May 15, 2020

Mr. Clay Cheek
RH Anaheim Barn, LLC
745 Merchant Street
Los Angeles, CA 90021
LLG Reference No. 2.19.4196.2
Subject:

Updated Parking Demand Analysis for Proposed
Hotel 55 Project
Anaheim, California

Dear Mr. Cheek:
As requested, Linscott, Law, & Greenspan, Engineers (LLG) is pleased to submit this
Updated Parking Demand Finding Analysis for the proposed Hotel 55 Project located
in the City of Anaheim, California. The proposed Hotel 55 Project consists of a 125key boutique hotel with a 380 square-foot (SF) hotel lobby market area and 490 SF
dining and bar area. The Project site is located on the east side of Clementine Street
between Katella Avenue and Disney Way. Access will be provided via Clementine
Street and 86 parking spaces will be provided via valet and parking lifts on the first
floor of the hotel structure. As we understand it, the City of Anaheim has required a
parking demand analysis as part of an Administrative Adjustment to determine
whether adequate parking will be provided for the proposed Hotel 55 project.
This parking demand analysis evaluates the proposed Project’s parking requirements,
based on the City of Anaheim Zoning Code, research of hotel parking requirements,
and other parking studies prepared for hotel projects developed in urban settings. As
a result, this parking demand analysis includes a City parking code analysis and a
parking demand justification analysis based on the operational and physical
characteristics of the proposed boutique hotel, reference data, empirical data from
other parking studies in the Anaheim Resort District, and its location within the
Anaheim Resort Area setting.
Briefly, based on this parking demand analysis for the proposed Hotel 55 Project, a
sufficient number of parking spaces (86 private valet parking spaces) will be provided
to accommodate the parking demand for the proposed Hotel 55 Project.
Our method of analysis, findings, and conclusions are described in detail in the
following sections of this report.
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PROJECT DESCRIPTION AND LOCATION
The Hotel 55 Project is a proposed leisure boutique-style hotel development located
on the east side of Clementine Street between Katella Avenue and Disney Way in the
City of Anaheim, California. Figure 1, located at the rear of this letter report, presents
a Vicinity Map, which illustrates the general location of the project and depicts the
surrounding street system, whereas Figure 2 presents an aerial depiction of the
project site. As shown in Figures 1 and 2, the Project site setting is located within
proximate walking distance of Disneyland, The Gardenwalk, and Harbor Boulevard
in a dense urban-like setting. Figure 3 presents the proposed site plan for the Hotel
55 Project, which depicts the ground floor parking area and site access via
Clementine Street. As presented in Figure 3, the proposed Project parking area
consists of 86 parking spaces provided via a series of single spaces (including 1 EV
charging space) and double/triple puzzle stacker lift spaces.
The following summarizes the land use program for the proposed Hotel 55 Project:
125 rooms
• Boutique Hotel
380 SF
• Lobby Market Area (Retail)
490 SF
• Dining/Bar Area (Fast Casual)
It should be noted that given the size of the proposed hotel, transportation network
company (TNC) vehicles will simply utilize the hotel drop off area by the hotel entrance
for drop off and pick up operation. In addition, TNC vehicles will utilize the turnaround
space at the end of the accessible spaces drive aisle to turn around on site, which is
easily accommodated.
CITY OF ANAHEIM PARKING CODE REQUIREMENTS
The City Code parking requirement for the proposed Hotel 55 Project is based on the
application of the requirements contained within City of Anaheim Municipal Code
(Chapter 18.42 PARKING AND LOADING; Section 18.42.040 Non-Residential
Parking Requirements, Table 42A – Non-Residential Parking Requirements). Table 1,
located at the rear of this letter report following Figure 3, summarizes the parking
requirements for the proposed uses per the City parking code. As shown, direct
application of City Code parking ratios to the proposed Hotel 55 Project, results in a
total parking requirement of 107 parking spaces. With a proposed parking supply of
86 spaces, a theoretical parking deficiency of 21 parking spaces is forecast.
However, given the physical and operational characteristics of this boutique hotel,
which does not include typical large resort or any business amenities, such as
meeting/conference rooms or full-service restaurant uses, the empirical parking
survey data from Anaheim Resort District hotels, and the Project urban-like setting
within proximate walking distance to resort, shopping, and entertainment uses, the
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anticipated parking demand for the proposed Project will be less than City Code for a
typical hotel.
PARKING DEMAND ANALYSIS
To forecast an accurate theoretical parking requirement for the proposed Hotel 55
Project, the following parking demand justification analysis is provided based on the
operational and physical characteristics of the proposed boutique hotel, reference
data, empirical data from other parking studies in the Anaheim Resort District, and its
location within the Anaheim Resort Area setting, and other parking studies for similar
hotel projects were utilized.
Operational and Physical Characteristics
The physical characteristics of the proposed Hotel 55 Project, which does not include
typical large resort pool or fitness center facilities, or any business amenities, such as
meeting/conference rooms or full-service restaurant uses, logically reduces the
parking demand of the hotel by eliminating the amenities that supplement the parking
demand, such as reduced employees and reduced outside parking demand associated
with ancillary meeting/conference and restaurant space. In addition, given the size
and design of the boutique hotel rooms, which will be approximately 60% the size of
a typical hotel room in the area, the hotel will cater and be more attractive to singles
and couples and less likely to be utilized by families, which are more likely to drive
than non-family guests.
Empirical Parking Data
Based on our research of recent parking studies conducted for new development
projects in the City of Anaheim that included empirical studies of existing hotels in
the Anaheim Resort District, the following summarizes our findings:
•

