPORATED
AREAS

Planning/Maste
r Plan Area

Multi-
Family

Dwellin
g Legal

Lots
Found

Multi-
Family

Dwellin
g Units
Allowed

Resource
Conservatio
n Legal Lots

Found

Resource
Conservation

Dwelling
Units

Allowed

Single
Family

Dwellin
g Legal

Lots
Found

Single
Family

Dwelling
Units

Allowed

Total
Planning
Area /
Master
Plan
Legal
Lots

Found

Total
Dwelling

Units
Permitted

Cachagua 0 0 65 109 36 45 101 154

Coast (Big Sur,
etc.)

0 0 2 2 225 226 227 228

Central Salinas
Valley

38 541 1 5 123 159 162 705

Greater
Monterey
Peninsula

62 86 0 0 418 756 480 842

Carmel Land
Use Plan

71 86 40 94 92 117 203 297

Carmel Valley
Master Plan

21 61 8 25 319 692 348 778

Del Monte
Forest

95 122 0 0 96 180 191 302

Greater Salinas 5 28 43 114 87 106 135 248

North County 72 214 75 83 313 538 460 835

North County
Land Use Plan

147 777 1 5 315 727 463 1,509

Moss Landing
Land Use Plan

2 2 0 0 0 0 2 2

South County 48 365 0 0 46 94 94 459

Toro 17 48 61 717 192 275 270 1,040

     

TOTALS: 578 2,330 296 1,154 2,262 3,915 3,136 7,399
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LEGAL LOTS OF RECORD AND POTENTIAL DWELLING UNITS:
INCORPORATED AREAS

As with the section on unincorporated areas, above, the Assessor's tabular file
was searched for vacant parcels in the incorporated cities of Monterey County.
Each incorporated area has a tax rate area code assigned to it; these are listed
below for reference:

01  = Carmel
02  = King City
03  = Monterey
04  = Pacific Grove
05  = Salinas
06  = Soledad
07  = Gonzales
08  = Greenfield
09  = Del Rey Oaks
010 = Seaside
011 = Sand City
012 = Marina

A base level for lot identification in Peninsula cities was obtained from a study
completed for the Monterey Peninsula Water Management District.  It was
compared to the current Assessor parcel lists.  Once the parcels associated with
each incorporated area were identified, vacant parcels were identified by their
improvement value.  As noted above, two values are assigned to each parcel in
the County - a land value and an improvement value.  While the land value speaks
to the approximate value of the actual land, the improvement value speaks to the
approximate value of anything added to the land, such as structures.  If the
improvement value is zero, and the parcel is not publicly owned, the parcel has
no structures built upon it.

Second, the list of vacant parcels was then refined to identify parcels with land
use designations identified as having a residential capability.  These included the
same Assessor's land use designations as those included in the unincorporated
area search (above).

Third, each vacant parcel in the new listing was reviewed against the Assessor's
hard-copy maps to determine the number of lots it contained.  These lots were
then reviewed against the Assessor's legal description of each parcel and against
recorded subdivisions and surveys (please see the section above on determining
legal lots of record).  Any lots not having been properly recorded were removed
from the total of available vacant lots.



20

Fourth, each lot in the new listing was then reviewed, using the cities' adopted
land use plan maps and zoning maps to determine how many dwelling units
could be built upon them.

For cities in the Salinas Valley, the same process was used: vacant lots were
identified, their legal lot status determined, and land uses and zoning requirements
were reviewed to determine the number of housing units that could be built.

In the following table, the vacant lots and potential dwelling units for each city.
These are broken down by the type of dwelling units permitted: multi-family
dwellings, resource conservation dwellings and single family dwellings.

