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- 1. Introduction

1.01. Study Purpose and Approach

The primary purpose of this patking study is to determine shott-term and long-term

recommendations to improve parking in the Village Commercial District of La Quinta.

‘The parking study initially evaluated existing conditions, determined primarily through
parking occupancy surveys and stakeholder/public input nﬁeetings. The examination of -
existing conditions provided the base aata from which future development, with its impact

. on parking supply and cfemand, could be evaluated. Then future parking adequacies were
calculated based on the likelihood of projected district developments. Finally, parking
altématives are considered to address future needs, including the possibility of additional.

parking in the district. Future parking altetnatives include potential parking sﬁpply additions

as well as parking management strategies. -

1.02. Scope of Services

The City of La Quinta commissioned Carl Walker to complete this Village Commercial
- District parking Study in Decembet 2005. The study was divided into three phases. The
first phase was a review of available ‘background data and the c'_ompletion of parking
6ccup_ancy surveys. The second phase provided a public outreach program and analysis of -

| parking supply and management alternatives. The final phase covered the corhpil:ition of

this report. The original scope of services is summarized as follows:

¢ Phase One:
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o Review Available Background Data and Deﬁn_e Parki:ig Issﬁes

Review available statistical information, previous related studies, etc.
and review available information concerning future district

development projects.

Hold initial kick-off meetings with the City.

o. Conduct Patking Occupancy Surveys

e Phase Two:

*  Inventory Village District parking sPéces within the study area and

conduct occupancy surveys for all on-street and off-street parking
spaces. Occupancy surveys were completed every two hours from
8:00 a.m. t.‘o'8:00 p.m. for one typical weekday and one typical

Saturday.

Observe vehicle and pedestrian circulation patterns duxing_the

parking occupancy sutveys.

Determine current parking conditions, including current parking

adequacies.

o Public Outreach
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* Allow for public input through two largé stakeholder group meetings
“and several individual stakeholder meetings, and draft report and

Tinal report public input sessions.

*  Input will be solicited from stakeholders to help define opportunities
and constraints. A survey will be ptovided during the interview
process that would allow participants to help prioritize study area

‘parking needs/issues.
o Alternatives Analysis

* Based on the initial review of current parking conditions in the study
area, and the information provided during the initial stakeholder
mput session(s), conduct an ahalysis of Village District pﬁrldng
supply, management and operations alternatives. The aﬁalysis will
‘provide options and recommendations to improve system
operations (customer setvice, etc.), management and meefing current

and projected .parldng needs.

* Determine future parking conditions, relative to the available
information concerning future district development, and calculate

-~ future parking adequacies ﬁsing a shared parking model.

"  Develop optibns for addressing cutrent and project parking

demands, based on observed and projected occupancy.
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"  Evaluate the feasibility of the selected parking addition sites, and
review the financial impact of future parking development.

"% Provide additional operational and management related options and
recommendations that other simsilar cities have successfully used to

mprove parking.

\ ‘ ¢ Review parking related directional signage and provide' _
| recommendations for improvement. |
* DProvide reco@endaﬁons to improve vehicle and pedestrian :
- movement in the district. -
¢ Provide .possible parking technology improvéments:for the -

district,

- = Review existing parking related city ordinances and pfovide any

necessary improvement recommendations.

*  Develop short-tetm and long-term parking system improvemenis

and recommend an improvement implementation program.

. Phase Three:

o0 Completion of Draft and Final Repotts

. . Produce a final report covering all scope items and public input.
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1.03. Study Area
The study atea is roughly bounded by the Calle Tampico to the north (although some areas

north of Calle Tampico wete included in the occupancy counts), Calle Sinaloa to the south,
Washington Street to the east and Eisenhower Drive to the west. The following graphic '
illustrates the study atea (study area outlined in purple).
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2. . Current Parking Supply and Démand

2.01. Current Parkmg Supply

On January 24, 2006 Carl Walker conducted an inventory of parking spaces located within -
the Village District study area. The parking spaces were classified into two’ primary
categories, on-street and off-street. On—street. spaces refer to spaces located on a roadway,
 adjacent to a block. Off-street spaces refet to spaces located within a block. Generally, all
on-street spaces were available for public park.mg while the ma]onty of off-street spaces wete
 reserved fora paru(:ula.r group (e.g. specific customers, reserved patking, etc) In this report,
public parking will refer to city managed parking available to all user gtoups. Private parking

will refer to parking owned privately and designated for a épeciﬁc business or user group.

The Village District has a total parking supply of 2,919 parking spaces within the study area. |

Of these, 2,417 parking spaces (or 83%) are in off-street parking lots and 502 spaces (17%)

arc Jocated on-street. The on-street parking inventory includes both marked parking spaces |

and locations weze on-street parking is possible but not currently marked. The amount of
non-marked on-street parking was estimated by Car/ Walkerbased on block face lengths

and acceptable street widths.

Some parking areas could not be accurately inventoried, as they lacked parking Stdpes or the
exxstmg stripes were unrecognizable. In these situations, parkmg mventones were esﬂmated

based on the size of the parking area. Residential parking areas wete not counted.

The following graphic 1Ilusr_rates the total parking supply located at each block (off street

plus on-street).

Village District Parking Study |§
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The following th subsections summarize the current district pajgkiﬁg supply by type {off-

street versus on-street).

2.01.1. Off-Street Parking Supply

| The study area contained an approximate total of 2,417 off-street parking spaces..
Thete are éu.rrently 104 public off-street parking spaces (in one c1ty parking lot) and
2,313 private parking spaces. Based on current parking space inveﬁto’::ies, the city

controls only 4.3% of the total off-street parking supply. The rehﬁvely low number
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of off-street public parking spaces is not unusual, as most ptivately built parking lots
are intended to serve a specific development only. The publicly manaéed off-street
spaces ate not currently controlled by any management method such as pa'.rking
metets, parking permits, exit cashjeﬁng, etc. Of the remaining 2,313 off-street
parking spaces, the vast majotity ate reserved for employeés and visitors of specific

busesses or buildings.

\ The following grat)hic': illustrates the off-street patking supply located within each
block.

Figure 3. Off-Street Parking Inventory
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2.01.2 On-Street Parking Supply

The study area contains approximately 502 public on-street spaces, all 6f which are
.controlled by the city. The on-street patking is available to the public on a first-
come-first-serve basis, and there are currently no time restrictions. The majority of
on-street parking spaces are located around the city park and in the Village cote (on
Avenida La Fonda and Calle Estado).

The following graphic illustrates the on-street parking supply located on each block

(sum of all on-street parking on each block face).

Figure 4. On-Street Parking Inventory

T
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'2.02. Cutrent Parking Demand

After the parking inventory was completed, Carl Walker conducted an occupancy survey to
determine how many parking spaces were utilized during a typical peak parking petiod. The
.completed su.rveys'provided_“snapshots” of parking occupancy, and did not attempt to
‘determine the absolute peak parking period. Based on other similar municipal parking
occupancy studies conducted by Cazl Walker, it was determined that the surveys would be
conducted every two hours between 8:00 a.m. and 8:00 p.m. each day. Occupancy SUIYéYS

* were conducted over two days: Wednesday, January 25 and Saturday, January 28, 2006.

The patking occupancy survey looked at two categories of palrking, on-street and off-street.
Overall, the occupancy survey did not differentiate between public and pﬁ\?ate off-street

| parking spaces due to the limited supply of public parlﬁng As most of the private parking
'spaces provided both employee parkmg and customer parking, dividing the user types for

 this hrmted occupancy sutvey would have been nnpractlcal The intent of the surveys was to

determme the overall level of parking utll_lzatton in the study area, and the results will serve

as a baseline for determining future parking expansion needs and management options.

Prior to conducting the parking inventory and occupancy surveys, block numbers were
'ass1gned to the various blocks located in the study area. The block numbers shown in Figure
5 will identify each block throughout this study The followmg graphic illustrates the block

munbenng sequence.

10




The overall peak period of parking oc;cupaﬁcy oceurred at 12:00 p.mi. on Wednesday, January

25, 2006. During this petiod, a total of 1,193 parking spaces were occupied during the
- sutvey period. This level of uéage translates into 40.9% of the total parking supply. The
following two tables illustrate the total observed occupancy levels for all blocks in the study

area _each day:

11
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Table 1. Overall Occupancy Results - Wednesday
Occupancy Survey Summary - Wednesday, January 25, 2006
Parking Type 8am . 10am 12pm 2pm dpm = 6pm Spm’
Off-Street Oce. 566 881 998 1,0233 - 937 674 510
On-Street Occ. 94 149 195 167 ~ 163 177 153
Off-Street Supply 2417 2,417 2,417 2,417 2417 2417} - 2,417
Space Available 1,851 1,536 1,419 1,394 1,480 1,743 1,907
%% Occupied - 23.42% 36.45% 41.29% |4 5:42:33%| 38.77% 27.89% 21.10%]
On-Street Supply 502 502 502 502 -~ 502 502 502
\ - Space Available 408 353 307 335 339 325 < 349
‘ % Occupied 18.73% 29.68% | 38.84%]  33.27% 3247% 35.26% 30.48%
Total Supply 2,919 2019 . 2919 2,919 2,919 2,919 2,919
Space Available 2,259 1,889 1,726 1,729 1,819 2,068 2,256
% Occupied 22.61% 35.29%|7 40.87% 40.77%|.  37.68% 29.15%| . 22.71%

Table 2. Overall Occupancy Results - Saturday

Occupancy Survey Summary - Saturday, January 28, 2006

Parking Type 8am 10am 12pm 2pm 4pm 6pm Spm
Off-Street Oce. 273 - 522 568 575 478 619 659]
On-Street Oce. G5 i1 132] - 151 151 204 202
Off-Street Supply 2,417 24174 2417 2417 2417 2,417 2,417

Space Available 2,144 1,895 1,849 1,842 1,939 1,798 1,758

% Occupied 11.29% 21.60% 23.50% 23.79%]  19.78% 25.61%)5 1427 27%
Omn-Street Supply 502 502] - 502 502 502, 502 502

. Space Available 437 391 370 351 351 298 300

% Occupied 12.95% 2211%|  26.29%|  30.08% 30.08%][: - 40.64%]  40.24%

Total Supply 2,919 2919] 2,919 2,919 2,919 2,919 2,919
Space Available 2,581 2,286 2,219 2,193 2,290 2,058

% Occupied 11.58% 21.69% 23.98%|  24.87% 21.55%

During the peak period of patking occupancy apprloximately: 38.8% of the on-street parking
supply and 42.3% of the off street patking supply was occupied. Parking occupancy peaked
at 12:00 p.m. on Wednesday and 8:00 p.m. on Saturday, Parking demand was greater during

12
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the week than on weekends, primarily due to the existing mix of land uses in the district.

Block by block parking occupancy statistics for each day can be found in Appendix A.

The following graphics provide a summary of overall off-street and on-street parking
occupancies dutmg the peak period of parking observed bn each day. The highest

concentrations of patking occupancy occutred in/near the Village core.

2p.m._|

Figure 6. Overall Parking Occupancy 2t Peak (%) — Wednesday 1

13
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Figure 7. Overall Parking Occupaﬁcy.at Peak (%) — Saturday 8 p.m.

i

In order to provide a more useful parking adequacy model, the study area was divided into
-five separate parking zones. The parking zones proﬁde a more uniform means of looi;ing at
current parking occupancy. Viéwigg__ patking occupancy from the peicspéctive of the overall
study area, while useful in gauging the overall heélth of the sysfem, doesn’t provide a picture
of the parking environment in adequate detail. ‘Some areas in the c_iis'ttict may have plenty of -
.available parking while other areas may not have enough. Also, looking at the parlﬂ'ng |
occupancy on a block—by;block basis is not entirely accurate, since some blocks have far

more parking than othets.