Dual Brand Home 2 Suites & Hilton Garden Inn Hotel Parking Study (March 19,
2018) Prepared by Kunzman Associates, Inc. – Parking surveys of the existing
Holiday Inn Express and Quality Inn, determined the peak parking demand rate to
be 0.68 spaces/room, which equates to a peak parking demand of 85 parking
spaces for the proposed 125-room Hotel 55 Project (See excerpt in Appendix B).

•

Avanti Residential Townhome Development Parking Study (June 10, 2019)
Prepared by IBI Group – Parking surveys of the existing of Red Lion Inn and
Four Points by Sheraton, determined the peak parking demand rate to be 0.56
spaces/room and 0.80 spaces/room, respectively, for an average of 0.68
spaces/room, which equates to a peak parking demand of 85 parking spaces for
the proposed 125-room Hotel 55 Project (See excerpt in Appendix B).
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Furthermore, it should be noted that all four of the hotels in the Anaheim Resort
District that were surveyed include typical resort amenities, such as a large pool and
fitness center, meeting/conference rooms or restaurant uses, such that the actual
effective peak parking demand would be less in the absence or size reduction of these
amenities similar to the proposed Hotel 55.
Parking Reference Data
Based on our research of relevant reference data, we are referencing the parking study
prepared by Raju Associates, Inc. (June 22, 2015) for the proposed Kimpton Hotel
project in the City of Pasadena, which contained in Appendix A, attached.
This parking study provides a recommended parking demand and parking management
approach based on the urban setting of the proposed development as well as research of
parking demand data from similar hotel projects in California. As presented, the parking
study’s recommended parking demand for the proposed Project hotel guests, which will
be provided on-site via a valet parking program, is 0.45 spaces per room. Also, the study
indicates that the rise in ride hailing services, such as Uber and Lyft, also reduces
parking demand, particularly considering the demographic of the typical boutique hotel
guest, which is expected to utilize ride hailing as an alternative to driving or renting an
automobile.
Lastly, the North Costa Mesa Specific Plan has identified a hotel parking rate of 0.5
spaces per room for the hotel component within Area 5 (Wyndham Hotel) in proximity
of South Coast Plaza and South Coast Plaza Town Center Area, which includes
restaurants, entertainment, convention/meeting space and shopping similar to the
Anaheim Resort District.
Parking Management Strategies
Based on expected parking demand for the proposed Hotel 55, which will be less than
the City Code requirement, and the proposed parking supply, which be provided
exclusively via a valet service and almost entirely via parking lifts, the following
parking strategies are recommended:
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 Prepare a Valet Parking Plan, which will include 24-hour valet service, detail of
the expected operation, number of employees, and daily valet parking fee for
guests that should range between $25 and $50 per night. This will deter some
guests from driving their vehicle to the hotel.
 Provide rideshare and/or transit incentives for hotel employees consistent with
the City’s Transportation Demand Management (TDM) Program and/or
subsidized off-site parking options in order to minimize on-site employee
parking demand.
SUMMARY OF CONCLUSIONS AND FINDINGS
As a result, given physical and operational characteristics of this boutique hotel, which
has less amenities and therefore requires less parking than a typical hotel in the Anaheim
Resort District, the empirical parking surveys from other parking studies in the area,
which identified a peak parking rate in the range of 0.68 spaces/room, and reference
parking data, which supports a hotel parking demand rate in the range of 0.5
spaces/room in urban-like settings, such as the proposed Hotel 55 Project, adequate
parking will be provided for the proposed 125-room Hotel 55 Project.
Findings
An Administrative Adjustment from the parking code is being requested for this Project
because the proposed parking supply for the site will be 21 parking spaces fewer than
required by the City of Anaheim parking code. This parking demand analysis
demonstrates that the forecast parking demand for the Project will be a maximum of 85
parking spaces and that the proposed parking supply of 86 parking spaces will be
adequate for the intended uses, with a minimum surplus of 1 parking space. As a result,
the applicable findings below are satisfied:
Finding 18.62.040.0501: The adjustment is consistent with the purpose and intent of the
Zoning Code.
The purpose and intent of the zoning code is to ensure that adequate parking will
be provided for the proposed Project and this analysis provides justification that
adequate parking will be provided through a minimum surplus of 1 space.
Finding 18.62.040.0502: The same or similar result cannot be achieved by using
provisions in the Zoning Code that do not require the adjustment.
The Zoning Code does not explicitly include any provisions that support the
findings in the analysis that adequate parking will be provided as a result of the
Project’s location, design, and/or operation, as provided in this analysis.
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Finding 18.62.040.0503: The adjustment will not produce a result that is out of
character or detrimental to the neighborhood.
The adjustment will not affect the character or be detrimental to the site’s
neighborhood because the parking will be contained entirely within the building
consistent with other similar uses in the area.
*

