
BEVERLY
HILLS

AGENDA REPORT

Meeting Date: April21, 2015

Item Number: E-2

To: Honorable Mayor & City Council

From: Ryan Gohlich, Assistant Director of Community Development — City
Planner

Timothea Tway, Associate Planner

Subject: AN ORDINANCE OF THE CITY OF BEVERLY HILLS AMENDING THE

BEVERLY HILLS MUNICIPAL CODE TO EXPAND THE IN-LIEU

PARKING PROGRAM

Attachments: 1. Ordinance
2. Planning Commission Resolution
3. February 12, 2015 Planning Commission Staff Report (no

attachments)
4. In-lieu Parking Study Executive Summary
5. Chapter 5 of the In-Lieu Parking Study
6. Map Depicting Proposed In-Lieu Parking Program Area

RECOMMENDATION

Staff recommends that the City Council move to waive the full reading of the ordinance
and that the ordinance entitled “an ordinance amending the Beverly Hills Municipal Code
to expand the in-lieu parking program” be introduced and read by title only.

INTRODUCTION

In June, 2014, staff, at the direction of the City Council, completed an “In-Lieu Parking
Study” prepared by Nelson/Nygaard Consulting. The study analyzed the existing in-lieu
parking program in the Business Triangle as well as the potential expansion of the
program to several additional commercial corridors in the City. After analyzing the
results of the study, the City Council directed staff to move forward with a number of
policy changes related to the in-lieu parking program. The first change being addressed
is the expansion of the in-lieu parking program to additional commercial corridors
pursuant to the Community Development adopted work plan from fiscal year 201 3/1 4.
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On February 12, 2015, the Planning Commission considered and voted 2-1 (Chair
Fisher was absent, Commissioner Corman was the dissenting vote) to adopt a resolution
recommending to the City Council an ordinance amending the Beverly Hills Municipal
Code to expand the in-lieu parking program. This report summarizes the attached
Ordinance.

BACKGROUND

In-Lieu Parking Program and Study:

The City’s in-lieu parking program currently allows owners of properties located within
the Business Triangle who wish to redevelop their properties or add businesses that
require additional parking to pay into the City’s in-lieu parking fund rather than provide all
required parking spaces on-site1. The in-lieu program has made it economically feasible
for property owners to add floor area to existing buildings, build new structures, and fill
existing tenant spaces with businesses such as restaurants that normally require
additional on-site parking. Originally established in 1976, the program goals were:

• Foster business vibrancy in the Triangle by relieving the burden of providing
required parking on-site.

• Enhance the pedestrian experience by encouraging redevelopment of properties
into restaurants, retail shops, theatres, museums and other pedestrian-attracting
uses while concentrating parking resources on City-owned properties throughout
the area.

In addition, programs like in-lieu parking have been successfully implemented in
commercial areas where customers can park once and walk to multiple destinations
rather than parking at each location.

Due to the success of the existing in-lieu program, there has been ongoing interest in
studying expansion of the program into other commercial areas of the City. The 2013/14
Fiscal Year Budget included funds to study the existing in-lieu parking program in the
Business Triangle and the possible expansion of the program to additional commercial
corridors, with a focus on those in the Southeast Area of the City.

The corridors chosen for study included:

• South Beverly Dr. from Wilshire Blvd. to Olympic Blvd.

• South Robertson Blvd. from Wilshire Blvd. to Olympic Blvd.

• South Santa Monica Blvd. from Wilshire Blvd. to Moreno Dr.

• Wilshire Blvd., east of the Business Triangle to the edge of City Limits, and

• Olympic Blvd. from Rexford Dr. to Robertson Blvd.

Staff presented the completed study to the City Council on October 10, 2014, and
October 21, 2014. The consultant team was present at these meetings to provide the
Council with information and answer questions. After considering the findings and
recommendations included in the study, the City Council directed staff to undertake

1 The in-lieu parking program applies to a commercially-zoned property that is 16,000 square feet or less,
with a floor area ratio of 2:1 or less, and a height not to exceed 45’ or three stories if the building was built
after June 16, 1976. Uses that may participate in the program include retail and restaurant uses as well as
other similar pedestrian oriented uses. Properties larger than 16,000 square feet are allowed to participate in
the program if they are to be used for museum uses or for adaptive reuse of historic buildings.
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several actions related to the in-lieu parking program including expanding the program to
the five commercial corridors studied in the in-lieu parking study. Additional actions that
will be addressed by staff in the future are outlined on page 4 of this report.