14
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Breaking up the study area into multi-block sections provides an intermediate pictu.ré of
parking adequacy, and also takes into account patron walking distances. As future parking
needs are determined, parkmg supplies and occupancies should be reviewed on a block and

zoned basis. The five zones created were:

o Zone 1 (Notth of Calle Tarﬁpico) - Blbcks 1,2,3and 4
© Zone 2 (West Zone) — Blocks 5, 6 and 12

© Zone 3 (Village Core) — Blocks 7, 8,9, 13, 14 and 15

o ,Z.one- 4 (East Zone) ~ Blocks 10 and 11

o Zone 5 (South Zone) — Blocks 16 and 17

Figure 8. Parking Zones

Invertory

M Spaces
Dccupied
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occupancy during the peak each day for each zone.

Figure.9. Parking Occupancy by Zone — Wednesday 12:00 p.m.

Inventory

W Spaces
Occupied |
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The following graphics illustrate the boundary of each zone, as well ‘i}lS the observed patking

16
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*

Space
Inventory

H Spaces
Oceupied

Current occupancy levels were also compated to city code iequixements within Zone 3, or
the core of the Village District. According to data provided by the city, Zone 3 contains the

following types and amounts of land uses {with associated code required parking):
* Retail — 45,695 square feet (229 parking spaces required)

17
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* Office — 56,861 squate feet (228 parking spaces required) _

® Service — 4,195 square feet (21 parking spaces estimated based on refajl)

* Restaurant — 22,947 square feet (306 patking spaces estimated at 1 pet 75 s.f))

o Medical Office — 2,450 square feet (13 parking spaces required) 7

o  Utility — 6,900 square feet (parking requirement not available, based on employees)

The land uses préviously notcd include an estimate of the curtent development of Old

' Town, based on 2 planning commisston staff report from May 2002.

The total parking requirement in the core would theoretically be 797-'parking spaces {or 710
spaces when adjusted for vacancies), not including the Verizon Building. Zone 3 currently
contains approximately 675 parking spaces, or 122 spaces short of meeting the total

requirement of the combined land uses.

While the number of parking spaces in Zone 3 cannot covet the total theoretical land use
requirements, tl;le impact of shared parking reduces the amount of parking actually needed.
Inputting the data provided by the city concerning Zone 3 land uses and parking
requirements into the Urban Land Institute’s Shared Parking Model provides a theoretical
peak parking demand of 619 parking spaces :(adjusted to account for vacant space). This |
result is 56 spaces fewer than_what is currently provided m the zone. Using'parking demand
ratios from the Urban Land Institute would result in a theoretical peak parking :demand of
601 spaces. This result is relatively close to the parking requirements currently utilized by
the city. Other reductions in parking detnand can result from drive ratios and captive
market effects (e.g. the number of pedple driving to Zone 3 and the number of people |

walking from one land use within the zone to another).

18
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With an observed peak parking dcman;:l of 5’)55, it would appear that the land uses located in
Zone 3 are not generating a level of parking demand consistent with demand ratios required

| by the city or with those célculated by the Utban Land Institute. This would suggest a
significant captive market impact. I—io_wever, the parking demand ratios cﬁrrenﬂy used by the
city appear consistent with other municipalities across the country, as well as with those .
calculated by the Utban Land Institute. While it is not recommended to adjust zoning code
patking requirements at this time, it is recommended that the city determine actual parking

“occupancy priot to determining the amount of parking required for a specific development.

2.03. Cutrent Parking Adequacy

| In detemﬁning the current paﬂdng adequac.y for the study area, it is important to define two
terms typically used in analyzing parking adéqudcy: Effective Supply and Design Day

| Conditions. When a parking area’s occupancy reaches 85-90% of the total capacity,

depending on the user group, the area becomes effectively full. When parking lot occupancy

- exceeds éffective capacity, users become frustrated as it becomes increasingly aifﬁcult to find
- an available parking space. Users. will begin to either park illegally in the lot or leave the lot

~ altogether and search for parking elsewhere. In a downtown environment, when visitors are
-faced with significant parking difficulties, they will often avoid the downtown altogether and
shop in the suburbs. The accepted effective fill perceﬁtage for parking in the downtown
study area is 90%. This 10% “cushion™ of spaces is used to accommodate spaces.lost

-temporarily due to construction, impropet or illegal parking, and prqvides for shorter

searches for available parking.

Design day .pafking conditions attempt to represent typical peak acﬁvity that may be

exceeded orly occasionally during the year. Due to the limited nature of the occupancy

19
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study for this project, as well as the time of the year the surveys wete completcd design day
ad;ustments will not be factored into the adequacy model. The occupancy survey that was
conducted provided an adequate “snap shot’ > of parking conditlons during a typlcal peak
parking period. '

~ The following table illustrates the total observed parking adequacy for the entire study area.
’ ‘The current parking adequacy is based on the observed parking occupancy at the peak |
' \; parkmg period (Wednesday at 12:00 p. m) Overall, there is a substantial surplus of parkmg
available in the Vz]lage District. '

Table 3. Current Parking Adequacy

Cutrent Total Parking Supply

Cutrent Effective Park.ing Supply (90% of Total)

Observed Parking Occupancy - ' 40.87%

Current Effective Parking Sutplus/Defici

Based on the effective parking supply of the study area, there is currently a paﬂ;ing surplus’
of 1,434 spaces or approximately 49% of the effective sﬁpply. Cun:ént land use data for the
study area was not available for this report. So, parking adequacy is based'sc')lely on
observed parkihg demand. District vacancy rates appeared low during field counts, as most

buildings appeared occupied.

It is important to note however that while a significant parking surplus exists in all areas,

most of the parking in these is private and use is restricted.. Of the total off-street and on-

20
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street parking supply in the study area, only approximately 20.8% (or 606 spaces) is public
patking, with the remaining 79.2% (ot 2,313 spaces) of the parking supply restricted to
private parking (e.g. employee only, customer only, etc.) At the peak parking period, 41.8%

of the public parking supply and 38.9% of the private parking supply were utilized.

Parking adequacy was also estimated based on the parking zones described in Section 2.02.

May 2006

The following parking adequacy tables illustrate the amount of available parking within each

designated zone, the effective parking supply and the observed pafking occupancy. These
tables illustrate parking adequacy based on the different peak parking periods in each zone.

As with the overall adequacy calculation, the on-street and off-street supplies are combined.

‘Table 4. Parking Adequa(.:.y — North Zone

Current Total Parking Supply

Cutrent Effective Parking Supply (90% of Total)

Observed Parking Occupéncy ' 41.38%

Cutrent Effective Parking Surplus/Defici

* Peak patking period on Wednesday at 2:00 p.m.

Table 5. Parking Adéqu_acy —~ West Zone Nt;r;izof
Current Total Parking Supply | 225
Current Effectix.re Parking Supply (90% of Total) 203
Observed Paking Occupancy o 58
Custent Effective Parking Surplus/Deficit] 144

Peak parking period on Wednesday at 10.00 a.m.

21
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Table 6. Parking Adequacy — Core Zone | Nt;r;izof
Current Total Parking Supply o | o5
Cutrent Effective Patking Supply (90% of Total) - . 608
Observed Parking Occupancy _  52.59% 355
| Current Effective Parking Surplus/Deficit | 253

Peak parking period on Wednesday at 12:00 p.m.

Number of
Spaces

Table 7. Parking Adequacy — East Zone

Current Total Parking Supply

|Cutrent Effective Parking Supply (90% of Total)

Obseﬁ*ed Parking Occupancy 64.49%

Current Effective Parking Surplus / Deﬁ_ci

Peak parking period on Wednesday at 2:00 p.m.

‘Table 8. Parking Ad-f:quacy ~ South Zone _ : ' Nl;l;iz o
Current Total Parking Supply ' 381
Curtent Effective Parking Supply (90% of Total) 343

Observed Parking' Occupancy 67.72% . 258

Current Effective Parking Surplus/Defici 85

- Peak parking period on Saturday at 8:00 p.m.

22
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All of the zones in the study area currelntly have significant surpluses of available parking, |
The S_outh-ZonE currently has the smaﬂeét percentage of surplus parking at 32.3% of the
effective supply. The West Zone cm:rentlf has the largest percentage of surplus with 74.2%
of the effective supply. | ' |

23




of La Quinta, California
Village District Patking Study
) May 2006

3.  Future Parking Supply and Demand

3.01. Future Village District Development Projects

Currently, the City of La Quinta has eleven futute development projects in the planning

stages. These projects include residential, retail, restaurant and office projects. The potential

developments are as follows:

. ‘Sun Vista Plaza Offices — 19,433 square feet of development is planned for the
“corner of Avenida La Fonda and Main Street. The development will include office

space and a coffee shop. The development will include 49 parking spaces.

Palmer’s Office Building — 12,454 square feet of office space is planned for the
northeast corner of Desert Club Drive and Avenue 52. This development is adjacent |
to the existing Arnold Palmer’s Restaurant. The development will include 26 parking

spaces.

Nispero/Sun Vista Offices — 6,924 square feet of office space is planned on Calle -
Amigo, west of Desert Club Drive. The development will include 16 patking spaces.

.- Kelly Building — 6,354 square feet of office space is planned for the northwest corner
of Calle Barcelona and Desert Club Drive. The development will include 19 parking

spaces.

Casa La Quinta — 20 residential condo units are planned for the corner of Aveﬁida

Villa, south of Calle Tampico. The developrﬁent will include 66 parkihg spaces.

24
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6. Cornell Building — 11,500 square feet of office space is planned for the southwest
comer of Avenida Navarro and Calle Tampico (currently under construction). ‘The

dévelopment will provide 19 parldng spaces.

7. Pattick Adams Building ~ 3,025 square feet of office space is planned for the
Southwest corner of Avenida Mendoza and Calle Tampico (cutrently under

construction). This development will include 9 patking spaces.

8. LaBranche Live/Work — 1,353 squaré feet of office space and 3 residential units are
planned for the north side of Calle Amigo, east of Avenida Bermudas. The
development will include 9 parking spaces (6 open and 3 in garages).

9. John Dixon Office Building — 4,494 square feet of office space is planned for the
northeast corner of Calle Cadiz and Desert Club Drive. This development will
include 17 parking spaces.

10. Plaza Estado — 5,541 square feet of office spaces and 3,854 square feet of retail space
is planned for the southwest corner of Calle Estado and Desert Club Drive. This
- development will provide 25 parking spaces.

11. Old Town Development — The original deirelopment _inéluded a totai of 127,715
squafe feet of spacé. This included 20,403 square feet of restaurant, 49,731 square
feet of office space and 57,383 square feet of retail. Phase One of this projeét has
been completed, with 56,538 square feet of space and 92 parking spaces. Phases

Two and Three will involve the construction of the adchtlonal 71,177 square feet of
T ————S
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space and 84 parking spaces (providing a total of 176 parking space.s) ‘Phase Two of
this development will result in the loss of 47 temporary parking spaces located on the

southeast corner of Ca]le Tampico and Avenida Bermudas.

