CBH - City Council Study Session - 10/27/2009
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BEVERLY

CITY OF BEVERLY HILLS
STAFF REPORT

Meeting Date: October 27, 2009
To: Honorable Mayor, City Council & Parking Authority

From: Mahdi Aluzri, Assistant City Manager/Economic Sustainability
Scott Miller, Chief Financial Officer
Chad Lynn, Director of Parking Operations
Alan Schneider, Director of Project Administration
Allen Rubenstein, Project Manager

Subject: 455 Crescent Garage Status Report
Attachments:  Parking Analysis Memo Dated October 20, 2009

INTRODUCTION

The design architect is in the process of completing the construction documents for the
Crescent garage project and working with staff and Matt Construction, the City's general
contractor, on determining the estimated cost for construction. As part of that process it is
typical to look at value engineering opportunities and estimate the potential for cost cutting
without affecting the integrity or the purpose of the project. Staff determined that eliminating one
of the three levels in the garage would reduce the cost of the project construction by
approximately $10m. That would result in reducing the total number of stripped parking spaces
from 470 to 311. According to the parking analysis conducted during the environmental
assessment process the remaining number of spaces and other parking resources in the area
are still adequate to address the parking needs for the Annenberg Cultural Center operations.

The City has other projects that are being considered in the priority plan for Capital
Improvements and the $10m savings from this project could be applied to other project as
appropriate. The recommended design changes were shared with the Ad Hoc Committee
(Brucker and Mirisch) and the Committee agreed that the suggested changes be brought to the
full Council for consideration. Staff seeks City Council direction whether to proceed with the
Crescent garage project as designed or revise the design to eliminate the third level. The
architect indicated that design revisions would cost an additional $100,000. Staff recommends
authorizing this expenditure if the City Council decides to pursue the reduced option. Another
option that the City Council may wish to consider is proceeding with the design of both garage
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options and bidding both projects while waiting to decide on the most feasible option until the
true construction numbers are received as a result of the bid.

DISCUSSION

Project Description and Design Revisions

The Garage as currently designed will be located beneath Crescent Drive and the west City Hall
lawn, and provide approximately 470 parking spaces on three subterranean levels. Vehicular
access and egress will be provided by driveways from Santa Monica Boulevard South, Crescent
Drive, and a valet ramp from the Annenberg Center motor court.

Crescent Drive between Santa Monica Boulevard North and Santa Monica Boulevard South,
and the west City Hall lawn will be excavated for the Garage construction and reconstructed
once the Garage is completed. The City project also includes the street improvements around
the Annenberg Center that was stipulated in Environmental Impact Report. The City is
responsible for the street improvement costs associated with the garage and the Annenberg
Center is responsible for the costs associated with the theater.

The suggested revisions to the design only apply to the structure of the garage itself and all
other improvements including access ramps, street reconstruction, and adjacent public right of
way improvements as described above remain the same. The revised design would eliminate
one level and reduces the garage capacity from 470 to 311 parking spaces. Design revisions
also include elimination of proofing system for groundwater because the depth of excavation
would be reduced and the lowest level would be above the water table. It is expected that the
revision would save approximately $10m from the construction cost and a corresponding
reduction of close $800,000 in annual debt service. The project's architect indicated that the
design revisions would delay the project start by approximately 6 weeks however that delay
would not affect the overall schedule coordination with the planned construction on the
Annenberg project site.

Staff also reviewed the project's environmental assessment and confirmed that the reduced
design would not affect the determination and results in no additional impacts that would require
any mitigations measures.

Parking Demand and Capacity
The attached report prepared by Chad Lynn, Director of Parking Operations, provides a

comprehensive analysis of the parking demands currently in this area and new demands
generated by the operations of the Annenberg Cultural Center as well as availability of parking
supply based on the suggested design revisions. The most relevant issue under consideration is
the impact of the design revisions of the operations of the Annenberg Cultural Center to which
the Crescent garage serves as the primary source of parking. Staff met several times with
representatives from the Center to discuss the suggested revisions and provided as much
information as possible about the realistic parking supply in the immediate area, how
appropriate management of that parking supply would provide for adequate parking for most of
the typical operations of the Center, and how through appropriate valet operations using aisle
spaces the number can be increased to 380 spaces.

