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HOUSING ELEMENT PROGRAM 1.3 & R3 STANDARDS



RESIDENTIAL LOTS CAN HOLD
MORE THAN ONE HOME.

 Mountain View has many lovely examples.



I USED TO LIVE IN THIS MOUNTAIN VIEW TRIPLEX
Lot size: 50’x150’=7,500 sf  (0.1721 acre)
# of Units: 3
Actual Density: 17 units/acre

Existing Zoning: R-1 
Allowed Density: 8 units/acre 

This comfortable residence has
- 2 parking spots in the front setback
- A 9’-10’ wide driveway
- 2-story rear apartments close to the 

property line
- Little open space

663 EHRHORN
768 CALDERON



THIS TRIPLEX SITS ON A 50 X 150 LOT
Lot size: 50’x150’=7,500 sf  (0.1721 acre)
# of Units: 3
Actual Density: 17 units/acre
Existing Zoning: R-3  

One unit in the front
Two stories in the back
No on site parking
9’ driveway
Shared curb cut w/327 View 

663 EHRHORN

VIEW STREET
315 VIEW ST



THIS QUADPLEX SITS ON A 50’ x 160’ LOT
Lot size: 50’x160’=8,000 sf  (0.1836 acre)
# of Units: 4
Actual Density: 21 units/acre

Existing Zoning: R-1 
Allowed Density: 8 units/acre 

This parcel would not conform to new R-3 
design standards because

- Parking in the front setback
- <12’ wide driveway,
- No landscape buffer
- Doesn’t meet setbacks

663 EHRHORN

663 EHRHORN



THIS DUPLEX SITS ON A 50’ X 152’ LOT
Lot size: 50’x152’=7752 sf (0.178 acre)
# of Units: 2
Actual Density: 11 units/acre

Existing Zoning: R-1 
Allowed Density: 8 units/acre 

This parcel would not conform to new R-3 
design standards

- Rear building is in  rear setback
- Doesn’t meet 15% open space 

requirement

675 EHRHORN



THIS TRIPLEX SITS ON A 50’ X 150’ LOT
Lot size: 50’x150’=7500 sf
# of Units: 3
Actual Density: 17 units/acre

Existing Zoning: R-1 
Allowed Density: 8 units/acre 

This parcel would not conform to new R-3 
design standards

- Driveway is 9’ wide
- Rear building is in  rear setback
- Doesn’t meet 15% open space 

requirement

681 EHRHORN



MOUNTAIN VIEW 
R3 LOT SIZE MIX

How many R3 lots are in Mountain View?
What size/dimensions are they? 



61% OF R3 PARCELS ARE SMALL/NARROW (<65’ WIDE)

FROM MOUNTAIN VIEW R3 STANDARDS KEY FINDINGS & OBSERVATIONS, OCT 13, 2020



MOST R3 LOTS ARE NARROW/FINE GRAINED - 40’-65’ WIDE

LOT CONSOLIDATION IS NOT 
ALWAYS POSSIBLE/FEASIBLE



EXISTING R3 LOTS NEAR DOWNTOWN MOUNTAIN VIEW

R3-A

R3-AR3-B

R3-C



EXISTING R3 LOTS NEAR DOWNTOWN MOUNTAIN VIEW

R3-A

R3-AR3-B

R3-C

315 VIEW ST
50 x 150 

376 VIEW ST
75 x 150

357 VIEW ST
75 x 150

358 VIEW ST
75 x 150

327 VIEW ST
50 x 150 



EXISTING R3 LOTS NEAR DOWNTOWN MOUNTAIN VIEW

R3-A

R3-AR3-B

R3-C

482 VIEW ST
75 x 150

466 VIEW ST
50 x 150

395 VIEW ST
75 x 95

444 VIEW ST
50 x 150



EXISTING R3 LOTS NEAR SAN ANTONIO



EXISTING R3 LOTS NEAR SAN ANTONIO

2655 MILLER 65x168 2675 MILLER 60x168

2685 MILLER 59x108409/411 DEL MEDIO
49x110

415 DEL MEDIO 56x180 417 DEL MEDIO 53x180



EXISTING R3 LOTS NEAR SAN ANTONIO
2352 GABRIEL 60x125 2356 GABRIEL 60x125

2366 & 2368 GABRIEL 60x125
LOT SPLIT

2370 GABRIEL 55.50x1252494 GABRIEL 
55.50x125

2398 GABRIEL 
55.50x125

MULTIFAMILY MULTIFAMILY



R3 small LOT DESIGN
Most R3 lots are <50’ wide.  To accommodate 3 
units, they need flexible site design standards to  