The fo]ldwing aerial photo illustrates the location of each of the ahticipated {or currently

under construction) development projects. The projects are identified by number. Due to

the age of the aerial photo, it does not show already cémpleted projects such as the first |
\ phase of Old Town, the city library, city offices, Palmer’s Restaurant, etc.
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3.02. * Future Parking Adequacy

Each of the aforementioned development p£ojects will impact existing patking suppﬁes and
~demand.” To project future parking adequacy, the anticipated parking demands for each

development project were estirhated. City parking requirements wete used to project future

parking demands. Thén, the estimated parking demand was compared to the available

parking Wlthln the zone each. development is located: The following table illustrates the

| pxdjected parking supply and demand impact of each projected development project.
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. ) Projected Parking Parking Supply . y .
Project Demand per City Included with Zone Parking Parking Surplus/_Deﬁclt After
. I Surplus# Development
Requirements* Projéct :
Existing Surplus - 78 spaces for Office
1. Sun Vista Plaza Offices 78 spaces 49 spaces Zone 3 - 320 spacq Demand + 49 new spaces = 291 space
surplus
surplus
. ‘ Existing Surplus - 50 spaces for Office
2. Palmer's Office Building 50 spaces 26 spaces Zone 5 - 315 spacq Demand + 26 new spaces = 291 space
' surplus
surplus
\. o Zone 5- 291 space]  Existing Surplus - 28 spaces for Office
3. Nispero/Sun Vista Offices 28 spaces 16 spaces surplus (after Demand + 16 new spaces = 247 space
Project #2) surplus
_ ' ‘°:§;1;52‘(‘sz£“€ Existing Surplus - 26 spaces for Office
- ildi s + =
4. Kelly Building 26 spaces 19 spaces Projects #2 znd Demand + 19 n::w sll‘:;ces 240 space
#3) P
5. Casa La Quinta Residential 50 spaces {assummgla.l] 66 spaces Zone 2 - 172 space| Existing Surplus - 50_spaces for Residences
‘ are two bedroom units) surplus + 66 new spaces.= 188 space surplus
Zone 2 - 188 spacel  Existing Surplus - 46 spaces for Office
6. Cornell Building 46 spaces 19 spaces surplus (after Demand + 19 new spaces = 161 space
TProject #5) ’ - surplus
: Zog:;];: ((’:F::; ] - Existing Surphus - 13 spaces for Office
Patsick S N = .
7. Patrick Adams Building 13 spaces 9 spaces . Projects #5 and Demand + 9 niw slis::es 157 space
#6) P
. ] . Zone 5 - 240 space] o
; . 6 spaces for office and 11 : surplus (after Existing Surphus - 17 spaces for new
8 LaBranche Live/Work spaces for residential ¥ spaces Projects #2, #3 |demand *+ 9 new spaces = 232 space surplus
and #4)
) o - Zone 3~ 291 space; - Existing-Surplus ~18-spaces-for Office
9. John Dixon Office Building 18 spaces 17 spaces surplus {after Demand + 17 new spaces = 290 space
. Project #1) surplus -
23 spaces for office and ZO:e 31;29(_0*_:5:'35 Existing Surplas - 43 spaces for new
10. Plaza Estado’ P - 25 spaces s demand + 25 new spaces = 272 space
20 spaces for retail Projects #1 and
surplus
#9) .
. Zone 3 - 272 space| -
11, Old Town Development Approximately 423 ; surplus (after Existing Surplus - 423 spaces for new _
~ -84 spaces . demands - 47 spaces lost + B4 new spaces =
(Phases Two and Three) spaces Projects #1, #9 114 space deficit ]
: and #10) P

* per City Code, rounded up to the nearest whole number

“ assumes 44.34% of project completed in Phase One and remaining square footage pmf}ortionally built in later phases

~ from the perod of greatest overall parking occupancy - Wednesday
m
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Overall, many of the development prc;jects currently anticipated by the City of La Quinta
will not tesult in the dgvelopmént of negative paﬂdng adequacies. This assumes that private
. parkiﬁg supplies could be Faﬁped to provide parking for new developments. However, the
continued development of fhe Old Town project may result in parking supply shortages -
within the core of the Village District. This will mean that future visitors of the Old Town
dévelopment will need to walk greater than two blocké from available parking to the Old

- Town, ot additional parking supplies will be needed.

The lack of significant parking short'ages illustrated in Table 9 assumes that Village District
parkers will be WJ]]mg t6 walk a minimum of one to two blocks to reach their desired

destinations.

- 3.03. Planm'ng for Future Parking Needs

The current vision for the Vi]lage District includes many elements. The district is planned to
become a more important social and commercial center, with the continued development of
Old Town and new retail and office space as central focal points. The city hopes to improve
existing store fronts, incorporate more residential space and increase eveniﬁg and weekend
activity in the district. This will clearly require additional retail, restaurant and enterfainment
space. This vision will result in higher parking demands, and denser land uses, than the
current environment. To support the current district vision, the city dés_ires to create a more

* pedestrian friendly environment with adequate parking.
- While there is currently a substantial parking surplus of parking located in the district, and

many of the currently anticipated future developments projects will not result in parking

deficits, significant new parking supplies may not be currently necessary. However, future
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development projects, especially Old Town could result in parking deficits and new _faciiiﬁés

may be needed.

In order to address future parking needs‘ not currently anticipated, Carl Walker

recommends the follow methodology:

* Ensute the land use information for the Village District is current. This will provide
\‘ ‘additional insight into existing parking demands. The land use data should be

updated as new developments occur.

o ‘The first step in planning for future parking needs is to determine typical patking:
demands. This is usually achieved by completing a parking supply and demand
survey. As was completed as part of this study, this would entail mﬁjntajxﬁﬁg cutrent
parking space inventories and conducﬁng parking occupancy counts (ideally at least
annually). This will provide a baseline of demand data from which to project future
parking needs. These sutveys will also help determine the correct mix of short-term l_

and long-term parking {based on the utilization of each type of parking).

* Project the parking needs of each proposed development using existing City patking
requirements. Determine how parking demand for the new development will

fluctuate during the day by using the shared parking model provided by Card Walker

as part of this report (based on Urban Land Institute data). Determine how patking -

“demand for the proposed development will impact patking supplies during the

obsetved peak parking petiod (or the period of greatest patking demand).
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 Use the concept of shared parl;;ing to ensute the efficient use of available parking

.. supplies (especially for mixed-use dexlrelopments). Shared patking is defined as

/ ' ~ patking that can selrve‘ mote than one single land use, without conﬂjcf. Shared

| | parking is generally applied to mixeﬂ—use developments, or commercial
developments composed pf several different land uses.{e.g. retail, office, theater, etc.)
that are significantly integrated. Using the shared parking model reduces the amount
of parking needed for a mixed-use development, as the effect of sharing parking
requires fewer spaces than the sum of the parking needed fer the individual ]arid'
uses. An electronic shared parkmg spreadsheet will be provlded to the city, based on

| the model creatéd by the Urban Land Institute. '

¢ Once parking demande have been projected, determine how the development will
impact existing conditi._ons. If the development creates z par_:king deficit within the
zone it is located (the zone would typically be 2 one-block radius surrbunding the
development), additional parking supplies will be necessary.

® While the parking demand for many land uses can be spread over greater distances,
the creation of residential space in the district should include sufficient adjacent
 patking, Res1dentlal Pprojects that lack sufficient parking are rarely marketable, and
 conflicts will arise should the use of pubhc park.mg spaces be required to support

remdentlai projects..

e Future Village District developments should include sufficient ADA accessible
* parking on-site. ‘The city should tequire developments to provide a suitable portion
of their required parking on-site (or directly adjacent to the site) to ensure enough

- accessible parking is provided.
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¢ Future parking lots should include landscapihg that can provide shade to parked
* wehicles. This can be accomplished through the use of fast growing, low water shade
trees such as Palo Verdes and Mesqﬁites. These trees can be planted around partking
lots and in internal lal;.ldscaped islands. Pedesttian paths to/from patking facilities
should also provide shade in a similar fashion.

| \ While planning for future parking needs, parking for disabled visitors/community menhbers
also needs to be addressed. When patking is planned for new developments, or when new
public parking supplies are created, sufficient accessible parking must be provided (as
required by federal and state guidelines). Sometimes, parking demand for accessible parking
" may be larger than the minimum requiréments. In order to ensure sufficient space is |
provided, periodic reviews of accessible parking demand should be part of larger parking
_inventory and occupancy surveys. Through periodic occupancy studies, and cominunit;}

input,. the city will be in position to ensure sufficient accessible patking is provided.
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4.  Parking Alternatives Analysis

After reviewing the current parking adequacy in the Village District, and projecting the
future adequacy, it is clear that sufficient parking supplies exist to cover most future
development .projects.. This assumes that the pﬁvate parking supply could be tapped to
provide parkirllg for new developments, which should 6ccur anyway in some cases. The core
zone of parking nﬁy be the exception, as the continued development of Old Town {coupled
with other anticipated projects) may result in a deficit of parking. In any case, additiq‘ﬁal _

development projects in the future could lead to parking deficits.
-To meet future parking demands, several 6ptions are available to the city:

¢ The city could decide to work with private parking lot owners within the impaét
areas to. better utilize existing parking supplies. Using the concept of shared parking,

~ existing parking resources could be more effectively utilized to meet needs.

¢ The city could create additional parking spacés {either on-street or off-street) to
provide additional parking. New surface parking sPaces could be created in existing
unimproved areas. The land used for surface parking could be developed in the
' future to a higher and better use (e.g. land banking). If space is not available for
surface parking, or surface parking cannot be located close enough Ito patking
demand generators, structured patking could b'eco_me a viable option. The cost for
providing patking could be covered through parking user fees and/or fees charged

to developers (e.g. in-lieu fees, special assessments, development fees, etc.)

33




City of La Quinta, Califotnia
illage District Patking Study

: M_ay 2006

® The city could requite new district de_velopménts to provide sufﬁciént_ parking. New
| developments would provide their own parking for employees and visitors. This will
result in higher costs for developers and very likely the overdevelopment of parking
supplies. | '

¢ ‘The city could utilize 2 combination of alternatives.

| In the First Alternative, the city would work with district parking lot ownets to better
 utilize available parking supplies. This would mitigate the need to. construct additional
parking. As sufficient parking is available in most areas where development is planned
(based on the parking occupancy study), this alternative has merit. Better udlizing the
 available supply would eliminate at least the need for near-term parking _supply' édditions,
maintain existing green space or future development' space, .encourage pedesttian ﬁlovement

through the district and reduce city parking responsibilities (e.g. maintenance, signage, etc.)

Figu.t'é 12. Arnold Palmer’s Restaurant

Based on the observed occupancy in
| the Village District, some options.
could include the use of the existing
Arnold Palmer’s Restaurant parking
lot (for the éssociated future office
project), Blend Restau.rant pai:kj.ng
_.(for thel anticipate_d office projects in
Zone 5) and the use of available on-

street and off-street public parking supphes around the core (Zone ) and the Cum'ty
Park. 'Ihe use of restaurant parkmg lots (especially those with little or no lunch parkmg
demand) for office parking would provide a beneficial shared parking opportunity. Other
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patking lots could setve as overflow parking for the completed Old Town development (e.g.

the Verizon facility parking lot, the library parking lot, etc.)

Additional overflow parking could be available north of Calle Tampico in Zone 1. While

ample parking exists in Zone 1, Calle Tampico creates 2 significant bartier to pedestrian .

traffic from available parking supplies. Also, most parking supplies are located a significant

distance from the Village District core. However, the parking available in Zone 1 could be

available for parking during Village District events such as the La Quinta Arts Festival.

In order to encourage the shared use of privafe ?arkhg facilities, the City could use one or

more of the following techniques/incentives:

The city could communicate the positives of shared parking to the private parking
lot owners. The positives include increased pédesujan traffic near their businesses,
continued district development, maintaining green spaces and other non-parking

land-uses, easier to use parking for district visitors, etc.

