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Date:   August 23, 2019 

To:   General Plan Advisory Committee 

From:  M-Group 

Subject:  Marinship Economic Analysis 

Attached to this memorandum is a report by Economic & Planning Systems, Inc. (EPS) that 
evaluates the potential feasibility of four generic development prototypes across four 
development scenarios. 

The four development scenarios are: 

1. Existing (as built) 
This scenario tests whether a property owner would build the examined use (one of 
the four development prototypes) at the existing density allowance today given 
achievable rents. 

2. Allowable Floor-Area Ratio 
This scenario tests whether a property owner would incur the redevelopment costs 
to achieve higher income associated with more leasable space. 

3. Use Change 
This scenario tests whether a property owner would incur the tenant improvement 
costs to achieve higher income associated with a higher-paying tenant. 

4. Increased Floor-Area Ratio 
This scenario tests whether a FAR increase would incentivize a property owner to 
incur the redevelopment costs to achieve higher income associated with more 
leasable space. 

 

The four development prototypes are broadly described in Table 2 of the report and include: 

1. Light Industrial 

2. Office/R&D 

3. Retail/Service 

4. Live/Work 
 

The report makes a series of findings, which are detailed in the report and can be 
summarized as: 

1. The analysis of the existing development in the Marinship highlights several 
important factors currently affecting property owner financial motivations and (re-) 
development feasibility. 
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2. Of the four building prototypes evaluated, only the office/R&D and the live/work 
prototypes command rents that would support development at densities consistent 
with the Existing “As Built” scenario. 

3. For the light industrial and retail/service building prototypes, the analysis indicates 
that there is no financial incentive (i.e., the residual land value is negative) to develop 
at the current allowable densities. 

4. In general, relaxing the use restrictions drives value more than increasing the FAR 
allowances, in part because increases to the allowable FAR are limited by the parking 
requirements. 

5. Of those building prototypes and under those scenarios in which a positive residual 
land value is generated, it is important to realize that these values still may not be 
large enough to incentivize development given site acquisition costs and the need to 
“buy out” existing, economically viable buildings. 

6. While the economic challenges facing the Marinship could potentially be overcome 
through comprehensive urban design and infrastructure investment that improves 
existing circulation and parking to accommodate additional development, this would 
require a strategic public-private partnership between the City and existing property 
owners to effectively activate required land use policy changes and financial 
resources. 

 

The Economic Analysis report is being provided to GPAC members for discussion during the 
September 3rd meeting. GPAC member comments will be useful for framing the overview of 
the report that will be presented as one component of the Marinship Workshop on Saturday, 
September 7th. 