It should be noted that the Annenberg Cultural Center representative expressed grave concerns
over staff's recommendations for the reduced garage size and believe that the reduced parking
and the more complicated management plan offers no room for error in the parking assumptions
and may result in a detrimental impact to the Center's operations and future success. That
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concerns was also shared at a meeting the Center representatives had with the City Council Ad
Hoc Committee on October 15, 2009.

The Center parking needs at peak levels were determined to be close to 413 spaces and that
considers that both theaters are fully occupied, all classes are 100% occupied, and all
employees are parking on the site. Other than this occasional peak use of the facility, the
number of spaces available in the garage's reduced design with use of valet operations is
adequate to accommodate the typical weekday evening peak of 358 spaces. A utilization study
conducted on the that 439 N. Canon Drive parking structure concluded that even at evening
peak demand, 146 spaces remain available and with attendant assisted parking the number can
be increased to 200 spaces. Combined with the up to 380 spaces in the reduced design the
total number is parking spaces can accommodate the typical weekday combined peak of 428
spaces. In addition, staff believes that with proper pricing management many patrons would
electively use the Civic Center garage which has over 500 spaces most of which are available
on evenings and weekends.

Another noteworthy issue to address is the additional parking resources offered by the larger
garage. Both the Planning Commission and the City at the time when the project was being
reviewed felt that the City should seize the opportunity and increase the size to three levels. As
noted in the attached report however, the parking analysis shows that there is enough public
parking supply but that the pricing policy is the primary driver for the uneven utilization of the
parking resources. This causes garages that are more conveniently located and/or below
market rate often to be full during the early afternoon peak hours. Previous studies the City had
conducted on parking demands from uses in the Triangle showed that the overall parking
provided both in private and public facilities are in fact adequate but most patrons use City
structures because they are considerably cheaper. Therefore, it is prudent to evaluate from a
long term perspective if the additional $10m cost is justified at this time and whether the
perceived lower service expected from smaller garage warrants the added expense.

FISCAL IMPACT

The budget estimates for the larger project and reduced size project are close $48m and $38m,
respectively. Funding will be a combination of $13.3 million in from the Capital Improvement
Project account; $5 million to be contributed by the Annenberg Cultural Center for their 100
parking spaces in the garage; $1.2 million in additional Center funding pursuant to a Lease
provision that requires the Annenberg Center to fully fund amenities beyond the City’'s design
scope; and the balance acquired from additional bonds issued by the Parking Authority.

For illustration purposes, if the City were secure financing through a 30 year general obligation
bonds at a 5% interest rate’, the annual debt service for the remaining balance is as follows:

Project Bond Issue Annual Debt Service”
470 Spaces Garage $33,500,000 $2,700,000

311 Spaces Garage $23,500,000 $1,900,000

Difference $10,000,000 $800,000

! Interest rates vary from day to day depending on market conditions and the agency’s credit rating
2 The amount also includes costs associated with issuing the bonds
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Finance staff is currently evaluating several options for financing to determine the most cost
effective one including the potential for tapping into available Federal funding programs such as
the Build America Bonds.

It should be noted that revenues generated by the garage operations are not adequate to cover
the debt service. Estimates of net revenues (parking ticket sales minus operation costs) before
debt payment for the two options are as follows. Both assume an average charge of $2.50 for
general parking tickets and a moderate charge of $7 during night events and $4 for matinees
that would be assessed during the garage use by the Annenberg Center.

Project Net Annual Revenue
470 Spaces Garage $325,000
311 Spaces Garage $190,000

In either case the cost of operations would result in a deficit of close to $1,500,000 annually
when you added depreciation and debt service expense. Additionally, Finance staff has
indicated that the City's overall debt ratio for all funds including enterprise funds is closing on
10% which in their opinion may eventually affect the City's credit rating which could be expected
to results in higher interest rates for future bond issuance.

RECOMMENDATION

Staff recommends that the City Council consider the above noted evaluation and provide staff
with direction on whether or not to pursue the design revisions to eliminate one level of parking.
Alternatively, the City Council may wish to consider authorizing the additional $100,000 for the
design revisions and ask staff to bid both options and then bring back the bid results before
making a decision on the suggested design revisions.

