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Subject: To boil it down, who benefits from a blended parking requirement?

From: John Thomas [mailto:johnthomas@cox.net]

Sent: Thursday, March 23, 2017 3:17 PM

To: Planning Commission <PC@lagunabeachcity.net>

Cc: Jung, Wendy CD <wjung@lagunabeachcity.net>; Pfost, Greg CD <gpfost@lagunabeachcity.net>; Hall, Ligia {Leah) CM
<lhall@lagunabeachcity.net>

Subject: To boit it down, who benefits from a blended parking requirement?

| realize that | was trying to cram too much into my three minutes last night, and consequently was throwing numbers
all over the place.

Anyone who wants me to clarify, feel free to ask.

But, "the morning after” | wanted to see if | could also simplify.

A key “slide” included the IBI finding that “The City can benefit from reducing the minimum parking requirement for non-
residential uses in the DSP area.” In the conversation that followed, it seemed like that should have instead been a

question rather than a statement — “Does the City benefit... ?”

Or better yet, the correct question should be “Who benefits from a blended parking requirement?”

Most commercial uses are required by the Laguna municipal code to provide 4 parking spaces per 1,000 sq. ft. of
building. Due to the intensity of use, bars and restaurants are required to provide 10 parking spaces per 1,000 sq. ft. of
building. A few special uses like theatres also are required to provide more than 4 spaces peer 1,000 sq. ft.

So, short of second movie theatre or a second Irvine Bowl coming to town, the only land uses that benefit from a
“blended" parking requirement are those uses that currently have a higher parking requirement than the proposed blended
rate. That is essentially — bars and restaurants.

S0, if the City wants to bring more bars and restaurants to Laguna, the way to do it is to adopt a “blended” parking
requirement. If 129 places to buy alcohol (list attached) aren't enough for a town of 23,000 residents, then adopt a
blended parking rate. With only very rare exceptions, less intense uses, like clothing stores or art galleries do not benefit
from a blended parking requirement. Just bars and restaurants.

So if you think what Laguna needs is more bars and restaurants, then a blended parking requirement is the way to go.

Or, if you are the owner of a commercial building in Laguna, and you want a windfall profit, then you want a blended
parking rate so that you can replace your struggling retail tenant with a shiny new bar or restaurant and charge a lot more
rent.

What is not clear is why our Chamber of Commerce, which represents local businesses, is promoting the blended parking
requirement. The blended parking requirement would lead to current retail tenants being driven out by the allure of higher
rents paid to the commercial building owners by bars and restaurants that want to move in. So, rather than helping the
existing retail businesses, the blended parking requirement is one more tool to drive them out.

And, by the way, bars and restaurants are no financial bonanza for the residents of Laguna. The meager share of sales
tax paid by these establishments to the City on sale of food and “beverages” is a tiny fraction of what it costs the City to
provide the police, paramedic, and lifeguard services necessary to provide required services to all those folks the bars
and restaurants serve.

So, for a local operator of a retail business, there is no benefit to you of a blended parking requirement. But if you are a
bar or restaurant operator who wants into Laguna, or a commercial building owner who would like to charge a lot more
rent and fease to a new bar or restaurant, then you need to do what you can to convince the Ptanning Comrnission and
City Council that a blended parking requirement is the way fo go.
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Jung, Wendy CD

From: John Thomas <johnthomas@cox.net>

Sent: Monday, March 27, 2017 3:46 PM

To: Planning Commission

Cc: Jung, Wendy CD; Pfost, Greg CD; Hall, Ligia {Leah} CM
Subject: The Uber Paradox

There are two sides to every story.

Apparently the City is considering replacing some parking spaces with pick-up, drop-off, and waiting places for Uber and
Lyft drivers.

To put what | am about to say in perspective, we are fortunate to live in Laguna where our big issues are traffic,
congestion and parking rather than something worst.

But

As long as we are talking about these issues, the city is apparently considering setting aside dedicated areas for uber
pickup and drop off.

| frankly don't know if t his is & good thing or not, but consider this about Uber.