TABLE 3.  LEGAL LOTS OF RECORD AND POTENTIAL DWELLING UNITS: INCORPORATED
AREAS

City

Multi-
Family

Dwellin
g Legal

Lots
Found

Multi-
Family

Dwellin
g Units
Allowed

Resource
Conservatio
n Legal Lots

Found

Resource
Conservatio
n Dwelling

Units
Allowed

Single
Family

Dwellin
g Legal

Lots
Found

Single
Family

Dwellin
g Units
Allowe

d

Total
Planning
Area /
Master

Plan Legal
Lots

Found

Total
Dwelling

Units
Permitted

       

Carmel 1 7 0 0 51  51 52 58
Del Rey
Oaks 0 0 0 0 4 6 4 6
Gonzales 5 42 0 0 87 94 92 136
Greenfiel
d 3 55 0 0 25 294 28 349

King City 16 644 0 0 8 8 24 652
Marina1 4 62 0 0 18 39 22 2,776
Monterey 20  102 0 0 163  172 183 274
Pacific
Grove 89  98 0 0 23  25 112 123

Salinas 269 557 0 0 236 408 505 965
Sand City 104  195 0 0 0 0 104 ?0
Seaside 9  19 0 0 73  92 82 111
Soledad 24 610 0 0 127 674 151 1,284
         

Totals: 544 2,391 0 0 815 1,863 1,319 6,929
1 Marina figures include 2,675 dwelling units in the incorporated portion of Armstrong Ranch

For clarity in comparison, we have left in the columns for Resource
Conservation land use, but in reality, this is a land use classification that would not
typically be found in cities.
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METHODOLOGY: PIPELINE PROJECT DETERMINATION

In order to achieve a realistic number of dwelling units that can be built on
existing legal lots of record, it is necessary to look at those projects that are
somewhere in the County's or Cities' approval process.

Monterey County Planning was approached for an accounting of those projects
in some stage of approval, going back a period of ten years.  The requested list
was delivered and evaluated.  The following are the steps taken and methods used
to analyze the data received.

• Parcel numbers that match existing Assessor parcel numbers were
included.  Non-matching numbers were not included, using the
assumption that these numbers likely represented expired or deactivated
parcel numbers.

• The remaining list was reviewed for projects that are either approved,
complete, ready for hearing, incomplete, referred to a hearing body
(usually for consistency) or set for hearing.

• Planning Commission files were reviewed for any project that resulted in
a second (or more) dwelling unit.  Single Family Dwellings were
excluded as having already been counted.

• Planning Commission applications include Use Permits and Coastal
permits and anything else that falls in the Commission's purview.

• Subdivision files were similarly reviewed for multiple lots or dwelling
units.

• Duplicate entries were removed.

PIPELINE PROJECT IDENTIFICATION

Once the number of vacant legal lots was established and the number of
potential dwelling units calculated, the study approached the identification of
projects in the application and approval pipelines of both the County and the
individual cities.  Staff from each agency were engaged in this identification
process.

Pipeline projects are defined as those land use applications that are not yet
built, but have been either determined incomplete, ready for hearing, complete,
set for hearing, tabled, referred to a hearing body, continued or approved for the
past ten years.

Once the lists were received, several filtering tools were applied to this search;
they included:
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• Removing duplicate projects
• Excluding hotels, motels, timeshare unit projects
•  Excluding September Ranch and Highlands Inn projects in the

unincorporated area; September Ranch was excluded because of
litigation surrounding the project and Highlands Inn was excluded
because its units are visitor-serving rather than residential.

The resulting list was searched for the number of dwelling units that were
anticipated when built; it is replicated here in a table.

TABLE 4.  DWELLING UNITS LIKELY TO BE BUILT FROM PIPELINE PROJECTS IN THE
UNINCORPORATED AREA.

Pipeline Projects: Unincorporated Dwelling Units in Pipeline

Subdivisions / Dwelling Units: 2,909
Planning Commission / Dwelling Units: 266

Total Unincorporated Pipeline Dwelling Units: 3,175

The same methodology was applied to pipeline projects in the incorporated
areas.  The following table itemizes the cities' number of dwelling units likely to
be built from these projects.

TABLE 5.  DWELLING UNITS LIKELY TO BE BUILT FROM PIPELINE PROJECTS IN THE
INCORPORATED AREAS.