- _‘_____Jﬁ_-)
Mahdi Aluzri [ AN
Approved By \‘
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MEMORANDUM
TO: Mahdi Aluzri, Assistant City Manager for Economic Sustainability
FROM: - Chad Lynn, Director of Parking Operations

DATE: October 20, 2009

SUBJECT: Annenberg Center Parking Analysis

The City of Beverly Hills is currently engaged in the design and construction of a parking facility
located at 455 N Crescent Dr. The purpose of this parking facility is to both increase parking
capacity during the City's peak hours of operations and to serve the new demand from the
Annenberg Cultural Center during the City's off-peak hours of operation.

Based on potential financial constraints and savings opportunities, staff has been asked to
analyze the potential impacts and levels of service delivery if the currently proposed three-level,
470 space facility was reduced to a two-level. 311 space facility.

Staff has met with representative of the Annenberg Center to ensure the center's objectives
have been properly identified. The Center has communicated with staff and outlined the
following objectives related to parking operations:
¢ Ensure convenient, available parking for all patrons of the Annenberg facility
o Market rates are acceptable
+ Ensure patrons are not turned away from the adjacent parking facility during regular
operations
o The Beverly/Canon parking facility is an acceptable overflow location
o Civic Center and/or 333 N. Crescent Dr are acceptable facilities for
cast/crew/staff parking, but are not acceptable for customer overflow
 Ensure that valet parking operations meet the highest level of service standards’
o Mitigate additionai costs to achieving this service level if vehicies are off-site®
s Mitigate the potential impacts to available parking resources due to future development,
growth, and demand?®

There are multiple types of resources within the City to accommodate parking needs within the
business triangle. These include:
¢ Private parking for private use

! 3-5 min wait for exiting patrons from the time a ticket is presented to an attendant until the vehicle is delivered

? Center is financially responsible for any additional operating costs associated with valet parking services

? Center does not have any agreement with the City that ensures priority access to the parking lot. Due to bonding
restrictions, the City can only agree to “best efforts”

10/23/2009 11:17:00 AM - Annenberg Report 10-09 v6.doc
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o Parking spaces that are owned/operated by the private sector and are reserved
for specific uses, such as employees, customers of a specific business, pick-
up/drop-off zones, or other designated or limited uses. Parking spaces off alleys
or behind specific businesses would be an example of this type of resource.

¢ Private parking held open for public use

o Parking spaces that are owned/operated by the private sector that are held open
for use by any member of the public that enters and agrees to pay the posted
parking rates within this parking facility. Often times these facilities have reduced
rates or validations when visiting specific businesses within the development.
Two Rodeo, the Rodeo Collection, and office buildings are an example of this
type of parking resource.

¢ Public Parking Facilities

o These are the parking facilities that are owned/operated by the City for the public
benefit, including the multi-story parking garages in the Triangle and the two-level
metered parking decks adjacent to Santa Monica between Beverly and Roxbury.
These facilities have rates significantly below market rate and are usually the
most sought after parking resource by users, including visitors and employees.

In 2005, in an effort to determine the impacts of parking demand within the triangle, the
Community Development Department conducted a survey of parking needs based on demand
generators® and the available capacity within the current parking system. That study revealed
the following:

Total Calculated Demand Total Capacity
10,226 11,268

In November 2008 the City opened the Public Gardens parking facility, which added an
additional 400+° parking spaces. This survey calculated available parking resources and
demand within the business triangle in its totality, but did not isolate the varying uses/users and
the distribution of the resources by area, nor did it take into consideration customer preferences
based on rates or convenience. |t is therefore possible to reconcile the public perception of a
parking shortage within this area and the data suggesting available capacity. Although the City
has not undertaken a specific study identifying the components of the perceived shortage,
employee parking, over-usage of below market rate facilities and proximity/convenience to the
areas of high demand could be construed as the primary drivers of this perception.