Shared parkjng could be limited to evenings and weekends. Signage would need to
convey the set park].ng requirements. Thls could help solve some pa.tlﬂng demand

~ problems around the dlSttht core.

The city could provide periodic lot maintenance for private parking lot owners that

agree to allow shared parking.

The city could provide penodlc trash p1ck—up for private parkmg lot owners that

agree to allow the use of their lots for other visitors.
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® The city could provide improved and better looking signage for ptivate parking lots.
The signage could denote parking restrictions and Periods of open public parking.

¢ The city could help care for parking lot landscaping in private parking lots for

owners that permit shared parking.

\ However, this approach to dealing with future parking needs may not adequately meet the

- projected parking deficit. First, the number of parking lot owners willing to cooperate may
not be sufficient to provide the necessary parking. Second, the location of available parking
supplies may not provide “acceptable” parking to future district developments. The’

 available parking supplies may not be within an acceptable walking distance, lot conditions
could be poot, ete. Finally, the available parking supply may be insufficient to meet
anticipated pafking demands. | |

The Second Alternative available to

Figu.te- 13. Verizon Parkjng Lot

the City is to create additional parking
spaces, or improve the capacities of
existing lots to provide sufficient
parking to meet future derands. This
alternative would involve an 'analysié of
existing parking lot physical lajrouts to

- determine if improvements could be

made to inctease lot capacities. .
Theoretically, both public and private patking supplies could be included in this analysis with

the consent of private parking owners. Some parking improvement options are:
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. Increasmg the capacity of the emstmg Verizon Building patking lot, and using the
created parkmg for overflow core parkmg

¢ To encourage the use of available on-street parking space; the City could add on-'
street parking miarkings to ateas with sufficient space. Actual on-street parking
addition opportunities will be determined by local traffic policies and regulations.

¢ Landscaping could be reduced in some patking lots to free space for more parking.
For example, the existing Old Town parkmg lot on Desert Club Drive could possibly

be reconfigured to provide more sutface parking.

The improved utilization of existing parking ateas is substantially less costly than creating
new spaées.' However, if sufficient parking could not be creé.ted through lot improvements,
additional surface pa].;king supplies could be created using available unimproved land. Most
likely, new surface parkjhg construction would take place on the perimeter of the Village
District. New suzface patking lots are typically much less expenswe to construct than
| parking garages. Surface parking lots ate approximately one- tenth the cost of constructing
parking structures. Also, surface lots are less expensive to maintain and operate. _As the
construction. costs are so low, the newly created surface parkjng lots could be viewed as land
_ 'bankmg for future development If needed in the future, the surface parking lots could be

easﬂy developed to a higher and better use. However, current land costs in the Village

District (appromately $60 per square foot) make the creation of surface pa::kmg as costly as

structured parking.
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Figure 13 illustrates possible locations for new off-street parking facilities, when the need for
more parking arises (the figure does not include patking already planned to suppott future

development projects).

Figure 14. Possible Future Parking Lot Locations

The following list explains each potental parking-lot site (each estimate of parking created °

assumes a conservative patking efficiency of 340 square feet per parking space): -

1. Two parcels of land may be available near the existing library paﬂdng lot for a
sutface parking lot. Depending on the amount of land used for parking, 60 — 100

- parking spaces could be created. Assuming $60 per square foot, land costs would be -

$1.2 to $2.0 miltion. Construction costs would be estimated at $2,000 per space, or
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$120,000 to $200,000. The cost pet space to provide pafking on this site is _
preliminary estimated at approximately $22,000. The distance of this parking from
the core could discourage its use. However, the parking could be used by employees

working within the core.

. Additional parking could be created adjacent,tt.) the existing Senior Center, in space
that is curreﬁtly landscaped. As the fand is currently owned by the city, the cost of

_ providing parking would be mgmﬁcantly reduced. The cost per space created Would
be estimated at $2,000 per space, and approximately 20 spaces could be created
(estimated $40,000 total construction cost). As with Option 1, the distance from the
core could discourage the use of the patking created. Howevet, this patking could
- be used by employees working within the core. | '

. The existing parking lot of the Verizon Bﬁildjng could be expahded to provide

. additional parking. The existing parking lot currently provideé approximately 20 |
parldng spaces that are reserved each day. Assuming Verizon would permit the city
to expand the lot, and use the available parking for overflow, aﬁ additional 20 |
patking spaces could be created. As with Location #2, the esumated cost for this
op‘aon would be $40 000. '

Two parcels of land could be available on the southeast comet of Desert Club Drive
~and Avenida La Fonda. Depending on the amount of fand used for parking, 60 —

- 100 Parldng spaces could be cteated (similar to Location #1). Assuming land costs
of $60 per square foot and constfucﬁon_ costs of approximately $2,000 per space, the

cost per space to provide parking on this site is preliminary estimated at
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approximately $22,000 (ot a total of $1.3 to $2.2 million). The distance of this

| parking from the core could encourage its use over Locations #1 and #2.

To support developments on the south side of the Village District, the city could.
develop .land it already owns f;:,tr additional pﬁking. The site is awkwardly shaped,
and parking efficiency may be reduced. Also, there is no anticipated need for |
parking m Zone 5. It is recommended that the city wait to create parking on this |

site, unless unanticipated future parking demands arise.

Additional parking could be constructed south of the community park to hélp

support the parking needs of the Village core. The amount of parking created will
depend on the amount of propérty available for parking. The city should assume a
development cost of $22,000 per space constructed. The distance from Old Town
may discourage its use by Old Town visitors. However, the parking could be used

by employees working within the core.

| Due to the high cost of land in the Village District, as well as the location of available -
land, the city could decide to construct 2 parking structure on the ez{istihg city

‘surface lot l.ocate'd west of the Old Town development on Avenida Bermudas. In:
order to improve the efficiency of the site, the city would be required fo puréhase
additional land nosth of the existing surface lot (approximately an additional 4,900
square feet). Assuming a land cost of $60 pef square foot for the additional laxld,
approximately $300,000 would be needed to purchase the necéssafy space. The site
could then provide approxix_nately 352 parking spaces and 16,000 square feet of

commercial space. Construction costs would depend on the architecture of the

facility, but are estimated at $20,600 per space (including a 25% mark-up for soft
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costs) based on average industry costs in California. This estimate includes the
commercial space provided in the structure. This would provide an estimated
project cost of approximately $7.6 million. The structure would provide a net

- parking space gain of 248 spaces located adjacent to the Old Town developmf:ﬁt.

Preliiﬁinary layout dra“}ings for this parking structure are included on the following
pages.
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Ideally, these possible off-street parkmg facilities would provide long—term parking to visitors
and employees, leavmg the short-term on-street patking spaces for visitors. If muldple
locations are designated for parking, the lots could be designated for a single user group or

.proﬂde parking for both visitors and employees.

However, it is importantt to note the disadvantages to new parking facility construction.

First, the new facilities may be constructed outside of the designated impact area of a
development (based on available land). This maj mean that walking distances are not
- acceptable, and therefore the lots may be underutilized or the lots may not be utilized by tBe '
developments fot which they were intended. ISecond; the city would have to pay for the
construction of the hew parking facilities, as well as annual maintenance and operating costs.
Finally, loceting a.dditional surfaceparkm;g lots on the pe_rimeter of the district would litnit

the size of the area the lots could serve.

The Third Alternative available to the city would be to require new Village District
; developments to provideithei_r own patking resources. This would involve setting patking
requirements for new developments, Eased 'on projected land uses, and enforcing parking
zoping codes. The main advantage to this alternative is that the city would not be required
to constIuct maintain and operate new parking supplies in the district. While some towns
and cities require developments to provide their own parkmg supplles the majority of
downtowns that are encouraging development do not use any patking requirements.

Instead, the city works with the development to pfovide sufficient parking.
A varation of this alternative is to require developers to pay a fee to cover the c:_:eation— of

new public parking resources. This could be a specific development fee or an in-lieu fee.

The City of La Quinta cutrently has a similar option in the city zoning code. Many
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mmnapahttes across California use in-lien fees such as Berkeley, Carmel, Manhattan Bcach
Palm Springs, San Rafael and Palo Alto just to name a a few. These fees typically allow
developers to pay the czty for the right to not create parking for their development. The city
would then use the funds to create public parking facilities in the future, when needed.

. The use of parking fees like in-lieu can have several advantages:

\, » Offering parking in-lieu fees prt)vide developers with an option to providing ‘
expé_nsive on-site patking. The cost-of purchasing the necessary land and funding lot

construction is typically more expensive for developers than paying the in-lieu fees.

» Parking in-lieu fees encourage shared parking. As developers stop constructing small
private parking facilities, parking is consolidated into larger public p'ark:.ing supplies.
This results in a more efficient use of available land, the creation of fewer parking

spaces and conditions that encourage pedestrian movement between developments. =

'@ The City would have more control over where parking resources are located and

~ how they are operated and managed

e Asless parking is created and the parking that is created is consohdated more space
is available for other land uses. |

While the use of developer parking fees can provide a lot of benefits to the city, there are

also some drawbacks:
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. Parking will have to be located less conveniently to primary destinations. As parking
is consolidated into fewer locations, some primary destinations will be located

further away than if they provided their own parking,

e Asthe city creates more public parking facilities, the city will have to cover annual

operating, maintenance and management costs.

e As shared parking would be used, fewer parking spaces would be created. This
could meéan more traffic and frﬁstratiqn during unusually high periods of parking

demand, such as‘_ during special events.

e The use of these fees could discourage dévelopment of the Village District in favor

_of suburban locations with space for surface parking.

. Depending on how the construction of the parking facility is financed, the city could
be limited in how the facility is used to ptovide patking for private developments.

The fees charged to developers ate typically determined by either the cost of land or the
-typical construction cost of surface parking per parking space. The construction cost pet
Space couldbeség at the cost to provide surface or structured parking. For example, a
municipality may decide to charge the éur.teﬂt typical construction cost of a surface parking
space at $2,500 per space: A development that would typicaliy be tequired to provide 50 _.
parking spaces would therefore be charged $125,000 in-lieu of providing the ne,éess;ary
parking. This fee could be converted into an impact fee of “X” dollars pet squate foot by
dividing the total calculated parking in-lieu fee by the gross square footége of the

development. Carl Walkerwould recommend setting development fees or in-lieu fees at a
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nnmmum of providing structured pazking, or appromately $18,000 to. $21 000 per space to
- help fand future parking construction.

' The Final Alternative is actually a comBinaﬁon of the previous three alternatives. This
alternative would involve the city working with private parking lot owness to better utilize
. the ex.istihg parking surplus before adding additional parking supplies. If sufficient paiking
could not be secured using this approach, then the city would consider improving emstmg
\, patking supplies and/or adding new supplies as appropsiate. If new parkmg spaces were
added, either through surface lots, on-street spaces or parking structutres, ‘the city could look
to developers to help defray at least some of the costs. Carf Walkerrécozﬁnendé tlns
alternative, as it provides a reasonable approach to aealing with future paﬂ_iin_gfdemands and
 should help limit future parking system expenses. Also; this approach will allow the city to
show the commumty that all options were explored prior to expending city funds for
building a parkmg facﬂity
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5.  Parking Management Strategies

The purpose of this section is to provide parking managemént strategies to help improve
district parking conditions, both currently and in the future. The parking management |
options detailed in this section will help irhprove parking efficiency, increase utilization, and

~ meet future needs.

50L Parking Guiding Principles -
* When planning for parlﬁﬁg there is a built in conflict to which all stakeholders can easily
relate. The conflict revolves around three primary factors: Cost, Convenience and Supply.

Unfortunately, usually you can have only two of the three.