balance parking, housing and open space



- Proposed R3 design guidelines should apply to ALL R3 parcels
- Proposed R3 design guidelines do not explicitly remove minimum lot areas or widths
- Existing Section 36.10.70:

- Minimum Lot Area is 12,000 sf (most R3 lots are <12,000 sf)
- Minimum Lot Width is 80’ or ½ lot depth (most R3 lots are <65’ wide)

ARE MINIMUM LOT SIZES/DIMENSIONS REMOVED?



- Current Article X parking minimums are high
- Reductions necessary for small lot R-3 to be physically possible

- Uncovered parking is most cost effective, should be explicitly allowed 
- January 7, 2026 Staff report has adjusted recommendations
- Recommend 1 car space per unit, even for large 1 br and 2 br units

ARE PARKING MINIMUMS ADJUSTED?

January 7, 2026 EPC Meeting Staff Report, Item 5, p. 18

!!



TRIPLEXES ARE POSSIBLE ON 40’-65’ WIDE LOTS, BUT 
REQUIRE PARKING FLEXIBILITY

PARKING COURTS ONLY WORK ON WIDER LOTS (>80’)



TRIPLEXES ARE POSSIBLE ON 40’-65’ WIDE LOTS, BUT 
REQUIRE PARKING FLEXIBILITY

Section 36.10.25 R1 Driveway

Section 36.10.50 R2 Driveway

Zoning Chapter 36, Article X Parking & Loading 

PARKING IN THE BACK ONLY WORKS WITH NARROW DRIVEWAYS



Zoning Chapter 36, Article X Parking & Loading 

Proposed R-3A Design Guidelines

R3-A DESIGN GUIDELINES + 
ARTICLE X PARKING & LOADING

BLDG AREA
28’ x 56’



Zoning Chapter 36, Article X Parking & Loading 

Proposed R-3B Design Guidelines

R3-B DESIGN GUIDELINES + 
ARTICLE X PARKING & LOADING

BLDG AREA
28’ x 60’



R3-C DESIGN GUIDELINES + 
ARTICLE X PARKING & LOADING

 

Zoning Chapter 36, Article X Parking & Loading 

Proposed R-3C Design Guidelines

BLDG AREA
25’ x 60’



MOUNTAIN VIEW HAS MANY 
small LOT 3-UNIT HOMES.

LET’S TAKE INSPIRATION FROM THEIR 
PRACTICAL SITE LAYOUTS!



THESE R3 small LOTS HAVE PRACTICAL SITE PLANS  
R-3 Lot size: 50’x150’=7500sf
315/327 View Street

Tandem Drive Aisle 
- No prop line buffer
- Narrow 8’-9’ driveway
- Shared curb cut

5’ side setbacks, not 10’ side 
setbacks
Less than 10’ rear setback



THIS R1 small LOT TRIPLEX HAS A PRACTICAL SITE PLAN  

R-1 Triplex: 50’x150’=7500 sf
768 Calderon Ave

2 parking spaces in front setback

9’ driveway to access 2 units and 2 
car parking spaces in the back

Side building setback is less than 7’
Rear building setback is less than 10’



- Small lot parcels require parking space reductions
- 1 parking space per unit, regardless of unit size (studio, 1 br, 2 br, etc)
- No covered parking required 
- Allow parking in front, side, rear setbacks

- Practical dimensions for R-3 parking
- Each parking space is 8’-6” x 18’ 
- Backup space is 24’ deep
- 3 spaces and backup 25’-6” x 42’