*

*

*

*

*

*

*

*

*

*

We appreciate the opportunity to provide this parking demand analysis. Should you
have any questions, please do not hesitate to call me at (949) 825-6175.
Very truly yours,
Linscott, Law & Greenspan, Engineers

Keil D. Maberry, P.E.
Principal
Attachments

TABLE 1
CITY CODE PARKING REQUIREMENT 1
HOTEL 55, ANAHEIM
City of Anaheim
Land Use

Size

Hotel

125 rooms

Restaurant (Dining & Bar)
Retail (Lobby Market)

Code Parking Ratio

Required

0.80 space per room plus 0.25 space
for each employee working in the
guest room area

102

380 SF

1 space per 1,000 SF

1

490 SF

8 spaces per 1,000 SF

4

TOTAL PARKING CODE REQUIREMENT

107

PROPOSED PARKING SUPPLY

86

PARKING SURPLUS (DEFICIENCY)

1

Spaces

Source: City of Anaheim Municipal Code, Chapter 18.42 PARKING AND LOADING; Section 18.42.040 Non-Residential
Parking Requirements, Table 42A – Non-Residential Parking Requirements.

(21)

APPENDIX A
KIMPTON HOTEL PARKING STUDY
( RAJU ASSOCIATES, INC. - JUNE 22, 2015)

LINSCOTT, LAW & GREENSPAN, engineers

LLG Ref. 2-19-4196-2
Hotel 55, Anaheim
N:\4100\2194196-2 - Roadhouse Junction Hotel (Parking), Anaheim\Report\4196-2 Dividers.doc

MEMORANDUM

DATE:

August10,2015

TO:

Kelvin Parker, Zoning Administrator
Planning and Development Department

FROM:

Mike Bagheri
Transportation Planning and Development Manager

RE:

Shared Parking Analysis
78 North Marengo Avenue - Kimpton Hotel

CASE:

~

The Department of Transportation (DOT) has reviewed and accepted the Kimpton Hotel
Shared Parking Study for the proposed 179-room hotel with 1,985 sf meeting space,
5,630 sf banquet space, and a 2,350 sf restaurant with 800 sf outdoor dining located at
78 North Marengo Avenue.
Using the Urban Land Institute (ULI) shared parking methodology; the parking
requirement is as follows:

Land Use

Hotel - Business (including meeting
space)*
Restaurant/Lounge
Conference Center/Banquet Hall
Employee

Units

Weekday
Parking
Spaces
Required

Weekend
Parking
Spaces
Required

179

rooms

72

88

3,150
5,630

sf
sf

11
34
5
122

3
34
11

Amount

Total

136

*Per Shared Parking, 2nd Edition: 'When there is less than 20 sf of meeting space per guest room, meeting space need not be
considered in a shared parking analysis."

DOT recommends that 88 off-site parking spaces be dedicated for the exclusive use by
the hotel guests, and additional,48 parking spaces through a shared non-exclusive
parking arrangement for a total 136 parking spaces. A shared parking plan should be
submitted to DOT for the recommended parking spaces prior to the issuance of any
building permits.

Kelvin Parker, Zoning Administrator
78 North Marengo Avenue- Kimpton Hotel
Shared Parking Analysis
August10,2015
Page2
DOT also recommends submittal of a parking demand plan to DOT for review and
approval for special events when demand is expected to exceed the parking supply. We
suggest the applicant to meet with city staff to establish a threshold based on number of
attendees for requiring a parking demand plan.
This memorandum and conditions have been prepared based on the project scope
provided to DOT. An update of this memorandum might be required if additional analysis
is requested by the decision makers.
If you have any' questions, please feel free to contact me at extension 7208.

Enclosed:

CC:

Kimpton Hotel Parking Study Technical Memorandum, dated June 22,2015

Frederick C. Dock, Director of Transportation
John Hamblen, Parking Manager, DOT
Kevin Johnson, Senior Planner, Planning Department
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R.AJU Associates, Inc.
505 E. Colorado Blvd.
Suite 202
Pasadena, CA91101
Voice: (626) 792-2700
Fax: (626) 792-2772

TECHNICAL MEMORANDUM
TO:

Mr. David Reyes, City of Pasadena
Mr. Mike Bagheri, City of Pasadena
CC:
Ms. Barbara Green, KHPCP
Mr. Richard McDonald, Counsel

FROM:

Srinath Raju, P.E.
Chris Munoz

SUBJECT:

Kimpton Hotel Parking Study

DATE:

June 22, 2015

REF: RA422

Raju Associates was retained by KHP Capital Partners, the successor real estate platform of
Kimpton Hotels and Resorts to conduct a parking study for the Proposed Kimpton Hotel in the City
of Pasadena, CA. This memorandum documents the study methodology, analysis and results of
parking demand evaluation and provides a discussion on parking provisions for hotels in urban
settings based on research of current trends nationwide as well as within the City of Pasadena,
CA.

