











The numbers of units and square footages of retail and office
from these scenarios were used as inputs into the parking
analysis model.

Two Parking Districts Analyzed

The study area was divided into two sub-districts: the
Memorial District and the Anaheim to PCH District. The mix

of land uses in each district is expected to be mixed use in
nature, but with slightly different users. The northern Memorial
District has an office focus while the southern Anaheim to PCH
District has more of a retail and residential focus. ULI parking
model was used to calculate the future parking demand within
each district.

Memorial District Future Parking Demand

The Memorial District spans from the 405 Freeway to the north,
past Memorial Hospital, down to Hill Street to the south. The
City envisions the area to become a largely mixed use in the
future but with an emphasis on office jobs, particularly those
related to the hospital. The Memorial District contains 25 of

the 40 acres redeveloped under the 50 percent development
scenario. Redeveloping these 25 acres could result in as much
as 100,000 square feet of office space, as many as a thousand
housing units and roughly 300,000 square feet of retail and
service space. The mix of land uses will likely be different but
it is safe to assume a healthy mix of residential, office and retail
within the district.

Under existing parking standards, the district would be
required to produce about 5,000 parking spaces. The ULI
Shared Parking Model estimates the actual demand to be

5 percent lower at about 4,800 spaces. When factors such

as shared parking, mode split and internal trip capture are
accounted for, parking demand along the corridor is estimated
to be about 3,100 spaces or 38 percent less than what current
parking standards would require. Interestingly, the optimal
parking standards recommended from the market feasibility
analysis earlier would produce about 3,200 spaces in the same
area. While there would already be adequate on-site parking
to meet demand using the optimal market feasible standards,
the presence of nearly 700 on-street parking spaces within the
district means there would be more than enough parking to
meet demand within the district.

Anaheim to PCH District Future Parking Demand
Similar results were found for the second sub-district, the

Anaheim to PCH District, which spans from Hill Street to
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The recommended code would provide 5,347 private off-
street spaces. The area also contains over 1,100 on-street
parking spaces within a block of Long Beach Boulevard.
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the north down to 9th Street to the south. The City envisions
this area to become largely mixed use but with an emphasis on
accommodating high density residential. Redeveloping these 15
acres could result in building nearly 1,300 residential units and
nearly 120,000 square feet of retail and office space.

Existing parking requirements would require the Anaheim to
PCH District to provide about 3,120 spaces. The ULI Shared
Parking Model estimates actual demand to be about 2,800 spaces,
or 10 percent lower than current requirements. When factors such
as shared parking, mode split and internal capture are accounted
for, the actual demand estimate falls to just over 2,000 spaces or
35 percent less than what would currently be required. Again,
the optimal market feasible parking standards would yield just
over 2,100 spaces, adequately meeting demand by themselves.
Including the 420 spaces of on-street spaces, the district would
have more than enough parking to meet demand under the
optimal standards.

Parking Analysis Conclusions

Current parking standards would require the corridor to provide
far more spaces than are actually needed. When factors such

as mode split and internal trip capture are accounted for, the
number of parking spaces required to meet demand along

the corridor is reduced significantly beyond what is currently
required. Given the changing nature of the corridor from an
auto-oriented arterial to an urban, transit-oriented boulevard, the
current parking standards require far more parking than what is
actually needed. The optimal parking standards, however, would
more than adequately meet parking demand and would also
allow for financially feasible construction of mixed use projects.

In addition, ground floor uses with a footprint of less than 5,000,
or even 7,500, square feet could be exempted from parking
standards entirely without significantly impacting parking
demand along the corridor. The optimal parking standards along
with existing on-street parking provide more than adequate
parking to meet demand. High parking requirements can be
expensive, especially for small businesses. Exempting small
footprint ground floor uses would help small-scale, pioneering
businesses afford to locate along the corridor. Smaller scale
businesses are critical to serve area residents in the period
between now and when a critical enough mass of businesses
and people are located there to support larger development.
Encouraging small scale businesses will help the area become a
desirable place to live, work and shop.
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RECOMMENDATIONS

A few key changes to the regulations that govern development
along Long Beach Boulevard could help facilitate and accelerate
the transition of Long Beach Boulevard from an auto-oriented
major arterial to a more urban, transit-oriented boulevard.
Increasing the maximum allowable height within the 50-foot
zone to 75 feet would greatly increase the financial feasibility

of constructing mixed use development within those areas.
Establishing lower parking requirements for the entire study area
and not relying on the current one-size-fits-all parking standards
in place city-wide would also dramatically improve the financial
feasibility of mixed use construction. In addition, exempting
small ground floor land uses from complying with parking
requirements would help pioneering, small businesses move into
the corridor thereby increasing services for the growing number
of local residents.

In addition to making strategic changes to improve the ability
of developers to build the types of desired mixed use projects,
the City should focus on making improvements within their
jurisdiction to strengthen the livability of the area. For example,
a streetscape beautification project along Long Beach Boulevard
that includes adding curb extensions, painted crosswalks,
landscaping and bicycle parking would improve the pedestrian
environment and help entice new development. Establishing a
Tax Increment Financing District along the corridor would help
provide a dependable source of funds to reinvest in the district.

The regulatory changes recommended above would also result in
higher value projects along the corridor which could significantly
increase TIF revenue and better position the City to purchase
land for open space, more efficiently subsidize affordable
housing and continue to make streetscape improvements such as
curb extensions and more clearly painted crosswalks.

Moving forward the city should engage in a public process to
update or amend the PD-29 zoning regulations to make the
development of mixed use buildings more market-feasible. Of
critical importance is understanding the linkages between the
regulations governing development and how they help or hinder
the creation of the type of development the city desires. In the
case of Long Beach Boulevard, the current regulations limit the
ability of the private sector to deliver the types of mixed use
development that are desired by the city without significant
public subsidy. With relatively minor changes, however, the
vision of a vibrant, transit-oriented corridor is within reach.

PROPOSED CHANGES TO
PARKING STANDARDS

Land Use Existing Standard RS IEII RS EN T I
Residential
0 Bedrooms | 1 space 0.5 spaces
1 Bedrooms | 1.5 space 1 spaces
2 Bedrooms | 2 spaces 1.5 spaces
Retail & 5 spaces per 2 spaces per
Commercial | 1,000 sq. ft. 1,000 sq. ft.
. 4-5 spaces per 2 spaces per
Office 1,000 sq. ft. 1,000 sq. ft.
10 spaces per
Dining 1,000 sq. ft. of 2 spaces per 1,000
dini sq. ft. of dining area
ining area

FINAL RECOMMENDATIONS:

* Strengthen the financial feasibility
of mixed use development along
the corridor by

- Increasing allowable height to 75 feet
within the current 50-foot PD-29 Zone

- Lowering parking requirements within the
corridor for residential, retail and office uses

* Assist pioneering small businesses
by removing minimum parking
requirements from retail uses under
5,000 square feet

e Investin the “livability” of the
corridor by establishing a Tax
Increment Financing (TIF) district
along the corridor
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