DISCUSSION

Ordinance Summary:

The attached ordinance amends section 10-3-3301 of the Beverly Hills Municipal Code
to include the five corridors noted above within the in-lieu parking district. While not
originally studied as part of the in-lieu program expansion, the half block of Robertson
Boulevard south of Olympic and north of Whitworth Drive is included in the new in-lieu
parking area. This small commercial area is similar in land uses to the portion of
Robertson Boulevard to the north, and, in order to maintain consistency with land use
regulations, staff recommends including this area in the in-lieu parking program. The
Planning Commission considered this addition during its Public Hearing on February 12,
2015 and the addition is included in the Planning Commission’s recommendation.
Please see the map in Attachment 6, which highlights this proposed addition.

One additional minor change is proposed to the code language to clarify the existing in-
lieu program area. When the in-lieu program was originally created, the Multi-Family
Residential, Commercial Parking Zone (RMCP) did not exist. This zone, which is
located along the west side of North Crescent Drive and includes the City’s Senior
Housing, the Whole Foods grocery store, public parking and other commercial and
residential uses, was established after the original in-lieu parking program was adopted.
Staff is proposing language changes to clarify that this portion of the Business Triangle
is included in the in-lieu program. This minor language change does not represent a
change in the original intent of the in-lieu parking ordinance or area.

Other than the addition of the five commercial corridors to the in-lieu parking program
and the above clarification, no other changes are proposed to the in-lieu parking
program as part of this ordinance. The fees, eligible uses, and restrictions for the in-lieu
parking program will apply to any in-lieu parking applications for projects in the new
areas of the in-lieu parking district. The current fee (established in the 2013/14
Schedule of Taxes, Fees and Charges) for each in-lieu parking space for new
construction or reconstruction of buildings is presented in the table below:

Fee per in-lieu parking space — new construction

Rodeo Drive Beverly Drive All Other Corridors

$47,007.40 $37,605.80 $28,284.60

These fees can be adjusted annually by the City Council. Additionally, in-lieu parking
fees may be studied as part of the future work associated with expanding the in-lieu
parking program (see work item #1 on following page).

Planning Commission Review of In-Lieu Parking Applications:

As is currently the case, the majority of requests for in-lieu parking in the expansion
areas require Planning Commission review (only restaurants seeking 10 or fewer spaces
can be approved by the Director). When the Planning Commission reviews applications
the following findings must be made in order to approve a request for in-lieu parking:
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1. Participation in the in-lieu parking district, as approved, will not adversely affect
existing and anticipated development in the vicinity and will promote harmonious
development of the area.

2. Participation in the in-lieu parking district, as approved, will not create any
significantly adverse traffic safety impacts, pedestrian-vehicle conflicts, or parking
impacts.

3. Participation in the in-lieu parking district will not be detrimental to the public
health, safety, and welfare.

If the findings cannot be made, which could occur as a result of the number or location of
spaces requested, then the request for in-lieu parking could be modified or denied by the
Planning Commission.

Benefits of Program Expansion
Expanding the in-lieu parking program may make it more economically feasible for
property owners along the expansion corridors to add floor area to existing buildings,
build new structures and to fill existing space with businesses such as restaurants that
normally require additional parking on-site. This program may be especially beneficial in
areas of the city where the commercial lots are too small to provide parking on-site
without consolidating many properties. Expanding the in-lieu program to these corridors
may allow new pedestrian-oriented uses or businesses to open in these commercial
areas, where they were previously constrained by lot size and parking requirements.

Challenges with Program Expansion
A number of the commercial corridors in the City are directly adjacent to residential uses.
Any additional development activity on the commercial corridors could impact nearby
residential areas. Additionally, by expanding the in-lieu program, it is likely that there will
be an increase in the number of applications that may be filed, which will require staff
and commission time for review.