PROJECT DESCRIPTION

The Proposed Project consists of approximately 179-room hotel with 1,985 square-feet meeting
space, 5,630 square-feet of banquet space and a 2,350 square-foot, 140-seat quality restaurant
(plus 800 square-feet outdoor dining) all located on two adjacent sites bounded by Union Street to
the south, Holly Street to the north, Marengo Avenue to the west and Garfield Avenue to the east.
The Project address is 78 N. Marengo Avenue in the City of Pasadena. The Project Development
consisting of rehabilitation of the historic YWCA building and adjacent new construction along
Union Street will not provide any on-site parking spaces. Therefore, a parking study has been
performed to analyze the required parking for the Proposed Project.

1

GOALS & OBJECTIVES OF THE STUDY

The Memorial Park Gold Line Station is located within 2-3 blocks of the site and numerous transit
lines serve multi-modal transportation corridors within walking distance of the Project. With the
ever-changing landscape of traveler's choices available today including the significant rise in the
use of car- and ridesharing services such as Uber, Lyft and others, the need for static parking
spaces is continually getting reduced.

As stated in the Project Description, the Kimpton YWCA Hotel Project will not provide any parking
supply on-site. The required parking spaces for the proposed development are being determined
as part of this parking study. The key goals and objectives of this study include the following :

•

To determine the number of parking spaces required to be "reserved" for the hotel
component of the Project based on shared parking demand estimates for hotel
uses, as well as current research on trends in parking provisions for hotels in
urban areas

•

To determine the overall number of parking spaces required for all components of
the proposed development using the shared parking demand concept, and

•

To identify parking supply management strategies to address the parking needs of
the project for each of the components, as well as the Project as a whole

STUDY METHODOLOGY

Parking requirements per the City of Pasadena Municipal Code are determined using the parking
ratios per unit of the various uses proposed as part of the overall development of the project and
adding them all together. Since the Proposed Project lies within the City of Pasadena's Central
District Specific Plan, the allowable 10% credit for the parking ratios is included in the calculations.

The shared parking demand of each of the components of the Proposed Project is determined
using the Urban Land Institute's latest Shared Parking Model but utilizing the City of Pasadena
Municipal Code parking demand ratios. Again, since the project lies within the City of Pasadena's
Central District Specific Plan, the allowable 10% credit for the parking ratios are included in the

2

parking ratios used in the Shared Parking Model. The demands are all accumulated by time of
day to obtain the peak month parking demands for the overall demand.

Utilizing the current trends in parking provisions for hotels in urban centers in Florida and
Maryland as well as relevant information from local California hotels, the number of "reserved"
parking spaces for the hotel component of the Project is estimated and recommended.

A

discussion of municipal code requirements, shared parking model-based demands and the
recommended parking for "reserved spaces" for the hotel component of the project is provided in
this memo.

PARKING REQUIREMENTS BASED ON CITY'S MUNICIPAL CODE

The Proposed Project consists of the following uses:

•

Boutique Hotel: approximately 179 guestrooms and suites

•

Restaurant: 2,350 sf (140-seat) plus 800 sf outdoor dining

•

Banquet Space: 5,630 sf

The City of Pasadena Zoning Code Section 17.46.040 (Table 4.6:

Off-street Parking Space

requirements) provides information for use in determining the off-street parking spaces required
for the Proposed Project. Specifically, the following relevant parking rates are noted:

•

Hotel: 1 space per guest room (with 10% TOO reduction)

•

Restaurant: 10 spaces per 1,000 sf of seating area including outdoor dining area outside
of the public right-of-way (with 10% TOO reduction)

•

Banquet or Assembly: 10 spaces per 1,000 sf (with 10% TOO reduction)

Table 1 presents the off-street parking spaces required per the City of Pasadena Zoning Code for
the various uses proposed by the Project, as well as the overall requirements. It can be observed
that the Proposed Project would require 240 off-street parking spaces per the City of Pasadena
Zoning Code including the Transit-Oriented District (TOO) reductions.
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TABLE 1
SUMMARY OF OFF-STREET PARKING REQUIREMENTS

Hotel
Restaurant Seating Area
Outdoor Dining Area
Banquet Hall

(18)

161

24

(2)

22

10 spacesl1 ,000 s.f

8

(1)

7

10 spacesl1,000 s.f

56

(6)

50

Total

267

(27)

240

179 rooms

1 spacelguest room

2,350 s.f. GFA

10 spacesl1,000 s.f.

800 s.f. GFA
5,630 s.f GFA

[1] Source: A Kimpton Hotel YWCA Building, Architectural Resource Group, Inc. for KHPCP
[2] Parking ratios based on City of Pasadena Zoning Code Section 17.46.040 (Table 4-6: Off-Street Parking Space Requirements)
[3] Transit-Oriented Development (TOD) reduction based on City of Pasadena Zoning Code Section 17.50.340.
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SHARED PARKING METHODOLOGY

A shared parking analysis has been prepared to estimate the future parking demand of the
Proposed Project. This analysis assumes robust operations at the Site and a discussion of Shared
Parking Methodology is provided in the section below.