Uber is not an all good thing, it is a trade off. It is a trade off between parking versus traffic and congestion. Think about
it. While someone coming to town via Uber reduces the need for a parking spot, it doubles the trips to and from town
thereby increasing traffic and congestion.

That is, when you call for an Uber driver, the driver makes a trip from where he is to where you are. Trip number one.
Then he takes you to where you want to go. Trip number two. Later, you call for a pick up to return you to where ever
you want to go, and a driver comes from where he is to where you are. Trip number three. And, finally the driver takes
you home or wherever you want to go. Trip number four.

Had you, instead, driven into town, you would have made two trips -- one coming and one returning.

So we trade freeing up one parking space for two extra vehicle trips..

So, there is a cost to Ubering of additional traffic and congestion.

Plus, if you set aside a few parking spaces for uber pickups and drop offs, you also lose a few parking places. But,
presumably, there is a net improvement in reduction of demand for parking spaces.

The choice is yours, but there is a choice. Freeing up some parking spaces by using Uber does come at the cost of
increased traffic and congestion. It's not all good news.



Jung, Wendy CD

N B
From: John Cardoza <jcardoza@karkareparking.com>
Sent: Monday, April 24, 2017 6:10 PM
To: Planning Commission; Jung, Wendy CD
Subject: Re: IBI report

Hello,

I would have liked to get this to you earlier but was unable because of medical reasons. Here’s my thoughts on
Parking Actual Demand Study that was presented at City Hall. 1Bl said that private parking spaces are being
underutilized. The overall Parking Occupancy of public parking lots showed a larger percentage than private
parking lots, Wouldn’t that only make since! Private parking lots are tailored to making sure there are spots
always available for guests going to the Bank, Cleaners, Hotel, Advisory building, and so on and so on. There is
no possible way for the private occupancy percentage to meet or even get close to the public parking lots.
How many businesses are trying to operate in a public lot? Zero! Of course public will show a higher
occupancy. There are no spots being reserved for tenant’s and their customers to park. Private lots require
plenty of open spots because tenants will lose clients if spots aren’t always available. You might go by and lot
is looks full. You might go by 30 minutes later and the lot looks empty. Retail, no rhyme no reason. Something
all private lots will not tolerate. First rule in making a long relationship with private lot is plenty of tenant and
client parking because without that no tenants!

If you don't live in Laguna Beach you do drive in this great city. Can you really tell me that every available spot
isn’t being used? Believe me, private lots being operated by parking companies are selling every spot allowed
to them! It takes me 30 minutes to travel a couple of miles away to get a subway sandwich in the summer.
There is no way every available spot is not being be filled. People are everywhere trying to find parking. Also
the numbers used were based on getting 100% of all the private lots. We know that you will not get 100%.

| have a problem with the accuracy of IBI's numbers because some of those private lots will not let anyone
operate public parking operations on their property. We have personally approached each and every private
lot in Laguna Beach. Yet IBI included all private lot numbers in their report occupied by a parking company or
not or not. This would make those percentages off scale. Please no digit signs in Laguna Beach. My wife and |
were married 35 years ago. Our special place for our Honeymoon was Laguna Beach. This was long before |
started working there. There is something so special about our town. It's got that it factor. Laguna Beach
generates a feeling of contentment. It takes you away from the everyday problems and puts you in a place of
peace. Please there’s only one Laguna Beach so let’s keep it that way.

Best,

John Cardoza
Kar Kare Parking
949-874-8489

jcardoza@karkareparking.com
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Wendy Jung
Susan Whitin, Roger Mcerlane, Sue Kmepf, Anne Johnson, Robert Sadier

LAGUNA BEACH

Chamber

of Commerce

April 19,2017

From: Laguna Beach Chamber of Commerce Board of Directors

As previously noted in correspondence with the City, the Laguna Beach Chamber of Commerce has
been a consistent advocate for establishing a blended parking rate for the Downtown Specific Plan
area. We believe that a blended parking is critical to empower our merchants with the flexibility to
meet the new demands of our residents and visitors for more experienced-based services. We strongly
supported the hiring of IBI to conduct and analyze a Parking Actual Demand Study as the first step in
determining the parameters for a blended rate.