While the expansion of the in-lieu parking district will allow a greater number of property
owners to take advantage of the in-lieu parking program, it also relieves the property
owner from building parking on-site. The public parking in the in-lieu expansion corridors
is limited and there are currently no immediate plans for the development of new public
parking facilities in these areas. Adding to existing uses along some of these corridors,
without increasing the parking supply in these areas, or introducing other parking
management strategies such as establishing public private partnerships, could lead to
parking shortages. Details from the In-lieu Parking Study about each expansion corridor
are provided in the section below for consideration. The City Council has expressed
interest in exploring partnerships with owners of excess private parking in these areas to
provide unused spaces to the public, which could relieve parking shortages. Staff is
currently developing a timeline for this effort.

Analysis of Expansion Corridors
A brief analysis of the parking situation in each of the proposed in-lieu parking expansion
areas was completed as part of the In-Lieu Parking Study and is provided in this section.
More information can be found in the attached In-lieu Parking Study Executive Summary
(Attachment 5) and Figure 35 in Attachment 6 depicting private parking facilities in the
expansion areas.
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South Beverly Drive

Occupancy data indicates that parking is limited along South Beverly Drive with
83% of public and private parking spots occupied at peak times. The only city-
operated garage located in the proposed expansion areas, a 233-space facility,
is on South Beverly Drive and operates at 99% capacity at peak times. There
are nine identified private parking facilities located on South Beverly Drive, which
charge between $5 and $12.50 per hour. South Beverly Drive is unique among
the potential expansion corridors as it is generally perceived as being a vibrant,
pedestrian-oriented business corridor that may not require development
incentives, such as in-lieu parking, to stimulate additional development. South
Beverly Drive is perceived as having a shortage of parking and it is possible that
funds generated by in-lieu parking projects could be used to address the parking
shortage, possibly through some of the other proposed parking solutions outlined
in the Future Actions section of this report.

South Robertson Boulevard

Peak parking utilization for public on-street and private parking facilities along
South Robertson is 69%. There are no city-operated parking facilities along
South Robertson Boulevard, and only two identified private-parking facilities
located toward the southern end of the corridor along Wilshire Boulevard. South
Robertson Boulevard is generally perceived to be an underutilized corridor with
potential for redevelopment and additional pedestrian-oriented uses.

Wilshire Boulevard

Parking Occupancy at peak times is lowest along Wilshire Boulevard with a 37%
occupancy rate for all parking spaces on Wilshire. The majority of the private
parking facilities in the expansion areas are located along Wilshire Boulevard,
where there are 31 private parking facilities that charge between $4 and $12 per
hour. There are no city-owned parking facilities on Wilshire Boulevard. Wilshire
Boulevard is perceived to be a major vehicular thoroughfare with a mix of
pedestrian-oriented and auto-oriented uses.

Olympic Boulevard

During peak times 60% of the on-street and private oft-street parking spaces
along Olympic Boulevard are occupied. There are no city-owned parking
facilities located on Olympic Boulevard, and no publically accessible private
parking facilities. Olympic Boulevard is perceived as a major vehicular
thoroughfare with a lower scale than Wilshire Boulevard. The corridor has a mix
of pedestrian-oriented and auto-oriented uses, including several underutilized
properties.

South Santa Monica Boulevard

Parking occupancy for on- and off-street parking at peak times is 50% on South
Santa Monica Boulevard. South Santa Monica Boulevard has no city-owned
parking facilities, and has two identified private parking facilities with hourly rates
at $8 to $9. South Santa Monica Boulevard is unique among the potential
expansion corridors due to the unusually shallow properties fronting on the north
side of South Santa Monica Boulevard (approximately 40 feet deep). Shallow
lots make it difficult to provide required parking on-site and can hinder a property
owner’s ability to build on a site. There are a mix of auto-oriented and pedestrian
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oriented uses along South Santa Monica Boulevard as well as several vacant
lots and surface parking lots.

Planning Commission Discussion and Comments

On February 12, 2015, the Planning Commission considered the proposal to expand the
in-lieu parking program. After consideration, the draft ordinance was passed 2-1 (Chair
Fisher was absent). Commissioner Corman (the dissenting vote) indicated support for
expansion of the in-lieu program, but did not agree with program expansion to South
Beverly and South Santa Monica Boulevard due to limited parking opportunities in these
areas.