The Shared Parking, Second Edition, published in 2005 by ULI and the International Council of
Shopping Centers (ICSC), is a nationally-accepted document that provides implementation
parameters for the "shared parking" phenomenon. The Shared Parking concept involves the use
of a parking space to serve two or more individual land uses without conflict or encroachment.
The ability to share these parking resources is the result
of two conditions, namely:
.
.
1.

Variations in the distribution of accumulation of vehicles by hour and day and season, of

various land uses, and

2.

Internal capture or relationships amongst various land uses that result in patronage of

multiple land uses on the same automobile trip.

The key goal of shared parking analysis is to . find the balance between providing adequate
parking to support a development from a commercial viewpoint and minimizing the negative
aspects of excessive land area or resources devoted to parking .

Mixed-use developments that

share parking result in greater density, better pedestrian connections, and, in turn, reduced
reliance on driving.

Utilizing the methodology contained in Shared Parking, Second Edition, Urban Land Institute
(ULI), 2005 and the ULI's Shared Parking Model, a shared parking analysis was performed for the
Proposed Project. The Shared Parking Model provides parameters that describe the variation of
parking demand rates by weekday/weekend day, variation of demand by time of day and month of
year for various land uses.

For the purposes of this study, the shared parking analysis was performed using the City of
Pasadena parking code requirement ratios. The City's parking ratios include a Transit-Oriented
Development (TOO) reduction of 10%. The City of Pasadena has created a Central District
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Transit-Oriented Area which includes the Project. Developments within this area require fewer
parking spaces by code in order to encourage transit usage in conjunction with a pedestrianoriented environment.

The ULI Shared Parking model is based on national standards and reflects the overall parking
demand of a mixed-use development. The shared parking model for estimating peak weekday
and weekend demand for the Project was developed using the framework for methodology and
the parking demand characteristics for each of the uses within the Center provided by the ULI's
Shared Parking document.

FUTURE WITH PROJECT PARKING DEMAND ESTIMATES

The shared parking model was utilized along with the proposed sizes of the various components
of the Project to obtain the weekday and weekend peak parking demands by time of day. The
peak parking conditions for the Project ~re estimated based on the parking demand profiles for
weekdays and weekend days of all the months in a year.

The future parking demand profiles of the Project Components were obtained from the shared
parking demand model, as noted above, to estimate the future-with-project parking demands
using the City of Pasadena zoning code requirements for parking ratios. Table 2 summarizes the
peak parking demands on weekdays and weekend days for each month of the year. Detailed
Shared Parking demand profile development worksheets are attached in Appendix A.

The peak parking demands for the hotel component of the Project from the shared parking model
results were examined and the 85th percentile of these peak demands on weekdays and
weekends was determined.

This percentile analysis could be a relevant consideration in the

assessment of "reserved" parking requirements for the hotel component of the Project.
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TABLE 2
SHARED PARKING SUMMARY- KIMPTON HOTEL PROJECT

Source: Based on shared parking model from Shored Parking, Second Edition, the Urban land Institute and the International Council of Shopping Centers, 2006

85th Percentile Hotel Guest Peak Parking Demand

=80 spaces

From Table 2, the following relevant observations can be made from the shared parking model:

•

The peak parking demand for the Proposed Project as a whole is estimated to occur on a
June weekend day at 9 PM. This overall peak demand is estimated to be 136 spaces.

•

At the peak time of a peak weekend day of the summer month, the hotel component of the
Project is estimated to generate a parking demand of 88 spaces (parking ratio of
0.49/room).

•

The 85th - percentile of peak parking demands for Hotel Guests from the shared parking
model results was estimated to be 80 spaces.

•

The Restaurant and Banquet space in the Hotel is estimated to generate a peak demand
of 37 spaces.
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PARKING ANALYSIS OF CALIFORNIA HOTELS

Data from seven hotels in California including three of them in the City of Pasadena were
compiled to examine the current functional characteristics of these facilities.

This data

includes the name of the hotel, number of guest rooms, reserved (or otherwise) parking
supply (broken down by on-site, off-site and total}, total annual occupied nights and total
annual parking covers for the Year 2014. Utilizing this data, an analysis of parking conditions
was prepared.

Table 5 presents all the data assembled and relevant parking analysis including number of
hotel rooms, annual percent occupancy of hotel rooms, parking supply ratio per guest room
and average parking demand per occupied guest room.

From Table 5, the following observations can be made:

•

Of the seven hotels, three are located in the City of Pasadena, two in San
Francisco and one each in the Cities of Los Angeles and San Diego

•

The hotels in Pasadena range in size from 296 to 350 rooms, while those in San
Francisco range in size from 130 to 221 rooms and those in Los Angeles and San
Diego have 74 and 183 rooms, respectively.