Pipeline Projects: Incorporated   Dwelling Units in Pipeline
Peninsula Cities:
Carmel 0
Del Rey Oaks 0

Marina 27
Monterey 67
Pacific Grove 0
Sand City 14

Seaside 384
Fort Ord (New and Rehabilitated) 10,625

Salinas Valley Cities:
Gonzales  36

Greenfield  482
King City  800
Salinas  1,003
Soledad  0
  

Total Incorporated Pipeline Dwelling Units: 13,438
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METHODOLOGY: SPHERES OF INFLUENCE

CALCULATING DWELLING UNITS IN THE SPHERES OF INFLUENCE

Using the number of housing units required to accommodate the population
projected for the County in 2020 as a goal, we compared that number to the
survey of existing legal lots of record, the dwelling units that could be built upon
them, the residential projects currently in the pipeline of development, and the
potential housing units projected for Fort Ord and found that there was some
deficit.

In keeping with LandWatch principles, we next looked at the adopted Spheres
of Influence surrounding the Salinas Valley cities. It was determined that
development outside Peninsula city limits or Marina's Urban Growth Boundary
was not needed to meet the housing needs on the Peninsula, based on the
development potential at the Former Fort Ord.  The preservation of agricultural
land has a very high priority as does the provision of needed housing for County
residents.  Several adopted Spheres of Influence were therefore reduced in size to
address LandWatch concerns.  Those Spheres of Influence reduced in this process
included those of the cities of Carmel, Gonzales, Greenfield, King City, Marina,
Salinas and Soledad.

DETERMINING IDEAL DENSITY IN SPHERES OF INFLUENCE

While LandWatch could recommend higher residential density, the study opted
to look at medium density as defined by the existing Salinas General Plan: 11.75
dwelling units per acre.  That figure was further reduced in the interest of
providing space for neighborhood features such as parks, trails, schools, and some
commercial interests.

The City of Monterey, generally given high marks for overall livability, was
surveyed for its percentage of residential units to overall City area.   We found that
70% of the City has a residential use.  Applying the 70% to the 11.75 figure, the
result was 8.22 units per acre.  This percentage was applied to all land in the
Spheres of Influence needed to provide additional housing.

Using the maps of Spheres of Influence from LAFCO, we identified the parcels
within their boundaries, identified their status as Prime Agricultural or non-Prime
Agricultural lands and used the acreages provided in the data from Monterey
County.   Using the 70% of Medium Density Residential figure, we calculated the
number of dwelling units that could be built upon these parcels.  In most cities,
we found that only a portion of the adopted sphere was required to provide the
needed housing; in those cities where land inside and outside the sphere was
required, we classified the acreage accordingly.

We also identified the amount of Prime Agricultural land that would be
required to provide needed housing.  The determination of Prime Agricultural
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status was derived from the California State Department of Conservation maps.  In
the original Spheres, parcels are sometimes split; this study adhered to property
lines, even when a portion of the property was outside the Sphere boundary.
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FINDINGS

In this section, the results of the study are provided.

ADDRESSING HOUSING NEEDS FOR 2020

Jurisdiction

2020
DU s

Needed

Potential
DU s:

Cities &
Uninc.  

Pipeline
DU s

Total
Potential
+ Pipeline  

Dwelling
Unit

Surplus
(Deficit)  

DU s
in SOI

(at
70%)

Net
Dwelling

Units

Non-SOI
DUs

Needed

  
Peninsula:        

Carmel 103 58  0 58  (45)   
Del Rey Oaks 19 6  0 6  (13)   
Marina 6,679 2,776 1 27 2,803  (3,876) 3  
Monterey 2,357 274  67 341  (2,016) 4  
Pacific Grove 257 123  0 123  (134) 4  
Sand City 294 195  14 209  (85) 4  
Seaside 4,377 111  384 495 2 (3,882) 3  
Ft. Ord     10,625    

New Units:  0  5,625 5,625 2    
Rehab Units:  0  5,000 5,000 2     

            
Total Peninsula: 14,086 3,543  11,117 14,660  574  574  

  
Valley Cities:            
            
Gonzales 1,564 136  36 172  (1,392)  1,394 2 0
Greenfield 1,206 349  482 831  (375)  377 2 0
King City 4,191 652  800 1,452  (2,739)  2,443 (296) 296
Salinas 8,117 965  1,003 1,968  (6,149)  3,681 (2,468) 2,468
Soledad 2,740 1,284  0 1,284  (1,456)  1,460 4 0
Total Valley Cities: 17,818 3,386  2,321 5,707  (12,111)  9,355 (2,756) 2,764

  