- Balance car parking with building square 
footage & resident open space

R3 small LOT PARKING RECOMMENDATIONS

MAIN 
HOUSE

2 UNITS

2 UNITS

ADU

MAIN 
HOUSE

2 UNITS HOUSE 
OR ADU

2 UNITS



THE DRAFT R3 STANDARDS 
DO HAVE EXCEPTIONS.
BUT THE EXCEPTIONS AS WRITTEN 

ARE NOT FLEXIBLE ENOUGH:



R3 STANDARDS EXCEPTIONS ARE NOT ENOUGH 

25% SIDE BLDG SETBACK = 
5’-3” FOR R-3A & R-3B 
7’-6” FOR R-3C

5’-0” REAR SETBACK 
25% REAR SETBACK EXCEPTION NOT ENOUGH
7’-6” FOR R-3A & R-3, R-3C

NO PROVISIONS FOR 
REDUCED DRIVEWAY 
WIDTH 

25% REAR BLDG SETBACK = 
7’-6” FOR R-3A, R-3B R-3C

10% FRONT PARKING SETBACK = 
45’ FOR R-3A 
36’ FOR R-3B & R-3C



EXISTING TRIPLEX SITE LAYOUT IN DOWNTOWN MV
RECOMMEND: 5’-0” SIDE SETBACK 
25% SIDE SETBACK EXCEPTION NOT ENOUGH
5’-3” FOR R-3A & R-3B, 7’-6” FOR R-3C

RECOMMEND: 5’-0” REAR SETBACK 
25% REAR SETBACK EXCEPTION NOT ENOUGH
7’-6” FOR R-3A, R-3B, R-3C



PRACTICAL R3 DESIGN STANDARDS - REAR PARKING
RECOMMEND: 5’-0” SIDE SETBACK 
25% SIDE SETBACK EXCEPTION NOT ENOUGH
5’-3” FOR R-3A & R-3B, 7’-6” FOR R-3C



PRACTICAL R3 DESIGN STANDARDS - CENTER PARKING
RECOMMEND: 5’-0” SIDE SETBACK 
25% SIDE SETBACK EXCEPTION NOT ENOUGH
5’-3” FOR R-3A & R-3B, 7’-6” FOR R-3C



PRACTICAL R3 DESIGN STANDARDS - FRONT PARKING
RECOMMEND: 5’-0” SIDE SETBACK 
25% SIDE SETBACK EXCEPTION NOT ENOUGH
5’-3” FOR R-3A & R-3B, 7’-6” FOR R-3C

RECOMMEND: 5’-0” REAR SETBACK 
25% REAR SETBACK EXCEPTION NOT ENOUGH
7’-6” FOR R-3A, R-3B , R-3C



CONSIDER THESE
small LOT R3 STANDARDS

TO MAKE IT PRACTICAL AND REALISTIC 
FOR TRIPLEXES TO BE BUILT.



small LOT R3 RECOMMENDED STANDARDS 
Create one set of R3 small lot development standards for parcels <65’ wide to maximize 
residential area & open space, while balancing parking requirements and setbacks.

Suggested Revisions for Parking:
- Car Parking Requirement: allow 1 parking space per unit
- Eliminate covered parking requirement 
- Parking Access: 9’ wide driveway (not 12’ or 18’)
- Parking Locations: allow up to 2 car spaces in front setback

Suggested Revisions for Setbacks (instead of exceptions) 
- Reduced Side Setbacks: 5’ max, consider 4’ ADU side setback
- Reduced Rear Setbacks: 5’, consider 4’ ADU rear setback



small LOT R3 CLARIFICATIONS 
- Clarify that R3 design standards apply to all R3 lots

- Minimum lot size (12,000sf) eliminated
- Minimum lot width (80’ width) eliminated

- Clarify R3 minimum parking requirements
- Is it proposed new multifamily ratios (1 space/1bdrm, 1.5 space/2bdrm)
- Or is 1 space per unit acceptable (to unlock larger small lot units)

- Clarify if uncovered parking is acceptable.
- Covered parking makes small lot R3 projects harder and expensive to achieve



PLEASE PROVIDE FLEXIBLE, 
FEASIBLE INCENTIVES TO BUILD 
TRIPLEXES ON R3 small LOTS.

THANK YOU FOR YOUR TIME!