•

In 2014, the percent annual occupancy of the hotel rooms in Pasadena range from
78% to 91%, while that in San Francisco range from approximately 87 to 90%.
The hotels in LA and San Diego range in percent annual room occupancy of 90%
and 79%, respectively.

•

The provision of parking supply per guest room ranges from 0.25 in San Francisco
to 0.68 in Los Angeles.

The average annual parking demand per guest room

ranges from 0.17 to 0.57 spaces per guest room.
•

The Hilton, Pasadena and Sheraton, Pasadena Hotels experienced an average
annual parking demand of 0.31 and 0.39 spaces per guest room, while the Westin,
Pasadena Hotel had an average annual parking cover ratio of 0.57 spaces per
guest room
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TABLES
PARKING SUPPLY & DEMAND- CALIFORNIA HOTELS ANALYSIS (2014 CONDITIONS)

Location
Total Rooms
Onslte Parking Supply
Offslte Parking Supply
Total Parking Supply

Hotel Wilshire
Los Angeles, CA

Hilton Pasadena
Pasadena, CA

Sheraton Pasadena
Pasadena, CA

Palomar San Diego
San Diego, CA

HoteiTomo
San Francisco, CA

Tuscan Inn
San Francisco, CA

Westin Pasadena
Pasadena, CA

74

296

311

183

130

221

350

-

590*

-

33

50

50

124
124

0.68
24,417
90.3%
12,616
0.5

0.42
90,682
77.6%
28,571
0.31

s9o•

-

36

100
100

33

80
80

0.55
52,815
79.0%
19,231
0.37

0.25
41,327
87.1%
7,151
0.17

0.36
72,926
90.4%
15,679
0.21

36

Average Supply
Parking Supply per Guestroom
Occupied Room Nights
Percent Occupancy
Annual Parking Covers
Parking Demand (Avg) per Occupied Room
•Parking lot shared with Convention Center.

N/A
N/A
N/A
45,000
0.39

116,432
91.1%
28,692
0.57

0.45

Average Demand
0.36

DISCUSSION AND CONCLUSIONS

A detailed parking study has been conducted including the following key analysis elements:

•

Parking requirements analysis using the City of Pasadena Municipal Zoning Code
requirements for off-street parking. Per the municipal code requirements, it was
determined that the YWCA Kimpton Hotel Project as a whole, would require 240
parking spaces including 161 spaces for the hotel component.

•

Detailed Shared Parking Demand Analysis using the state-of-the-art model and
procedures set forth by the Urban Land Institute was conducted. Per the Shared
Parking· Model, the Proposed Project as a whole would generate a peak parking
demand of 136 parking spaces including 88 spaces for hotel guests (0.49 spaces
per guest room).

•

The 85th - percentile analysis of the peak parking demands on weekdays and
weekend days of all months from the shared parking model results was conducted
111

It was determined that the 85

-

percentile hotel guest peak parking demand was

80 spaces.
•

Minimum parking requirements from urban center locations in various cities in
different states were examined. They ranged from "none required" to 0.5 spaces
per room (with only Charleston, SC having a 0.66 spaces per guest room
requirement) with an average requirement of · 0.43 spaces per guest room in
jurisdictions with specific parking requirements.

•

Parking supply and demand analyses from seven hotels in California were
conducted. It was observed that the parking supply provisions (where data was
explicitly available) ranged from 0.25 to 0.55 spaces per guest room with the City
of Los Angeles Hotel with only 74 rooms having a supply ratio of 0.68 spaces per
guest room.

The average annual parking demands estimated using annual

occupancy and parking covers data ranged from 0.17 spaces per guest room in a
San Francisco Hotel to 0.57 spaces per occupied guest room at Westin, Pasadena
with an average annual parking demand ratio per guest room of 0.36 spaces per
guest room from all seven California Hotels surveyed.
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The YWCA Kimpton Hotel proposes to include approximately 179 guest rooms.

Reserved

parking spaces for the Project to accommodate the guests would be required in area parking
structures within walking distance (-800 feet) of the Proposed Hotel. While valet service would be
offered on-site along Marengo Avenue, shared parking concept works primarily on the assumption
that nearby parking facilities (within 800 feet) of the proposed use are required and available.

It is ·important to consider the' 85th percentile of the peak parking demands on weekdays and
weekend days from the shared parking model results for the proposed project. For example, a
research study report prepared by the Urban Land Institute (ULI) and the International Council. of
Shopping Centers (ICSC) recommends that the parking requirements for shopping centers be
based on the 20th busiest hour of the year. These parking requirements provide a surplus of
parking spaces during all but 19 hours of the more than 3000 hours per year during which a
shopping center is open.

Based on all the parking analyses detailed in this report, it is recommended that the YWCA
Kimpton Hotel provide 80 "reserved" spaces for hotel guests at a reserved parking ratio of 0.45
spaces per guest room (85th percentile of all peak demands). This would accommodate all but 6
weekend peak parking demand days of the year for the hotel guests. All the other users including
patrons of the restaurant and banquet space as well as hotel employees would utilize various
parking supply options available in the nearby parking structures/lots on an as-needed basis. The
event-based parking needs associated with banquet space for larger than typical events would
also be coordinated with the nearby parking operators on an as-needed basis.