For example, parking can be inexpensive and convenient, but you won’t have enough. Or,
you can have enough inexpensive parking, but it won’t be convenient. Lastly you can have

enough parking converniently located, but it won’t be cheap.

INEXPENSIVE

CONVENIENT <———> ENOUGH

Given this basic problem, keeping all customers satisfied is an on-going cha]lerige. As much
as everyone would like to, not everyone can park at the front door. Having well-defined

parking principles is a good first step in attempting to balance this inherent conflict.
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. A staternent of operating guidelines or principles is a worthwhile effort for s;.ny enterprise,
but it seems especially useful for parking systems. Given the diverse base of customers that
. patking operations serve, deﬁniﬁg opeﬁating philosophies and service parameters can help
| keep the operation focused on set goals and objectives. For parking operations that do not
. already have a set of parking principles, taking a pro-active role in the development of these

principles can provide significant benefits.

- Having an approved set of parking principles protects the city from .being f)etceived as
unwilling to provide services that are clearly outside of the approved parkiﬁg guidelines.
When faced with a new development propoesal which will cause the e]jxﬁjnaﬁon of parking

 spaces, ha’ﬁng a predeﬁned and approved policy to address the flindjng_of replacement
parking can help the city meet opexaﬁonal budgets and avoid unexpected capitél eﬁpenses. |

Another advantage to having a well-defined set of parking principles is that it provides city -
- planners with a concise set of guidelines, within which they are free to be cre.ativ_e and
resourceful in providing development services to their various clienteles. It also gives them

- boundaries so that they know when a request falls outside the ap?roved scope of parking

guidelines.

Having a well-crafted set of patking principles establishes the goals and objectives that will
‘ultimately define the character of the Village District. Having established these p::ihcipl_es',
the community will know what is expected, and hopefully, have had the opportunity to be
involved in the definition of the district parking ptinciples. Coinmunity involvement and

consensus is crucial to the development of strong guiding principles.
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Pakag prnciples are not mtended to replace traditional pohaes and proceduxes In general,
the parking principles should be kept short and corncise, 2 maximum of one or two typed

/ T : pages. Some of the items typically mcorpo_rated in such 2 document include:

. Mission Statement/Statement of Purpose — Describes how the parking operation

contributes to the success or mission of the Village District community.

~® Operations/Funding Strategies — Describes how parking facilities and/or
~ operations are to be funded and also whether the operation is intended to be a self-
supporting entity, a profit/revenue center, ot a support setvice sustained through

other primary revenue sources. -

‘o Interdepartmental Relationships — Defines relationships between various
departments with respect to district parking, especially other suppost departments

such as Maintenance, Security, Communications, Development, etc.

» Responsibility for Parking Operétions ~ Is parking to be managed by the city or
. another ancillary organization? Are all parking operations to be managed through a
centralized operation or can other departments get involved in limited parking

management?

e -Rate Settmg Guidelines — Should parking require a charge /fee? If yes, how are the
parking rates set? This is generally done in conjunction with the annual budget '
planning cycle. Should rates be set to cover operahonalcosts? Should parking rates

cover bond debt?
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Options for Allocating Parking — Defining how parking is allocated goes to the
heart of parking operations, due to the priotitization process that is requited. How

much short-term parking should be provided? How much long-term?

Inclusion of Patking in Strategic and Master Planning Processes — One of the
most important outcomes of having a patking principles document is ge.tting city -
administration buy-in of the importance of having parking represented in strategic

and master planning processes.

Procedures for Managing Losses of Parking Supply (both temporaty and
Jong-term) — Having procedures/guidelines in place for the coordination and
replacement of parking spaces lost due to new development is another benefit of

establishing “parking planning” as a fundamental element of your pérking principles..

Definition and Communication of Parking Rﬁles and Regulations — Having
clearly defined parking rules and regulations is essential to any parking 'operation.. _
How these rules and reguﬁﬁons ate communicated can vary widely depending on. the
customer groups served and the environment. Having an effective communications
pian can also keep your customers informed of changes brought on by construction
and maintenance projlects, implementation of new technologies, rate changes, new -
policies, etc. Addiﬁona]ly, a good communications plan can acf as a marketing and
public relations tool for district park.ing. ‘Parking deparlrnentg are often criticized
because of misperceptions or a lack of information about the performance and

contributions made by parking.
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o Enforcing and Adjudicating. Parking Rules and Regulations — Will parking
| enforcement be provided in the distri;:t, and by whom? Deﬁning who is responsible
for day-to-day pé.rkiug_énforcement and adjudication is an important operational
decision. Other key parking enforcement issues that sl'.xould'be defined include: Who
defines parking enforcement policies? Who adnﬁnistexs the adjudication process?:
Who s;et the rates for parkmg fines? '

¢ Defining Parking Facility Maintenance Responsibilities — Parking facility
- maintenance is something that is too Qasﬂy cut from capital budgets. The result is
often a larger pﬁce tag at a later date and can involve significant operational
disruptions. Tdeﬁtiﬁcation of parking facility maintenance as an important parking

* management ptinciple should not be ovetlooked.

. & Special Event Parkiﬁg — If any one area requites a cooperative effort from the
 larger community, it is providirig parking for special events /meetings. If parking
~ supplies are tight, even small'seminars or other functions can have 2 big impact on
available parking. Having a well-defined system for coordination of spetial events |

parking can provide improved setvice for all patrons.

+ Budgeting and Planning Cycles — Because of the high costs associated with the
development of new parking resources, and the lead-time requiﬁ:ed for design and
construction of new facilities, parking budgets can benefit greatly by the

development of extended budgeting and planning cycles.

In summary, Parking Principles add value in two primary areas:
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. Estabhshmg a set of approved operating gmdehnes which help deﬁne the role and
relationships of parking within the larget city government and community structure.

e Emphasizing the impdftance of planning for parking.

- Esmbﬁshjhg a set of “Parking Principles” for the City of La Quinta is just one'opportunit'y
for improving the way district parking is perceived. Using this approé.ch as a first Step to

| parking management can build recognition and increase respect and support for parkmg
goals and managernent Carl Walker strongly recommends that the City of La Quinta create

and approve a set of guiding parking principles.

| 5.02. 'Parking Otganization
Communities the size of La Quinta rarely have complicated parking management structures.
As parking revenues are not collected, and there are no parking service employees a dlstu'u:t
parking department is not currently necessary. However parkmg service related
responsibilities do exist. For example, some person or department must be responsible for .
issues like parking system maintenance, planning for furure deirelopments_; special event
planning, handling parking related complaints/concerns, communicating parking issues to
ﬂae public, etc. Also, additional responsibilities could arise in the future, such as Pa_rking |

enforcement or patking revenue collections.

“While a patking specific department is not cutrently recommended, the city should
designated one department as responsible for parking related issues. This department would -
coordinate parking maintenance, participate in planning for future parking needs, provide

assistance with planning for special event parking, deal with parking complaints/concerns,
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etc. This department need not directly provide all of these services, as these responsibilities
could be distributed horizontally throughout‘the existing city department structure. For
example, parking mainténaﬁce could be provided by Public Works and parking
connnunicaﬁoﬁs could be developed by Community Services. However, the community

should have a single c1ty' contact for all of their parking related concerns.

As the district grows in the future, the need for a parking specific depattment could atise. _
Downtown parking services tend to evolve over time. At first, parking is largely unregulated. -
During this stage most off-street 'par'kiﬁg is prvately owned; and the.la,rgest Vsupp'ly of pubﬁc '
parking exist on-street. The initial formation of paﬂdhg system management typically begins
as a small component of an existing city departmer;f, such as Public Works ot the City Police

Department. :

As a downtown becomes more densely developed, parkingr tends to combine into larger
facilities or structures. At this point, paid parking is established to pay for the groWhg
infrastructure and patking enforcement is instituted. As structures tend to be publicly

owned, the need arises for an organization to operate and manage the parking supply.

‘There are typically three approaches commonly used to address the fieed for parking system
. operations and 'management. First, an internal city parking sérvices department could be
created. This department could stand alone, ot be a sub-department-of another department
{e.g. a division of Public Works, Economic Develdprnent, etc.) The operation of the system
could Be completely in-house, or the department could receive services from another city
department or private parking operatot. Second, the city could create a pa.tking authority.

- This authority would comsist of an exécutive cflirg:ctor and a board composed of members of

the district qurnum'ty. Board membets could include members of other organizations {e.g.
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‘the Chamber of Commerce, Downtown Business Association, etc.), district business owners,
membets of the general public, and city staff. Finally, the city could contract with an outside
organization to provide patking system operations and management. For example, the city -

could contract with a district business organization to provide parking system management.

. It1s important to note that whatever the parking management approach taken by the City of
La'Quinta, several concepts are always necessary. First, the management o:f district parking
. resources requires the input and involvement of the private business stakeholders. They
must remain é patt of the parking planning process, and they can offer real world options
based on their experience.” Also, lines of communication must remain open between those
responsible for patking within the ¢ity and district stakeholders. Second, parking policies |
~ and regulations must be consistently app’]ied Once the systém guiding pﬁnciflés have been
established, they must be adhered to, or they will lose their i impottance. Third, the parkmg
system must be properly maintained and provide a safe parking environment. Fma]ly, the
parking system must be promoted effectively to ensure both visitors and business owners-

understand the system.

In order to assist the city in becommg mote familiar with parking related issues, Czu'l Walker
recommends that the city investin a parking reference hbrary P0551ble items to include in

the parking library are listed in Appendix B.

'5.03. Parkmg Commumcattons and Matketmg

While the current Village District parking system is not ovetly complex, 2 breakdown in
communications can foster a perception of parking problems. Parking communications and

marketing refer to two key issues. First, communicating patking policies, regulations and
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services to patking customers. Second, communicating patking system issues, challenges

and improvements to dJstnct community stakeholders.

Commumcatlng parking pohc1es and regulations to parkets is typically done through the use
of parking maps and the city website. One page parkmg maps could be ctreated to show the’
locations of pubhc parking supphes, provide district parking policies and regulations, provide
éontai:t infdrmaiion for questions and provide other disttict information (see Figﬁre 14).

~ These maps would be available at city offices, the Chamber of Commerce and at district
businesses. The map would also be available for download from the city website, Other
district marketing materi'als, either developed By the city or other organizations, should

iriclade parking information for visitors.

F1gure 15. Sarnple Parking Map
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5.04, Parking Enforcement

. While Carl Walker did not observe gross abuses of aﬁy patking regulations in the disﬁict,
the need for parking enforcement may become more iﬁlportant in the future. The decision
to provide parking enforcement is not one to be entered lightly. If patking enforcement is
provided, it must be fair and, above all, consistent. If parking enforcement is not consistent,

' avety strong negative perception of public patking can develop. There are mﬁny ancillary
services that must be provided should parking enforcement be instituted. For example, if
parking: enforcement is instituted the foﬂowing decisions will need to be made (includinlg,
but not limited to): ' ' |

What will the patking enforcement regulations be and who will dedde_ them?

e Who will provide parking enforcement (e.g. police, Public Wotks, new depattment,

etc.)?

o What type of patking tickets will be issued (e.g. traditional hand written tickets,

handheld citation computets, etc.)?
. What is the chain of command for parking enforcement?

e Wil both on-street and off-street parking be enforced?  Can parking be enforced in

private patking areas?

o How Wl]l vehicle durations be tracked/timed?
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e« How will ticket collections be handled? How will fines be collected for out of state

plates and rental vehicles?

o  Whete can people pay for their parking tickets? How can park:ing tickets be
appealed? "‘

e  How will parking enforcement be conducted (e.g. on foot, bicycles, parking.

enforcement scooters, efc.)?

e Can vehicles be immobilized/ hhpoimded? If so, how is it determined to

itnmobﬂiie/ i'mpou_nd a vehicle (e.g- certain number of parking tickets, etc.)?

e How can vehicle owners recover their vehicle once it has been

immobilized/impounded?
¢ How will parking tickets be processed and recorded?
e How will patking enforcement fines be set and by whom?

e How will parking enforcement officers be unifonncd?