As supporters of blended parking rates, we were surprised and disappointed at the March 22, 2017
meeting when new information was presented that called into question the advisability of a blended
program. We appreciate the subsequent determination to continue the item to allow the Commission
and the public to review and comment on the materials presented at the meeting.

We are presenting our initial analysis of the presentation from the March 22 meeting below. In
general, our concern is that the presentation seems biased in emphasizing only the negative aspects
of adoption of a blended parking rate.

Policy Goa

#1: Flexibility in Land

52

Page #

Subject

Comment/Suggestion

8

PROS

Replace "Reduces required parking supply for new development”
with “"Encourages mixed use development.”

8

CONS

“May result in oversupply of food service uses” is not a
reasonable problem given the solution, suggested in the staff
report, of controtling this use via the CUP process,

CONS

“Need to procure all private parking supply for public use to work”
is simply not true. According the IBI report, there was available
parking with only 66% of private spaces used. The report does
not speculate an how many private spaces are needed to reach
the 85% occupancy goal.

CONsS

“Continual monitoring and management of parking demand/land
use” may be true, but the City is already deoing this during the
summer months.

CONS

“Potential future parking issues” seems to be a meaningless
statement since this can be said of almost any parking strategy.

CONS

“May not be viable to maintain 85% occupancy threshold” gives
no rationale for the statement.

CONCLUSION

The second bullet is clearly incorrect. The requirement for 100%
private space availability only applies during the summer, not
year-round. Even during the summer, the real problem is limited
to week-ends.

CONCLUSION

The third bullet is questionable since the study shows a 90%
occupancy threshold on weekdays. Demand pricing alone may be
able to result in an additional 5% reduction in occupancy.

CONCLUSION

The statement that blended parking is “risky” is not supported by
the data which indicates a problem limited to summer week-ends.

10

RECCOMENDATION

a) Would be reasonable only if the assumption that
“public/private shared parking agreements are in place” does not
mean 100% of private spaces, but only enough to reach the 85%
figure. Another consideration is whether or not to base creating a
blended rate on a situation that is occurring only on summer
week-ends.

10

RECCOMENDATION

b} Would be a fallback position in lieu of adopting a blended rate.
The problem is trying to establish rates for each use and
developing the rationale for that determination.

357 Glenneyre, Laguna Beach, California 92651
Phone: 945-494-1018
www.LagunaBeachChamber.org
Tax 1.D. # 95-0918918




Policy Goal #2: Enhance the Downtown

11 CONS "Assumes a parking surpius and 85% occupancy attained” is not really a
negative during the non-summer months as detailed in the staff report,

11 CONS “Requires ongoing monitering and management of parking demand” is the
same as the third CON on page 8 and the response is the same.

13 CONCLUSION The three bullets are correct in emphasizing the flexibility possible in the
non-summer months and help refute the last two CONS on page 11.

14 RECCOMENDATION In agreement, assuming that the reference to public/private shared parking

agreements does not mean 100% of private spaces.

Policy Goal #3: Parking and Circulation
15 CONS Why is “Increases parking fees for visitors” considered a CON, A
comprehensive parking management plan offsets expensive meters with less
expensive ones and enhanced transit opportunities.

11 CONS "Variable fee and time limit structure in different areas could lead to
confusion” may be true for some, but the clear trend in parking management
for many cities is to use this strategy in conjunction with mobile apps.

13 CONCLUSION The three bullets are correct in emphasizing the flexibility possible in the
non-summer months and help refute the last two CONS on page 11.
14 RECCOMENDATION In agreement, assuming that the reference to public/private shared parking

agreements does not mean 100% of private spaces.