Further, as stated earlier, the Memorial Park Gold Line Station is located within 2-3 blocks of the
site and numerous transit lines serve multi-modal transportation corridors within walking distance
of the Project. With the ever-changing landscape of traveler's choices available today including
the significant rise in the use of car- and ridesharing services such as Uber, Lyft and others, the
need for static parking spaces is continually getting reduced.

The Proposed Project does not provide any on-site parking supply and intends to provide valet
services along Marengo Avenue for its guests and patrons. Several large parking structures are
located within walking distance to the Site. It is recommended that the Project consider obtaining
agreements with nearby parking operators for the 80 "reserved" parking spaces for hotel guests.
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has a total of 143 available parking spaces. The hotels currently provide valet parking service exclusively
to maximize the efficiency of its parking supply. The hotels do not offer free parking for self-parking, and
the valet parking attendants manage the hotel parking lot with a daily parking fee of $15 per vehicle.
Table 2 summarizes parking survey results conducted on Friday (November 17, 2017) and the Friday peak
demand occurred at 9:30 AM with 102 occupied parking spaces with 71% parking spaces occupied. Table
3 summarizes parking survey results conducted on Saturday (November 18, 2017) and the Saturday peak
demand occurred at 9:00 AM with 129 occupied parking spaces with 90% parking spaces occupied. Table
4 summarizes the second set of morning parking survey results conducted on Friday (March 2, 2018) and
the Friday peak demand occurred at 7:00 AM with 123 occupied parking spaces with 86% parking spaces
occupied. Table 5 summarizes the second set of morning parking survey results conducted on Saturday
(March 2, 2018) and the Saturday peak demand occurred at 5:00 AM with 105 occupied parking spaces
with 73% parking spaces occupied. It should be noted that there were no special events scheduled at the
banquet/meeting room during the parking survey.
PROPOSED PARKING RATIO BASED ON PARKING SURVEYS
Table 6 shows the observed parking ratios that have been calculated based on the existing parking survey
conducted at the two existing hotels on the site. The applicant provided the hotel room booking
information for the dates of the parking surveys. The two existing hotels had a total of 166 occupied
rooms during the Friday (November 17, 2017) parking count and 190 occupied rooms during the Saturday
(November 18, 2017) parking count. For the second set of morning parking counts, the two existing hotels
had a total of 185 occupied rooms during the Friday (March 2, 2018) parking count and 194 occupied
rooms during the Saturday (March 3, 2018) parking count. As shown in Table 6, the hotels have an
observed parking ratio of 0.66 parking spaces per occupied room on Friday and an observed parking ratio
of 0.68 parking spaces per occupied room on Saturday. It should be noted that the observed parking
ratios included the parking demand of the hotel employees as well as the hotel guests. The typical peak
time for the employees is from 10:00 AM to 3:00 PM, which is before the morning guest check-out time
and before the afternoon guest check-in time when the house-keeping staff is cleaning and preparing the
guest rooms.
In comparison to the City parking code requirement of 0.8 parking spaces per guest room, the observed
peak parking ratio of 0.68 parking spaces per occupied room is significantly lower than the City parking
code requirement since the parking surveys also included the employee parking demand.
Table 7 shows the estimated project parking demand based on the observed peak parking ratio from the
actual parking surveys. Other associated uses (retail space) within the hotel site are estimated using the
City parking code. As shown in Table 7, the estimated project peak parking demand is 224 parking spaces
which yield a parking surplus of 3 parking spaces. Therefore, there is projected to be an adequate parking
supply for the proposed project.
It is recommended that the project continues to provide valet parking service to maximize the on-site
parking efficiency. The valet parking service may also increase parking capacity by utilizing tandem
parking strategy at designated areas to provided overflow parking opportunity. Figure 3 shows that the
valet parking may utilize the tandem parking strategy at the access aisle behind the standard stalls within
the parking structure which may provide an additional 28 overflow parking spaces on an as-need basis.
www.traffic-engineer.com
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Table 6

Observed Hotel Parking Ratio Based on Parking Survey

Number of Occupied
Hotel Rooms²

Observed Hotel
Parking Ratio³

Day of Survey

Peak Parking Demand¹

Friday 1 (11/17/2017)

102 Parking Spaces

166 Rooms

0.61 Parking Space/Room

Saturday 1 (11/18/2017)

129 Parking Spaces

190 Rooms

0.68 Parking Space/Room

Friday 2 (3/2/2018)

123 Parking Spaces

185 Rooms

0.66 Parking Space/Room

Saturday 2 (3/3/2018)

105 Parking Spaces

194 Rooms

0.54 Parking Space/Room

¹

²

³

Peak parking demand based on parking survey.

Hotel booking information provided by the two existing hotels (Holiday Inn Express and Quality Inn).