_ City of La Quinta, California
Village District Parking Study
| May 2006

- Clearly there can be a lot of questions concerning the development of a pé.rk.ing, enforcement

program. Therefore, prior to instituting a strict parking enforcement system, the city should

work with district business ownets to ensure visitor parking spaces are not taken by store

owners and employees. This can be done through education and communication, but also
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through the development of long-term parking resources in the district. Idea.lly, long-term

. parking would be designated in off-street lots ot in underutilized perimeter on-street spaces.

When a district parking enforcement pro.grarn is deemed necessaty in the future, Cazl
Walker recommends an approach that reduces the impact on Village District visitors and

. increases the penalties on continual parking policy violators. This is typically achieved =

through the use of an escalating fine structure. For example, the first ticket for a specific

' offense received within a certain timeframe (e.g. every six months or per yéar) is an-
automatic warning. The second ticket received within the set timeframe would result in a set
fine, perhaps $10. The third ticket received for the same offense within the set timeframe
would result in a higher fine, perhaps $20. The fine would continue to escﬂaﬁe to discourage

" breaking the same reguiation. This would reduce the impact on visitors, as it is less likely
they will continually break the rules. Howevet, the penalties will continne to grbw for

district efnployees abusing set Parking time-limits.

Another option to encourége short-term parking is through the use ‘of paid patking (in
conjunction with parking enforcement). While not necessary at this point, charging for

- pazking could encourage people to park for shorter amou_nté of time as longer stays would -
_ become more expensive. This can be aécompﬁshed through the use of electronic single |
space parking meters, or through the use of more modern mulﬁ—spacé metets {pay-by-
space/pay-and-display machines). Traditional single space metets-offer easy to understand

_ mechanisﬁ:s tc.>.pay for parking at each space, while multi-space meters and other pay
machines can be used to collect parking fees for entire block faces. Electronic single space
meters currently cost approximately $500 each, and mﬁlti—space meters are $10,000 aﬁd up

(not including site preparations and installation). .
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While paid parking could be an option Ifor the future, the parking environment in the disttict
 will need to change before paid parking can be completely successful. The large supply of

free private parking will 'digcoﬁrage people from using paid parking spaces/lots. Also,
‘ﬁghter parkiné enforcement and a larger parking management system will also be required.

5.05. Parkiﬁg Signage and Wayfinding |
Cutrently, parking signage in the Village District is limited to
time restriction signage, some lot identiﬁcation signage, N0
pa.rldng signage and private parkmg /tow away 51gnage The
one public off- stteet parkmg Iot is currently identified by lot

| entry signage (see Flgu.re 16), but there is no wayﬁndmg
signage directing parkers to the lot. i

* In order to better direct visitors to available public Figute 16. Old Town Lot Sign
parking, the city should provide adequate wayfinding iR
signage to locéte pl-lbliclpaﬂ;jng facilities as well as parking fﬁci]ity regulations. Ideally,

' parkmg signage should be part of a larger district wayfinding system Directional signage
should be provided to help visitors locite parking resources within the district, dependmg on

_ the type of patking they need. Then, signs should be located in each parking lot that

3 prqwdes a name for the lot, who can park there, as well as any specific testrictions. For
example, signage should be located on Avenida Bermudas to direct visitors to the city’s

~ public parking lot. Then, the existing signage would identify the public parking lot, as well as

ANy necessary restrictions. Parking signage should be simple to read and match the basic

de51gn of other wayﬁndmg signage used by the city.
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Dlrectlonal signage should be placed on local streets to direct visitors to both on-street and -

off-street parking options. Additional patking 1dent1ﬁcatlon

Figure 17. City Parking Lot Sign
' e signs should be pIaced at the entrances to each significant on-

§ street public parking location (e.g- La Fonda and Estado) to denote

public parking and any applicable restrictions (e.g. time Hmits). A

. possible sign de-sign for on-street parking could include a “P” with a

”’“ﬁ‘?‘;‘.ﬁ%ﬁiﬁ%ﬂi . circle around it and the following wording: “Visitor Parking — 2-Hour
DISTIRGLISHIN
R LICENSE PLATES ISSUED

F&ﬁ'g’?}ﬁfgmﬁs Limit”. This signage will simultaneously reinforce visitor parking aind 2
OWNER'S EXPENSE, .
TOWED VERICLES

WY BE RECLAHED A7 specified time limit. Finally, signage will be reqm'red to direct visitors of

OR BY TELEPHORING

the expanding Old Town development to additional parking resources.

For example, the parking on La Fonda and in the emstmg Old Town
 surface lots will fill quickly. Wayﬁndmg signage will be reqmred to direct visitors to other
parking locations, such as the existing city sutface parking lot or additional parking supplies

created in the future. -

Some of the no-parking signage currently in private-pa:ckmg‘ lots can discduxage visitor use,
as they are faitly threatening and not clear.-as to who is authorized to park. While reserved
patking signs are common, they should cleatly denote which business the patking serves:
Ideally, parking located behind businesses should first be used by employees, in order fo

keep the spaces reserved and open mote on-street ot other public parking for visitors.

Figure 18 illustrates parking signage used by other communities:
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Figure 18. Sample Parking Signage '

PUBLIC

_5.06. Parking Secunty and nghtuzg

A common concern in many communities is the need to improve secutity and lighting in
parking lots and on pedesttian paths to/from _parking areas. ‘This section will provide
options for improving parking facility security and lighting.

There a.tc.basically two types of parking facility security options, passive security and active
security. Passive secuﬁfy refers to designing a facility to create a secure environment,
without the need for an active human secuﬁty response. This fypically includes elithinating
potential hiding places, approptiate ]ighting levels, low-level landscaping around the parking

 facility perimeter, etc. These elements promote a secure environment.

Active security refers to the addition of systems that require a human response, such as panic
alarms, closed-circuit television, etc. While passive secutity creates an environment that

deters ctiminal actlwty, sometunes additional steps are necessary to fm:ther discourage crime

or to imptove perceived fac}hty security.
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Cleatly, all pﬁbh'c facilities should embody many of the concepts of Cﬁfne Prevention
through Environmental Design (or CPTED). Patking is no exception. Parkiﬁg facilities
should be pfoperly lahdscaped, lines of sight should be unobstructed, potential h1dmg places
should be ehiminated and adequate lighting should be provided. Local law enforcement
should be able to provide 2 CPTED review of city parlﬁng facilities and provide additional

© . security design recommendations.

. Several active security methods could be included in public patking facilities to imprové real
and _percéived security. First, panic alarms could be installed in parking areas. These alarms

_would generate a loud noise when actiﬁated, and could also incorporate a pulsating E_ght to
indicate where help is needed. Several .types of alarm systems are available including wireless

" and systems with intercom features. The intercoms could provide a voice connection |

- directly to local police in the event of an emergency. Ideally, the alarms should be i)lacéd

within a 100-foot walking distance from anywhere in the parking area. Other active security

measures, such as ;losed—ciréuit television, would not be recommended at this ﬁfne_ dué to.

costs and/or the lack of personnel to cfbnﬁnually monitor the system (liability concern).

Parlung facility lighting should be sufficient to help avoid vehicle éccidents, provide visibility
of pedestnan hazards, deter ctiminal activity and meet parking industry lighting standards. A
minimum of 2.0 footcandles per square foot are recommended for downtown, high
pedestrian /vehicular tra.fﬁc parking lots by the Illum_inatihg Engﬁleeﬁng 'Sociefy of America.
In order to reduce the amount of ﬁght scatter, fixtures that direct light downward onto the

* parking lot (cutoff luminaire) are recommended. Tn order to determine if ighting is
sufficient in parking areas and pedestrian pathways; Carl Walker recommends that the city
conduct a Village District lighting study in the future.
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5.07. Loading and Delivery Parking

During the parking inventory and occupancy.counts, Carl Walker observed several
occutrences of delays and inconveniences associated with'-dé]ivery vehicles in the Village
I)_isir:ﬁ'ct‘ (particulatly near the Old Town developmént). Cutrently, delivery vehicles park on-
street, in off-street parking facilities and/or in no parking afeas to deliver products and |
services to disu:ictrbusin'esses.‘ The delivery vehicles can impede traffic flow, block alleyways,
block visitor parking spaces and inhibit pedestrian visibility. This was obsetved when
delivery trucks parked on La Fonda, impeding traffic and blocking vehicles from entering or
leaving public parking spaces. There ate curtently few designated .Ioad.ing zones in the

district.

'Delivery vehicles ate an inevitable component of district business. Deliveties can often
create an environment in conflict with visitor and employee parking, pedesttiahs and other
groups. Obviously, the loading/unloading needs of delivery vehicles will increase as the

Village District continues to develop. -

Although delivery vehicles cannot be removed from district, their impact can be minimized
through coordinated efforts amo.ng district businesses. Potential s'ttategies for addressing

delivery vehicle ch_a']lenges could include the .following:

e Delivery vehicles should be-diséouraged from parking on La Fonda (south of Old
Town) or on Estado, between Desert Club Drive and Avenida Bermudas. The areas
are alreédy marked “No Parking”, ﬂthough adding red paint to cutbs would be
recommended. Delivery parkiﬁg in these areas can cause traffic delays, cause visitors

to wait to enter or exit the on-street public parking and can cause pedestrian
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obstacles. Parking for delivery vehicles for Old Town businesses may be better

- provided within the development, in marked delivery spaces.

e The city should consider the creation of delivety loading zones in strategic locations |
(e.g. on-street on Desert Club Drive, possibly some alleys between La Fonda and -
Calle Cadiz, etc.) The loading zones would provide time-limited parking for delivery
vehicles, and provide a designated loading area. The zones should be appropriately
L matked, typically with yellow curb paint and stenciling ot signage. These loading
zones should be developed in conjunction with district businesses and future |

deﬁelopments in order to mitigate delivery problems as demand grows.-

® The city should identify delivery vehicle concerns and work with district bﬁsinesses
to encourage deliveﬂés during off-peak parking periods (e.g. morniﬁgs‘, etc), as well

as encourage the use of smaller delivery vehicles whenever possiBl’e. :

| - 5.08. Incorporating Parking and Transportation

The concept of integrating transportation and parking elements as part of the larger strategic
vision for the Village District suppotts the adoption of a “Park Once — Pedestsian First”
_.planning concept.. .Th_is concept encourages employees and visitors to pérk then: frehiclés in

one loéation and then use another form of transportation to move around the Vﬂlage
District with excellent pedestrian, transit, parking and bicycle facilities. This concept will

‘become very important as the district develops.