* Demand is based on the planning requirement for the specific development or business type

® parking spaces from the existing surface lots were counted in the original survey. Additional parking spaces were
added to meet the additional demand of the Public Gardens office building and to add net new capacity to the
public parking capacity
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In response to the potential saving opportunities for the 455 Crescent Dr parking facility, staff
reviewed current available parking resources, and the demand generated by both City and
Center uses. City demand is based on the current metered parking available in the south post
office parking lot and the future demand created by any potential development of the City's
Santa Monica/Canon property. Demand for the Center is based on the environmental review
process and has been segregated into customer and staff/crew parking needs in recognition of
the potential bifurcation in service levels for these user groups.

City Demand Summary
. . Occasional .
Typical Typical Typical Occasional (Peak) Occasional
Demand Weekda Weekday Weekend {Peak) Weekda {Peak)
y Evening Weekday Eveni y Weekend
vening
Post Office Lot 60 60 60 60 60 60
Future
SM/Canon Site 30 10 10 30 10 10
TOTAL
DEMAND 80 70 70 90 70 70
Center Demand Summary
. . Occasional .
Typical Typical Typical Occasional (Peak) Occasional
Demand Weekda Weekday Weekend (Peak) Weekda (Peak)
y Evening Weekday Eveni Y | Weekend
i vening
Customer/Patron 53 311 288 98 366 331
Cast/Crew/Staff 62 47 47 62 47 47
TOTAL
DEMAND 115 358 335 160 413 378
City and Center Total Demand Summary (Total of City and Center Demand Summaries)
. : Occasional .
Typical Typical Typical Occasional (Peak) Occasional
User Weekday | Weekday | \wooiend | (Peak) | weokday |  (Peak)
Evening Weekday Evening Weekend
City 90 70 70 90 70 70
Center 115 358 335 160 413 378
TOTAL
DEMAND 205 428 405 250 483 448

3of6
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The table below shows a comparison of the various demand calculations and what potential
overflow parking needs would be created based on the proposed facility designs.

3 Level {470 Spaces) vs 2 Level (311) Occupancy Comparison

Typical Typical Typical Occasional o":(‘:,a:ai:)nal Occasional
Weekday Vg‘t’a::it:lay Weekend “\;:::3; Weekday W(::: : r)| d
9 y Evening
D;‘:::da 205 428 405 250 483 448
(ng'l’gg'z; | 265 | 105 | 42 |(117)| 65 | (94)| 220 | 61 | (13) |(172)| 22 | (137)

Based on total demand and estimated 311 space capacity of a two level parking facility at 455 N
Crescent Dr., the use of additional off-site parking will be required and may be accommodated
at neighboring parking facilities. Parking policies, such as cast/crew/staff relocation and the use
of reduced rate off-site -parking, will help minimize the number of customers that would be
involuntarily redirected to available off-site parking.

2 Level Off-Site Distribution

. . Occasional .
Typical | WUPICH | rypical | OSeRsional | penig | Occasions!
Location Weekday . Weekend Weekday
105 Evening (94) Weekday Evening Weekend
(117) 61 (172) (137)
Staff
Relocation N/A 47 47 N/A 47 47
Rate
Relocation N/A 43 41 N/A 48 45
Beverly/Canon N/A 27 0 N/A 77 0
Civic Center /
333 Crescent N/A 0 6 N/A 0 45
TOTAL N/A 117 94 N/A 172 137

Center cast/crew/staff parking could be accommodated at the Civic Center and/or the 333 N.
Crescent Dr. parking facilities during evening and weekend operations without impact to City
operations, allowing redistribution of the demand for 47 parking spaces on a regular basis.

It is estimated that approximately 10% of the Center's patrons will electively park at alternative
locations other than Beverly/Canon if the proposed rates for event parking are adopted. Since
the current estimated event parking rate for Center operations is $8 and the current City parking
rate is $3 after 8pm and Free after 5pm at 333 N. Crescent and Civic Center’ respectively, it is
reasonable to estimate some patrons will seek reduced rate parking opportunities when those

® Includes all City and Center demand as calculated in previous tables

7333 N Crescent and Civic Center are almost equidistant from the Center at approximately 1000° or approximately
2/10 of a mile. For reference purposes, it is % mile or 1344’ from the Public Gardens/Montage parking facility to
the Create & Barrel parking facility.
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alternative locations are readily available and conveniently located. This accounts for an
additional redistribution of demand of 41-48 parking spaces.

