Subject: Downtown Specific Plan Update - Parking Actual Demand Study Presentation by IBI
Group

From: Norm Grossman [mailto:ngrossman67@gmail.com)

Sent: Monday, March 13, 2017 2:10 PM

To: Jung, Wendy CD <wjung@lagunabeachcity.net>

Subject: Re: Downtown Specific Plan Update - Parking Actual Demand Study Presentation by IBI Group

Wendy,

Thank you for the opportunity to submit comments in advance of the scheduled hearing. The following are my
inputs as an individual;

[ agree that the concept of creating a blend parking rate for the Downtown area is a logical step for inclusion in
the revised Downtown Specific Plan, I appreciate the thoroughness of the Parking Actual Demand Study, but
have some concerns that I believe need to be addressed.

1. Assumptions on Availability of Supply ~ The final recommendation for a blended parking rate is
based on dividing the number of occupied spaces by the occupied gross square footage and multiplying
the result by 1000: [1/(916062/2679)]*1000. However, this is based on two assumptions:

a. That there are available private spaces. This is certainly a goal, but there is no way of knowing
how many of these space will eventually become available. The fact that during the summer the
number peaks at 64%, or 1082 spaces, could indicate an existing limit.

b. That there are available public spaces. Although the public spaces never reach 100%, during the
weekend summer period, the occupancy peaked at 97%. This means that there were 50 spaces
available in the entire downtown. Practically speaking, this number seems small enough to indicate
that many drivers could not find any parking.

If the assumptions of parking availability are incorrect, then there is not a parking surplus without a
concerted effort to make more of the private spaces available. Without a parking surplus, the calculated
blended rate cannot be justified.

2. The Goal of Practical Capacity — As noted in the IBI report, parking capacity has a goal of an 85%
occupancy level. The suggested rate of 2.92 only achieves this goal if more of the private spaces are
available. If the current supply is used instead, then the rate would be 2679/0.85 = 3.15.

3. Parking Credits — City policy offers parking credits for a number of desired uses, including outdoor
dining and historic preservation/renovation. Although the credits on outdoor dining are limited to three
per establishment, there is no limit on historic parking credits. In fact, over the last few years, over 150
parking credits have been applied to the Heisler Building and Taverna for historic renovations. Any
determination of a blended rate should have a built-in margin to account for future credits.

Norm



From: John Thomas <johnthomas@cox.net>

Sent: Wednesday, March 22, 2017 3:29 PM

To: Planning Commission

Cc: Jung, Wendy CD; Pfost, Greg CD; Hall, Ligia (Leah) CM

Subject: The IBI recommendation to reduce future parking requirements is a not a good idea

The IBl recommendation to reduce future parking requirements is a not a good idea.

The 1B study is based on measuring usage of existing parking spaces.

How can you park more cars than you have spaces? You can never park more cars than you have spaces,
I'm no parking expert. All | have to work with is common sense, but...

In spite of the fact that the staff report quotes 1Bl as saying "the overall actual built supply of parking in the DSP exceeds
demand” | suspect you'll find that most people who live here know that we have parking problems in the summer.

IBI recommends that we treat parking as "shared” much like a shopping center and that we require fewer than 3 spaces
per 1,000 sq. ft. of building.

However, from experience, most successful shopping centers provide 5 to 5.5 spaces per 1,000.

Plus, Laguna already has a disproportionately high percentage of restaurants and bars compared to most shopping
centers, which implies a need for more parking than those averages.

And IBI cites consumer preference for more intense, "experiential” uses, which demand more rather than less parking.
|BI says we currently have 3,365 existing parking spaces for 933,000 sq. ft. of buildings or 3.6 spaces per 1,000 sq. ft.

They say we have over 130,000 sq. ft. of bars and restaurants in the DSP that, by code should have over 1,300 parking
spaces.

So, of the 3,365 spaces, roughly 2,000 are left over for the other 800,000 sq. fi. of buildings — or 2.5 spaces per 1,000,

|Bl calculates that, according to our code, there should be 4,421 spaces in the DSP compared to the 3,365 spaces that
actually exist.

So, by IBl numbers we are already over 1,000 parking spaces short or we should have over 30% more that actually exist.
Using the City GIS data, | did my own calculation.