Three key action elements and needed to achieve this vision and are outlined below:
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 Ensure district streets and sidewalks adequately serve the needs of pedestrians,
transit users, bicyclists and cars with the focus on serving pedestrians fitst. This

action element can be supported by:

o The creation of safe, attractive, shaded and mvmng pedestrian linkages to -

: connect district destinations and patking facilities. A great example of this is
‘the current pedestrian path from the city public parking lot to the Old Town
development (actoss Avenida Bermudaé). Pedestrian mbvements_ thrpﬁgh_

. this area were observed to be safe and efficient. Also, the speed humps
appeared to effeétively calm tr'afﬁc' traveling on Avenida Bermudas. A
similar approach may be necessary in the fufur_e on Desert Club Drive a;s
additional developménts and new pérking facilities are constructed on the

east side of the street.

o Ensure pedestrian crossings across major streets provide sufficient time for
people to cross the street. This will be important if parking supplies north of
Calle Tampico are used to support the Village District cote ot special events

in the Village District. .-

0 Ensure thete are pedestrian inkages throughout the Village District.

- o Where necessary, use traffic ca]mjng strategies such as spéed humps, lower
speed limits, etc. The pedestrian paths to/from the existing city owned '

public parking lot in Block 7 provide an excellent example of this.

© Where possible, include bicycle paths on roadways.

. . ’ . ’ y _ .
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o Amenities such as improved lighting,
signage, street furniture, landscaping, etc.
should be provided in public right-of-ways
to support and encouxa;ge pedestrian
activity. The amenities provided on La

Fonda are great examples of bicycle and

\ ‘ pedesttian improvements.

Figure 19. La Fonda_Pcdesman Amenities
©. Bicycle racks, lockers or other bicycle friendly facilities should be provided |
throughout the district. '

® Developing, managing and operating parking as an essential civic infrastructure and
reducing overall parking ratios over time to create a “Patk Once” environment. This

action élen‘_lent 1s supported by:-

O The usage of in-lieu pérlﬁng assessments for developments planned in the
district to support the future funding of strategically located parking

resources.

o . Encouraging the “Park-Once” strategy through shared parking for both

public and private parking resources.
©  Ensure all public parking resources ate efficiently and effectively designed

and managed. Encourage efficient design and management in private

parking resources as well.
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o Maximize on-street parking throughout the district and monitor vehicle
duration and turnover. Encourage turnover of this critical parking resource
through monitoring, communications with district business owners and if

- necessaty other means {(e.g. parking enforcement, paid parking, etc.)

o Locate long-term parking facilities on the perimeter of the district and locate
 short-term parking throughout the district. Ensure the proper mix of

paﬂdng through pe.ribdic parking occupancy counts.

o Shoulda park.mg structure be developed in the future, incorporate ground

floor commercial actlwty into all designs.

O Where necessaty, improve existing sutface parking lots in the district (¢.g.

paving, landscaping, lighting, identification signage, etc.).

e Modifying the identiiy of the Village District to make it more understandable and

attractive to infrequent user. This element is supported by:
0 Actively promote new district attractions and developments including
patking availability /locations and alternative transportation options. This

can be done using printed materials, as well as the city website.

o Develop and implemént a district informational and dire,ctional. (wayfinding)

signage program with a special emphasis on available parking resources.
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Recommendations Summary

Cutrently, almost 60% of the avaﬂable parkmg supply in the district is unused during the _

typical peak parking period. With the level of surplus parking in most ateas, it is unlikely

that new parking resources will be necessary or financially viable today. However, future

. developments in the Village District core could lead to significant paﬂdng supply deficits.

Therefore, future Village core development may necessitate the development of additional

\ patking resources. With this in mind, Carl Wa’lketrecomrﬁends_ the following steps be

taken by the city:

Short-Term (Within the Next Twelve Months):

Develop and approve a set of Guiding Principles for Village District pa.tk:irig’. The
Guiding Principles will guide the future developrﬁent of the district pé:cking systemn,

_.as well as provide reasonable constraints within which future parking issues can be

addressed.

Designate a single city department as responsible for district parking phnning and

" management. While the actual operation, maintenance and planning of the system

may be handled by several city departtnenté, the system will appear to have a single -

résponsible départmgnt.

Improve district parking signage. Incorporate parking signage in any new district

_. signage plans. Trailblazing signs should be located on incbming streets {Calle

Tampico, Avenida Bermudas and Desert Club Drive) to direct visitors to available

patking supplies. Parking lots should have identifying signage that includes user
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group restrictions. On-street parking sigﬁs should remind users they ate intended

for short-term visitors by denoting visitor parking and utilizing a time restriction.

* Using the suggestions provided in this repott, ensure adequate pedestrian paths exist
to and from parking areas. Work with community stakeholdets to improve both real
and perceived safety levels in parking areas and on pedestrian pathways. Parkmg

areas should provide a minimum of 2.0 footcandles pet squate foot.

. Des1gnate long-term parking in the district, such as the existing C1ty Parkmg Lot.
Long—term parking should be provided in off-street parking lots and underuuhzed
on-street parking spaces. Ideally, these spaces would be located more on the
perimeter of the district, with the parking located closet to district cote destinations
reserved for shott-term visitor parking. Any parking facilitics developed on the
petimeter of the Village District should provide long-term parking.

¢ Work with Village District businesses to determine loading and delivery needs. For
example, loading and delivery zones are needed around the businesses located in the
Old Town development. Whete possible designate specific loadmg zones, and
determine adequate hours for delivery vehicle patking. Loading zones could be used

fot short-term visitor parking after designated loading zone hours.

¢ With respect to new developments, attempt to better utilize existing parking suppﬁes
prior to designing and constructing new parking areas. There is cu.rrently. enough
unused parking to accommodate projected parking needs. The city should work

with private parking lot owners to better utilize ekisting supplies, to the benefit of

the city, developers and the private lot owners. The continued development of Old
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“Town may wattant the city constructing additional parking supplies within an

acceptable walking distance of the vi]jage core.

- Develop a parking marketing program to include information for district visitors and
businesses. Créate simple district parking maps, defai]jng on-street and off-street -
parking supplies. In_ciude parking iilformat_ion on the City of La Quinta website, and
encourage other district businesses/organizations to include parking information.
Create lines of coﬁmuﬂcaﬁon between the city and district businesses concerning

parking issues.

Mid-Ferm (Year TWO):

'

¢ Ensure the ciiéy has sufficient land use data for the Village District, and update

annually or as necessary.

e Conduct an update of the parking inventory and occupancy surveys contained in this
report. These counts should be updated as necessary (when new developments

occut), and updates should be conducted annually at a minimum.

* Provide sufficient support for alternaﬁve modes of ttansportatton Provide adequate
bicycle racks comfortable pedestrian paths, bike paths ctc. in the district to
~encourage a pedestrian first mentality. A marketing campaign could be crf:ated to
encourage people (especially district employees) to walk, bike, carpool, vanpool, or
use public transit to travel to the district. Also, electric cart access could become an

option in the futute.
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¢ Ifit appears business owners and employees are abusing the on-street parking,

| conduct periodic surveys of vehicle turnover. The surveys would log how long
vehicles are parked in short-term visitor parking areas. Should average short-term |
parking duration begin to exceed exﬁected or posted time limits, additional steps will
be necessary to deter excessive parking. These steps could include educational
notices, parking enforcement ot a combination of parking enforcement and paid
parking. While comprehensive parking enforcement maj? not be necessary at this

\‘ - time, develop a system to monitor on-street parking turnover throl_igh peﬂodic '

duration/turnover surveys and community “policing”.
s al P 4

Long-Term (Years Three and Later):

e Develop additional paﬂcing supplies when needed. The lots should be plaeed and
sized appropx:iateiy, using the patking supply and demand analysis methodology
detailed in this parking study report. Pedestrian paths to/from the parking should
encourage use by providing level walking sﬁ.tfaces shading, pedesttian amenities {e.g.
benches, etc.) and traffic calming measures as needed. This will be parucula.tly
important should pubhc parking be developed east of Desert Club Drive. -

® The creation of strﬁctuted parking should be viewed as an opﬁon for the future.
Today; a district parking garage will likely not be financially vieble, relative to the.
revenues and expenses generafed (if parking _fees are charged at all).. However, a -
garage may be a possﬁble option should the development of the Village cote warrant.
This may be the best option available should the city decide to provide convenient
parking for the core without the assistance of private parking lot ownets. With tﬁe

current land values in the district, the construction of a structure on city owned land

74




City of La Quinta, California
ge District Parking Study

May 2006

“could be less expensive than purchasing land for a large surface lot. Itis also
important to remembet that the value of 2 parking garage could extend beyond the
_ / _ _  tevenues it generates by providing an additional incentive for Villége District

development.

. Idea]ly; the development of a parking garage would coincide with the development(s)
itis serving, B'uilding a parking garage with the hope of attracting dgvelopment
should only occur if sufficient district development demand watrants. Should
deﬁelopments not occut, a garage built on speculation could result in a severely
underutilized faciiity. If a developer is’ interested in developing a portion of the
district, and Sufficient parking supplies cannot be provided using other methods,
then the city could propose pfovid.ing the necessaty parking along with the
_ coﬁstruct_:ion of the development. In-lieu fees could be used to pfovide the funds

neceésary for parking facility design and construction.

o If significant public parking development occurs, the city will need to change how it -

‘views district parking management. To fund new public parking facilities and
encourage use, there would need to be a charge in place for on-street parking.
Theoretically, tﬁe charge for parking should be such that it encourages short-term
parking on the street and eﬁcourages long-term parking in off-street lots. It may be
difficult to achieve community buy-off for the creation of paid on-street parking.

" Even if there is a fee fof on-street parking, .thete will still be an ample amount of free
offstreet pérking in private parking lots. Once fees are put into place for parking,

| other management issues will asise such as parking validation programs, reserved

parking, greater parking enforcement responsibilities, etc. This may necessitate the

cteation of a city department charged with the management' of the parking system.
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® Asitis unlikely that the district parking sjrstem would be able to generate sufficient

| funds to fully pay for public patking facilities, other revenue streams should be
explored. First, the city could seek the use of tax increment ﬁnancing in the future.
This would be a terrific Waf to fund parking system ex_panéion, and is used by many
communities today. Second, the city could team with district developets'in funding
public parking facilities. Assuming the demand patterns are favoraBle, a multi-use
facility could help reduce city expenses. Finally, the city could create a parking fee
charged to district developers to help fund the adaitional parki_ﬂg faciliies,
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Parking Occupancy Data - Wednesday, January 25, 2006

" Block # Parking Type 8am 10am 12pm 2pm 4pm 6pm Spm
1 Off-Street 202 260} 264 270 213 137 93
! On-Street 1 1 2 2 3 2 2
Off Supply 449 ' = '
Space Available 247 189 185 179 - 236 312 356
% Oceupied 57.91% 58.80%] . 60.13%
On Supply | 5
Space Available 4 4 3 3 2|
% Occupied 20.00%)  20.00% 40.00% 40.00% 60.00% 40.00% 40.00%
Total Supply | 454 . e e e e '
Space Available 251 193 188 182 238 315 359
% Occupied 44.71% 57.49% 58.59% 59.91% 47.58% 30.62% 20.93%)|
2 Off-Street 17 17 18 17 17 19 20
On-Street 5 7 8 7 6 5 4
Off Supply 283 :
* Space Available
) Yo Occupied
On Sl.\p,ply ' 24
| Space Available
% Occupied
Total Supply r 307
Space Available
% Occupied C117% 7.82% 8.47% 7.82% 7.49%| = 7.82% 7.82%
3 Off-Street 30 84 72 75 71| 13 8
: On-Street
Off Supply 81 5
Space Available 51 10] - 68
: % Occupied 37.04%| 103.70% 92.59% 87.65% 16.05%
" On Supply | 18
Space Available
% Occuopied
Total Supply |7 99
Space Available 69| 15 27 24 28 86]. 91
% Occupred " 30.30%| - 84.85% 72.73%| 75.76% 71.72% 13.13% 8.08%
4 Off-Street 97 135 173 174 1770~ 131 103
- On-Street . 0 0 0 0 0 0 0
Off Supply 457 = : :
Space Available 360 322 284 283 326 354
% Occupied 21.23% 29.54% 37.86%
OnSupply | 5 il e A
Space Available
% Occupied
Total Supply [ 457 -
- Space Available 360 322 284 283 280 326 354
% Occupied 21.23% 29.54% 37.86% 38.07% 38.73% 28.67% 22.54%
5 . Off-Street 2 4 5 5 7 1 0
On-Street )
Off Supply 26 .
Space Available
% Occupied
On Supply I 17
~ Space Available
. % Qccupied 29.41% 47.06% 58.82% 47.06% 58.82% 47.06%
Total Supply | - 43 7 e _
' Space Available 36 31 - 28 - 30 26 34 34
" % Occupied 16.28%] - 27.91% 34.88% 30.23% 39.53% 20.93% 20.93%