The remaining demand for Center customer parking may be directed to the Beverly/Canon
facility during evenings and Sundays, which are off-peak periods for this facility, at which time
no less than 146 spaces were shown to be available on a daily basis after 4pm®. During the
Occasional Peak Weekend scenario, overflow parking would be accommodated at the Civic
Center or 333 N Crescent Dr. parking facilities, both of which are off-peak periods for these
facilities.

CONCLUSIONS

The construction of a two-level parking facility in this location will provide 100 net new parking
spaces for demand generated by the Annenberg Center, backfill the existing 60 parking spaces
located at the post office parking facility and provide 151 net new parking spaces during the
City’s peak parking periods for a total of 211 public parking spaces at this location.

The information provided herein illustrates that the City has available off-site parking resources
to meet the parking demand during the City’s and Center's peak parking periods. A surplus of
parking exists during the Typical and Occasional Weekday scenarios, and all demand can be
accommodated in a manner that is acceptable to the Center for the Typical Weekday Evening
and Occasional Weekday Evening scenarios.

During the Typical Weekend and Occasional Weekend scenarios, and only during daytime
hours six (6) and 45 patrons would be required to park off-site respectively to meet total
demand. In the Occasional Weekend scenario, it is also essential to understand that the total
demand is based on 100% occupancy of all Center assets, including the Center's 500 seat
theatre, studiofrehearsal Hall, and all 3 classroom facilities, which will only create a demand
conflict during the City’s peak operating hours on a Saturday afternoon between 11am — 4pm.
Although the EIR did not segregate weekend demand for daytime and evening hours, evening
hours are off-peak for City facilities, which could therefore absorb this demand during the off-
peak periods.

Additionally alternative parking operations such as attendant assisted stacked parking in the
aisles and shutties throughout the triangle are also opiions. In an effort to calculate these
demands in the most conservative way, staff did not take these options into consideration for
the purpose of this analysis. Another 70 vehicles could also be accommodated with aisle
parking. Although shuttle services are costly and not usually recommended to accommodate
this type of demand, just to frame the order of magnitude of a $10m savings, the City could
potentially operate two shuttles, eight hours per day, six days per week for over 30 years, even
without the potential for utilizing alternative transportation funding and grants.

ASSUMPTIONS

The analysis contained herein has been compiled based information provided by various
sources, including the EIR analysis of the Annenberg Center. Departure or deviation from these
suppositions will alter both the projected revenue and operating levels of service outlined herein.

® January 2008 analysis shows 146 available spaces in this facility after 4pm daily. Usage of this facility for off-site
parking was restricted to City off-peak periods and was not calculated as available parking on weekend days
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The basis of information that has been provided is as follows:

¢ Revenue and operating plans are estimated using the information from the EIR and
information provided by the Center to estimated occupancy as follows:
o 450 people (90%) 36 Times Per Year
o 400 people (80%) 72 Times Per Year
o 350 people (70%) 178 Times Per Year
o Total of 286 Demand Generating Uses Per Year
« Revenue projections are based on adoption of the following rates®:
o $1 Per % Hour for the First 2 Hours
$2 Per ¥4 Hour Thereafter
$3 After 6pm Flat Rate
$8 Special Event/Center Rate
$16-$19 Max Rate
o $145 Monthly Rate
» Operational priorities are considered as follows'®;
o Daytime Peaks
= 100 Spaces for Center
» Remaining spaces are for City or crossover customers'’
o Evening/MWeekend (non-peak)
= Provide operating plan to accommodate Center program schedule
¢ In all scenarios, including the current operating plan, a portion of the demand would be
accommodated off-site

O o0 C O

? Alteration of first 2 hour of rate structure may have greater impact to revenues than increased 3" hour rates
based on the current average length of stay for transient occupants of 1 % hours.

1% providing parking for non-center operations may impact revenue projections, as less high value rate
opportunities may result

1 crossover customers are those that participate in both Center and City functions, such as dining/shopping before
or after Center events
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