IBl calculates spaces for institutional use at 402 spaces, while the City code says that the Irvine Bowl, Forum theatre,
museum, Presbyterian Church, playhouse, and movie theatre should have 1,513 spaces (plus spaces for the Sawdust

and Art-A-Fair).

So, | believe that [Bl underestimated the number of spaces required by code by 1,100, so the shortage of actual versus
code is over 2,000 spaces. That is, by code we should have 65% more spaces than exist.

And don't forget beachgoers. In spite of our lifeguards estimate that over 5,000,000 people hit our beaches each year,
there is nothing in these numbers to account for where they park.

All-in-all the code isn't that far off in terms of determining appropriate parking.

Our parking code requirements are not that unusual.



If our actual existing parking met the code parking requirements, and if over the years literally thousands of parking
spaces had not been waived for one reason or another, then maybe relaxing future requirements would make sense.

But we don't have code required parking.

We are already 2,000 spaces behind.

Who will this benefit from this recommendation?
s Nof the business owners — they will have inadequate parking.

* And there is no assurance that rents charged by the building owners will be any lower for buildings that benefit
from this than from building owners who provide appropriate parking.

+ [t will only help certain select commercial property owners — thase who want to intensify use of their property — so
that they can charge more rent — without incurring the cost of providing appropriate parking. Most of who don't live
in Laguna. | calculate that 72% of DSP commercial space is owned by people who do not live in Laguna. So
adoption of this recommendation would primarily benefit out of town commercial property owners.

+ Note also that this benefits certain commercial property while penalizing others. Since parking uses more space
than people use, providing appropriate parking is a substantial cost of any building preject. So, those who played
by the rules in the past, and provided required parking incurred additional cost in building of buying their building.
In contrast, waiving parking requirements for future uses, provides a substantial economic benefit to the owners of
these properties who will now have reduced parking requirements.

* Adoption of this recommendation will provide a windfall profit to building owners who would be allowed to intensify
their use without providing appropriate parking.

So here's the real problem

If the downtown merchants and downtown commercial property owners want {o hang themselves by intentienally allowing
less parking than they really should have to make their businesses function properly, it's their funeral.

But that's not what's going to happen.

If the City further waives parking requirements, it's just a matter of time before these same people come back saying that
they don't have enough parking and that the City needs to buy them some parking.

If the commercial property owners want to intensify use, they should go ahead and pay for the appropriate parking.
Worst case -~ If the City insists on following this ill-advised recommendation, how about this?

For every waived space, a building owner puts up a bond in the actual amount it would cost to buy the land and create a
parking space. A realistic guess would be $150,000 to $200,000 per space. Certainly not the current "in lieu

charge.” The actual cost to meet the requirement.

And, if in the future the City gets that request to build parking facilities to correct the shortage, the City can call the bonds
and use the proceeds.

Remember, we are already over 2,000 parking spaces short when compared to what code would require.

All-in-all, IBI's recommendation to reduce required parking is not a good idea. In the short run, a few commercial property
owners will benefit and some merchants may suffer. [n the longer run, there is the risk that the residents of this City are
handed a bil to fix the problem that adoption of this recommendation could make worse.



From: Laguna Streets <lagunastreets@gmail.com>

Sent: Wednesday, March 22, 2017 5:51 PM

To: Susan Mclintock Whitin; Ann Johnson PC; Ken Sadler; Sue Kempf; Jung, Wendy CD;
Planning Commission; Andrea Adelson

Subject: IBI Parking Demand Study

To: LB Planning Commission,

With regard to this study presented in the 22 March 2017 Planning Commission Staff Report:

Word Count

Parking : XXX
Complete Street : 0

Laguna Beach can never resolve its parking occupancy demand and traffic congestion issues with the same
thinking that created the problem. Simply shuffling parking ratios of a single transport modality is not a
mobility plan.

Les

Laguna Streets
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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@iagunabeachcity.net>; Pfost, Greg CD <gpfost@lagunabeachcity.net>; Hall, Ligia (Leah) CM
<lhall@lagunabeachcity.net>

Subject: To boil it down, who benefits from a biended 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 [B! 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 5q. 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.

S0, short of second movie theatre or a second Irvine Bow! 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.

So, 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 heiping the
existing retail businesses, the blended parking requirement is ane 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 lease to a new bar or restaurant, then you need to do what you can to convince the Planning Commission and
City Council that a blended parking requirement is the way to go.

1
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