Laguna Beach Chamber of Commerce | Page 2 of 2
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May 8, 2017

The Laguna Beach Chamber of Commerce has the following comments with respect to the blended
parking rate for the downtown:

L.

The purpose of the parking actual demand study was to measure the reality of parking usage in

the downtown. Arguments about the effects of beach and festival parking on the blended rate

are not germare because the study measures actual parking demand, which includes the

demand for parking for all downtown activity.

Using the City’s stated goal of an 85% maximum parking occupancy:

a. The goal is met 80% of the year as shown in IBI’s numbers for non-summer weekdays
and weekends.

b. The goal is close to being met on summer weekdays, with occupancy exceeding 85% only
during the hours from 4 to 7 pm. Even during those hours, occupancy peaks at 90%, only
5% above the goal.

c. The goal is exceeded during summer weekends.

Parking demand on summer weekdays can be reduced 5% with increased meter rates,

increased availability of private parking spaces, and new transit opportunities.

With a realistic way to achieve an 85% occupancy rate during summer weekdays, the parking

problem in the downtown becomes isolated to summer weekends, basically just 14 days per

year.

The concept of demand pricing for the meters needs to be expanded beyond the downtown to

increase the efficiency of managing parking. By actually dropping prices in some areas and

properly publicizing this information, the parking demand in the downtown will be further

reduced.

Reiterating the point made in the previous Chamber letter on this topic, restaurant use can be
controlled using the Conditional Use Permit process.
A blended rate is critical to the flexibility of our merchants. A blended rate will allow for:

a. An incidental food use by retailers, such as a Tibetan shop serving a special blend of

tea

b. Combined businesses, such as an art gallery with a designated space for art classes

In conclusion, the Chamber continues to support the adoption of a blended parking rate for the
downtown and urges the Commission to endorse the concept, acknowledging that a rational plan
cannot be based on a 14 day/year difficulty.

357 Glenneyre, Laguna Beach, California 92651
Phone: 948-494-1018
www.LagunaBeachChamber,org
Tax LD. # g5-0918918



From: michael hoag <villageat@cox.net>

Sent: Wednesday, May 17, 2017 4:50 PM
To: Jung, Wendy CD
Subject: Downtown Specific Plan Update # 2

Dear Planning Commission,

I'd like to submit a few concepts that will enhance the downtown experience for residents, merchants and businesses.
These concepts are under your categories of Improved Pedestrian Network and Streetscape Concepts

1. Convert lower Park Ave into a Plaza, Park Plaza. This block is 100 feet by 50 feet which is a prefect proportion to
be a plaza. This block has attractive buildings on two sides and an ocean view on one end. The paving will span from
building to building and from PCH to the library alley. Passible uses are to serve as out door eating for Adonis and the
White House and for small concerts etc..This block has been closed several times in recent years vary successfully.
When vehicles no longer use the this block the walking experience along PCH will improve.

2. Convert the lower end of Ocean Ave into a Plaza, see above for more details. How to pay for the plazas.

parking districts are becoming common place. A parking district is a line drawn around a specific area. All parking
monies are reserved for improvements within that district.



Difference in Number of Spaces required by Code Versus Actual

1Bl Number Required by code 4,421
1Bl actual 3,365
Shortage per I1BI {1,088)
JT Number Required by code 5,717
1Bl actual 3,365
Shortage per |1B! (2,352)
Difference between IBl and JT
IBI 4,421
JT 5717
(1,296)
Difference bBetween 1Bl and JT includes:
Irvine Bowl 877
Forum Theatre 79
Museum 65
Church 168
Playhouse 140
Movie Theatre 183
1,512
IBI number for alt Institutional 402
Difference (1,110}
Neither counts spaces for
Beach ?
Sawdust ?
Festival grounds ?
Art-A-Fair ?
7 Degrees ?

Subrailfed at May 13,2017 PC ﬂ?fj.
bﬂ JTohn Thonag