Future Actions

The proposed ordinance establishes a framework for expanded applicability of the
program; however, the City Council also directed staff to complete the following work
items associated with the in-lieu parking study, including:

1. Study the pricing structure for in-lieu parking space fees,

2. Explore facilitating shared parking arrangements with private garage owners as a
way to fill vacancies in underutilized private parking facilities both in the Triangle
and along other commercial corridors,

3. Expand efforts to implement dynamic or tiered parking pricing, enhanced
wayfinding, and realtime parking aids to guide visitors through the area and
better distribute parking demand,

4. Undertake a study to determine if the existing minimum parking requirements are
appropriate for the community,

5. Conduct community visioning and goal setting efforts related to the commercial
corridors in the City outside the Business Triangle,

6. Study alternative parking management strategies for the commercial corridors in
the City, and

7. Evaluate and consider the use of automated parking under specific
circumstances.

Many of these actions will require time and further study to implement effectively. At this
time, staff is proposing a discreet amendment to expand the in-lieu parking areas to the
five commercial corridors studied in the in-lieu parking study, with the understanding that
most applications will be reviewed by the Planning Commission on a case by case basis.
After this action is complete, staff will continue to work to complete all actions directed by
City Council.

The Planning Commission held a study session on March 12, 2015 to discuss allowing
automated parking (work item #7). Staff is moving forward with this item and will initiate
work on the remainder of these items in the 2015/16 fiscal year, at which time additional
changes to the in-lieu parking program could be pursued.

City Council Options

The City Council may wish to consider several strategies for moving forward with the
expansion of the in-lieu parking program:

1. Adopt the attached ordinance as presented, which expands the in-lieu program
to all five proposed commercial corridors.
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2. Amend the ordinance to expand the in-lieu program to one or more of the
proposed commercial corridors. The Council may wish to consider the analysis
provided on page 4 of this report when determining which corridors may be most
suitable for in-lieu parking. For example, corridors with more available public or
private parking at peak times may be more suitable for participation in the in-lieu
parking program.

3. Amend the ordinance to expand the in-lieu program to one or more of the
proposed commercial corridors as a pilot program and direct staff to return at a
later date to reevaluate the expanded program and discuss the potential
inclusion of the remaining corridors.

4. Forego expansion of the in-lieu parking program until such time that a broader
parking strategy has been studied and implemented as outlined above.

GENERAL PLAN CONSISTENCY

The amendments contained in the ordinance are consistent with the objectives,
principles, and standards of the General Plan. General Plan Policy “LU 9.2 — Mitigation
of Existing Commercial Residential Conflicts” calls for the development of consolidated
parking facilities to serve commercial areas deficient in parking, or commercial areas
which have no alley access to the rear and would require numerous curb cuts if parking
were provided on individual parcels. The expansion of the in-lieu parking program would
contribute funds for the creation of consolidated parking facilities and would reduce the
number of curb cuts along several commercial corridors in the city. General Plan Policy
LU 11 .4 “Parking in Pedestrian-Oriented Districts” calls for minimizing driveways in
pedestrian oriented commercial districts to avoid interruptions in the continuity of the
pedestrian shopping experience. Additionally, General Plan Policy CIR 4.10 “Parking
Strategies” states that the City should examine a variety of parking strategies to promote
economic development including the extension of the In-Lieu Fee Program to
commercial districts throughout the City.

ENVIRONMENTAL ANALYSIS

The ordinance has been environmentally reviewed pursuant to the provisions of the
California Environmental Quality Act (CEQA), the State CEQA Guidelines, and the City’s
Local CEQA Guidelines. The adoption of the amendments included in the ordinance will
not have a significant environmental impact and is exempt from CEQA pursuant to
Section 15305 of Title 14 of the California Code of Regulations because the
amendments represent minor alterations in land use limitations and do not result in any
changes in land use or density. Further, the new in-lieu parking district areas have
average slopes of not more than 20%. Requests for participation in the in-lieu program
will be considered on a case by case basis and environmental review for each
application will be considered individually at the time of review.
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FISCAL IMPACT

Expanding the in-lieu parking program could increase the amount of money collected for
the in-lieu parking fund. Money in this fund is used for the purpose of acquiring,
developing, operating, and maintaining off-street parking facilities, as outlined in the
Beverly Hills Municipal Code. Because the amount of money collected depends on the
number of successful applications processed, it is difficult to determine exactly how
much the program could generate. It is, however, unlikely that the program will generate
enough money to fully fund the construction of a new public parking facility in the City
due to the high cost of land and construction of parking facilities.

Susan Healy Keene, AICP
Approved By

&Le

Page 8 of 8