Observed hotel parking rates include hotel guests and employees. Other uses (meetings and events) are not included.
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118840

Subject

Update: Parking Study for Avanti Residential Townhome
Development in Anaheim, CA

Introduction
Greenlaw Partners is proposing to develop a 292-unit multifamily residential townhome project in
the City of Anaheim. The Avanti Townhomes project will provide 94 two-bedroom units, 130 threebedroom units, and 68 four-bedroom units. The project will provide a total of 685 parking spaces
which equates to 2.34 parking spaces per unit. The current City of Anaheim Municipal code
requires a minimum of 2.11 spaces per unit, or a total of 617 spaces, when a density bonus is
applied. The purpose of this study is to examine the anticipated parking demand generated by the
residential development and determine the feasibility to share a portion of the parking demand
forecast to be generated by the residential development with an adjacent proposed hotel project
to the south.
Project Location and Description
The Avanti Townhomes project is located along Anaheim Boulevard, southwest of the intersection
of Anaheim Boulevard and Cerritos Avenue within the City of Anaheim. Both Anaheim Boulevard
and Cerritos Avenue are primary arterial streets. The site is bounded to the southeast by the
Interstate 5 (I-5) Freeway and is approximately 0.2 miles north of the I-5 and 2.3 miles northwest
of the I-5/SR-57/SR-22 interchange. The project site currently houses 8 buildings including
restaurants, the Anaheim business campus, and other office uses. The site is adjacent to a mobile
home park to the north, and an indoor sports complex to the east across Anaheim Boulevard.
Access to the site will be provided by a full access driveway via the west leg of the Anaheim
Boulevard/Cerritos Avenue intersection. This entrance/exit will be gate-controlled and equipped
with a call box and turnaround area. An internal off-street automobile connection south of the
development joining the adjacent hotel development will be provided. The project site is not
located within an overlay zone from the City of Anaheim. Local and regional transit access is
available via OCTA bus (Routes 47 and 47A) at the entrance to the project and the Anaheim
Regional Transportation Intermodal Center (ARTIC) is located 2.2 miles from the project site.
Shuttles for the Disneyland Resort Area will likely serve the adjacent hotel development.
A total of 568 parking spaces will be provided for the project as resident garage parking spaces,
with an additional 117 designated as visitor surface parking spaces. Overall, a total of 685 on-site
parking spaces will be provided. The project will feature a total of 292 dwelling units (94 twobedroom units, 130 three-bedroom units, and 68 four-bedroom units) with space for dog parks
and community gathering. With the proposed connection to the hotel development to the south,
shared parking opportunities will be considered as part of this study.
The proposed site plan is included in Attachment A.

IBI Group is a group of firms providing professional services

IBI GROUP
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Parking Inventory Occupancy Trends
Figures 1, 2 and 3 illustrate the parking occupancy levels expressed as a percentage of available
parking for a typical weekday (Wednesday) and weekend day (Saturday) the Red Lion Hotel, the
Four Points by Sheraton Hotel, and the average parking occupancy levels of the two hotels. The
following discussion presents overall parking occupancy trends for the two hotels during each day
of data collection
Red Lion Hotel

The Red Lion Hotel is a 308 room hotel located on South Harbor Boulevard in the Anaheim Resort
District. The hotel has 300 parking spaces in its parking lot. On a typical weekday, parking
occupancy increases steadily to a morning peak at 8:00am (35 percent occupancy). In the
evening, parking occupancy is lower and remains steady, between 29 and 30 percent occupancy.
The weekday peak parking rate is 0.34 spaces per room.
On a typical weekend, parking occupancy increases to a morning peak at 7:00am (58 percent
occupancy). Parking occupancy is lower in the evening and rises slowly from 7:00pm (48 percent
occupancy) to 11:00pm (52 percent occupancy). The weekend peak parking rate is 0.56 spaces
per room.
Four Points by Sheraton

The Four Points by Sheraton is a 246-room hotel located on South Harbor Boulevard in the
Anaheim Resort District. The hotel has 254 parking spaces in its parking lot. Parking occupancy
levels at the Four Points by Sheraton are consistently higher than at the Red Lion Hotel. On a
typical weekday, parking occupancy is steady throughout the morning, with a high of 49 percent
occupancy at 6:00am. In the evening, parking occupancy rises steadily from 7:00pm (45 percent
occupancy) to 11:00pm (56 percent occupancy). The weekday peak parking rate is 0.53 spaces
per room.
On a typical weekend, parking occupancy is steady throughout the morning with a high of 70
percent occupancy at 7:00am. In the evening, parking occupancy is steady from 7:00pm (84
percent occupancy) to 9:00pm (83 percent occupancy), before falling to 70 percent occupancy at
10:00pm. The weekend peak parking rate is 0.80 spaces per room.
Average Parking Occupancy

By taking the average of the two hotels, the average hotel size is 277 rooms, with 277 parking
spaces. The overall average rate of parking per room is 0.51 cars per room. The average
weekday parking rate is 0.39 cars per room and the average weekend parking rate is 0.62 cars
per room.