Unincorporated: 8,189 7,399  3,175 10,574  2,385  n/a 2,385  
Total:          2,385  
  
            

Sub-Totals: 40,093 14,328  16,613 30,941   9,355 2,764
 

Grand Totals:

Potential+Pipeline:      30,941
Sphere DUs:           9,355
External Dus:           2,764

Total 2020 DUs:           43,060

NOTES:
1 Includes Armstrong Ranch within the City at 11.75 du/acre x 70% (or 8.2 DUs per acre)

2 Within existing water allocation of 6,100 a.f.

3 Can be addressed through Fort Ord dev.

4 Can be addressed through intensification
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PRIME AGRICULTURAL LAND REQUIRED

An issue of concern to LandWatch and Monterey County is the potential for
loss of prime agricultural lands outside existing city limits.  The chart below
indicates the acreage that would be required to meet the housing needs of 2020 if
care is taken.

Salinas
Valley

Jurisdiction

DU
Needed in

and
Beyond

SOI

Total
Acreage
Required

SOI
Prime Ag

Acres
Required  

SOI Non-
Prime Ag

Acres
Required  

DU
Required
Outside

SOI

Prime Ag
Acres

Required
Outside

SOI

Non-Prime
Ag Acres
Required
Outside

SOI  

Gonzales 1,392 170 170  n/a 2 0 0 0  

Greenfield 375 46 46  n/a 2 0 0 0  

King City 2,739 334 n/a 2 298  296 0 36 1

Salinas 6,149 750 416  33  2,468 301 n/a 2

Soledad 1,456 178 179  n/a 2 0 0 0  

           

Totals: 12,111 1,477 811  331  2,764 301 36  

  
Total Prime
Ag Land Required: 1,112       

           

  
1 Provided property toward Pine Canyon
is selected. Other property would be prime ag land.  
2 n/a means
"not
available"  

           

SUMMARY OF FINDINGS

Combining all the calculations, the study found that the housing required by
the 2020 household population forecast could be met without substantial loss of
agricultural and open space land.  In fact, a maximum of 811 acres of Prime
Agricultural land currently in adopted Spheres of Influence and 301 acres
immediately adjacent to existing Spheres are all that would be required.  All of this
could be accomplished by following responsible land use policies, namely by:

•  building on existing legal lots of record to the extent permitted by
existing plans and regulation;

• considering existing pipeline projects in all areas
• building in existing spheres of influence.

There is no question that this requires policy decisions by each jurisdiction that are
aimed at providing quality of life for its residents, preserving agricultural land and
open space and directed at providing housing for existing residents rather than
attracting more population from adjacent counties.
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MAPS



28



29



30



31



32



33



34



35



36



37



38



39

ACKNOWLEDGEMENTS

This report has been prepared for LandWatch Monterey County by Land Systems
Group, Mary Tsui and Frances O. Huston, Principals. Significant assistance in
preparing the report was provided by Janet Brennan and Gary A. Patton, whose
contributions are gratefully acknowledged.

Land Systems Group maintains an extensive planning and consulting practice
focusing on Geographic Information Systems and automation. Their Monterey
County offices are located at 395 Del Monte Center #150, Monterey, California.
Land Systems Group can be reached by telephone at: 831-633-6445, by FAX at:
831-633-3481, and by Email at: mtsui@landsystemsgroup.com. Their website is
found at: www.landsystemsgroup.com.

LandWatch Monterey County, Board of Directors

Keith Vandevere, Esq., Chair
Philip Mark Talbrook, Vice Chair
Alonzo Gonzalez, Secretary
Michael DeLapa, Treasurer
Janet Brennan
Karen Ferlito
Ken Gray
Rod McMahan
Becky Shaw, Ph.D.

LandWatch Monterey County Advisors

Marit Evans
Luther Hert
Melanie Horwath
Assembly Member Fred Keeley
Frank La Macchia
Phyllis Meurer
Patie McCracken
Bill Monning
Peter Neumeier
Lynn Riddle
Richard Rhodes

LandWatch Monterey County Staff

Gary A. Patton, Executive Director
Christopher Fitz, Deputy Director
Arianne Tucker, Administrative Director
Lupe Y. Garcia, Community Action Advocate