La Quinta F’.arki'ng Occupancy Survey.  Wednesday Results - 1/25/06
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Parking Occupancy Data - Wednesday, January 25, 2006

Block # Parking Type 8am 10am 12pm 4pm 6pm Spm
3 Off-Street’ 0 1 2 2 1 0 0
On-Street 12 18 14 17 9 5 4
Off Supply 6 o o : '
Space Available
% Occupied 16.67%) = 33.33%| - 33.33%
On Supply | - 24
Space Available 12 6 10 7 15 19 20
% Occupied 50.00% 75.00%|  58.33% 70.83% 37.50% 20.83% 16.67%
Total Supply | 30 _ = ‘ S e .
. Space Available .18 11] 14 11 20 25 26
" % Occupied 40.00% 63.33% 53.33% 63.33% 33.33% 16.67% 13.33%
7 Off-Street 39 " 59 78 70 62 60 27
. On-Street 4 8 6 9 3 )
Off Supply 146 .
Space Available 1071 87 68 76 86 119
% Occupied 26.71% 40.41%) - 53.42% 47.95% 42.47% 41.10% 18.49%
OnSupply | 17 ' = '_' s _
~ Space Available 13 9 11 8 11 14 15
_ % Occupied- 23.53% 47.06% 35.29% 52.94% 35.29% 17.65% 11.76%
Total Supply | 163 :
Space Available 120 96 79 84 95 100 134{
% Occupied ) 26.38% 41.10% 51.53% 48.47% 41.72% 38.65% 17.79%
8. Off-Street 22 491 - 86 76 85 121 66
' On-Street 19 - 36 61 52 56 64 52
Off Supply 184 z o :
Space Awvailable | 108 99 63 118}
% Occupied . 41.30% 20% 76% 35.87%
On Supply | 64 e : i
Space Available 12
% Occupied 56.25% 95.31% 81.25% 87.50%] = 100.00%
Total Supply | 248 = :
Space Available 207 163 101 120 107 63 130
% Qccupied 16.53% 34.27%| © 59.27% 51.61% 56.85% 74.60% 47.58%]
9 Off-Street 0 0 0 0 0 0 0]
_ ' On-Street 2 3 : 3 4 5 3 3
Off Supply 5 T 1
Space Available 0 0 0 0 0 0 0
% Occupied 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%|
OnSupply [ 12 e : 0 L '
Space Available 10 9 .9 8 7 .9 9
% Occupied - 16.67%|  25.00%| 25.00%| 33.33%] 41.67%| 25.00%| 25.00%
Total Supply | 12 = TR e e : :
Space Availahle 10 9] 9| - 8 7 9 9
% Occupied 16.67% 25.00% 25.00% 33.33% 41.67% 25.00% 25.00%
10 Off-Street 15 61 65 92 79 ) 8
On-Street 0 0 0 0 0 0 0
Off Supply 139
Space Available 124 78 74 47 60 136 131
% Occupied 10.79% 43.88%]| - 46.76% 66.19% 56.83% 2.16% 5.76%
On Supply | 20
Space Available
_ %o Occupied
Total Supply | 159
Space Available 144 98 94 67 80 156 151
" % Occupied 9.43% 38.36% 40.88% 57.86% 49.69% 1.89% 5.03%

La Quinta Parking Occupancy Survey

Wednesday Results - 1/25/08
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Parkihg Occupancy Data - Wednesday, Jannary 25, 2006

- Block # Parkin% Type 8am 10am 12pm . 2pm 4pm 6pm Spm
11 Off-Street 86 - 97 116 115 116 38 4
[ On-Street 0 1 0 0 0 0 0
Off Supply _ 132 :
Space Available 46 .35 16 17 16 94 128
% Qccupied 65.15% 73.48% 87.88%|, 87.12% 87.88%) -2879%]  3.03%
On Supply | 30 G : e s :
Space Available 30 29 30 30 30 . 30 30
% Occupied 0.00% 3.33% 0.00% 0.00% 0.00% 0.00% 0.00%
Total Supply | 162 e ey :
' Space Available 76 64 46 47 46 124 158
% Qccupied 53.09% 60.49%|  71.60% 70.99% 71.60% 23.46% 247%
12 Off-Street 4 7 7 7 5 2 1
On-Street 6 20 16 15 25 i5 22
Off Supply 20
+ Space Available 13 13
"~ % Occupied 35.00% 35.00%
On Supply | 132 e e
| Space Available 116 117 117
% Occupied 4.55% 15.15% 12.12% 11.36% 18.94% 11.36% 16.67%]
Total Supply | 152 o : e :
Space Available 142 125 129 130 - 122) 135 129
% Occupied 6.58% 17.76% 15.13% 14.47% 19.74% 11.18% 15.13%|
13 Off-Street 9 9 4 7 i3 2 0
. On-Street 0 -0 0 0 0 -0 0
Off Supply 29
_ Space Available
% Occupied
On Supply | 1
Space Available :
. % Occupied 0.00% 0.00% 0.00% 0.00% 0.06% 0.00% 0.00%
Total Supply | 30 e o il ' -
" Space Available 21 21 26 23 i7 28 30
% Occupied 30.00%| . 30.00% 13.33% 23.33% 43.33%] 6.67% 0.00%
14 Off-Street 8 39 45 46 34 22 . 20
, On-Street - 25 30 56 37 30 46 23
Off Supply 97
Space Available 58 52 51
% Occupied 8.25%|  40.21% 46.39% 47.42% 35.05% 22.68% 20.62%
On Supply | 60
Space Available 4
_ % Occupied 93.33%
Total Supply | 157 ik
Space Available 124 B8 56 74 8%
% Occupled 21.02% 43.95% 64.33% 52.87% 40.76% 43.31% 27.39%
15 Off-Street 0 0 3 0 2 0 0]
On-Street 11 12 13 11 2 11
Off Supply 17
Space Available : 14 15
% Occupied 0.00% 0.00%| 17.65%  11.76% 0.00% 0.00%:
On Supply | 48 : - ' ’
Space Available
% Occupied
Total Supply | 65
Space Available 54 53 49 54 61 61 54
© % Occupied 16.92% 18.46% 24.62% 16.92% 6.15% 6.15% 16.92%

La Quinta Parking Occupancy Survey  Wednesday Results - 1/25/06
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Parking Occupancy Data - Wednesday, January 25, 2006

Block # Parl':ingr Type 8am = 10am 12pm 2pm 4pm 6pm Spm .
16 - - Off-Street’ i 301 54 . 56 62 43 41 46
On-Street 4 5 6 5 6 8 9
Off Supply 199 :
Space Available : v 169 145 143 137 156 158 153
"% Occupied 15.08%)  27.14%| . 28.14%] 31.16% 21.61% 20.60% 23.12%
i © OnSuply | - 14 ' ' : . : E
Space Awvailable 9 i 9 8 6 5
: % Occupied . 35.71% 42.86% 35.71% 42.86% 57.14% 64.29%
- Total Supply | 213 S T
/ : Space Avatlable _ . 179 154] 151 146 164{ 164 158
' ' % Qccupied '15.96% 27.70% 29.11% 31.46% 23.00%|  -23.00% 25.82%
17 . Off-Street . 5 "5 4 5 12 84 114
' On-Street 0 0 0 ‘ 0 . 5} . 14 <12
OffSupply | - 152 e e =
Space Available 147 147 148) 147 140 68| 38
. % Occupied 3.29% 3.29% 2.63% 3.29% 7.89% 55.26% 75.00%
On Supply | 6
Space Available : 16 16 - 16 16 11 2 4
% Occupied 0.00% 0.00% 0.00%]| - 0.00% 31.25%|  87.50%]  75.00%
+ Total Supply { 168 : = s o T '
Space Available © 163 163 - 164 163 151 70 421
-% Occupied 2.98% 2.98% 238%| . 2.98% 10.12% 58.33% 75.00%
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Parking Occupancy Data - Saturday, January 28, 2006
- Block # Parking Type 8am 10am 12pm - 2pm 4pm 6pm 8pm
1 Off-Street 109 -163 - 181 185 164] . 141 113
S On-Street 0 0 0 2 2 2 : 2
Off Supply 449 ;
Space Available 340 286 268 264 285 308 336
% Occupied 24.28% 36.30% . A41.20% 36.53%
On Supply | 5 W
Space Available .
_ % Qccupied 0.00%]| . 0.00% 0.00% 40.00% 40.00% 40.00% 40.00%
Total Supply | 454
Space Available 345 291 273 267 288 311 339
% Occupied 24.01% 35.90%|  39.87% 41.19% 36.56% 31.50% 25.33%,
2 Off-Street 32 34 17 161 13 22 28
: ~ On-Street 2 10 10 9 10 4 4
Off Supply 283 - o
+ Space Available
‘% Occupied
On Supply | 24 77
| Space Available 20
% Occupied 8.33% 41.67% 41.67% 37.50% 41.67% 16.67% 16.67%
Total Supply | 307 ? 5
Space Available : 273 263 280 282 284 - 281 275
% Occupied 11.07% 14.33% 8.79% 8.14% 7.49% 8.47% 10.42%
3 Off-Street 0 4 7 5 RUE 0 -0
‘ On-Street 0 0 0 0 o -0 0
Off Supply 81 :
Space Available
% Occupied
OnSupply | 18
Space Available
% Occupied
Total Supply | 99 . : : _ .
Space Available 99 95 92 94 99 99 9%
% Occupied 0.00%| . 4.04% 7.07% 5.05% 0.00% 0.00% 0.00%
4 Off.Street 39 - 139 141 156 129 © 126 87
) On-Street 0 0 0 0 ¢ 0f 0
Off Supply 457 e e = '” : .
Space Available 398 318 316 301 328 331 370
% Occupied 12.91% 30.42% 30.85% 34.14% 28.23% 27.57% 19,04%|
OnSupply | 0 :
Space Available
% Occupied
Total Supply | 457
Space Available - 398 318 316 301 328 - 331} 370
% Occupied 12.91% 30.42% 30.85% 34.14% 28.25% 27.57% 19.04%
5 Off-Street - 0 3 4 1 1 0] 0
On-Street 16 3] 9 10
Off Supply 26 ; e
Space Available 22
% Occupied . . 15.38%
OnSepply | =~ 17 .
' Space Available
% Occupied
Total Supply | 43
Space Awvailable ' - 27 27 26 33 33 33 34
% Occupied 37.21% 37.21% 39.53% 23.26% 23.26% 23.26% 20.93%
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Parking Occupancy Data - Saturday, January 28, 2006

Block # Paﬂdﬂ% Type 8am 10am 12pm 2pm 4pm 6pm Spm
6 OFf-Street 0 0l . 0 0 0 0 i}
On-Street 4 4 5 5 4 3 5
Off Supply 6 ; ' : : e
Space Available
% Occupied
"On Supply I_ 24
Space Available
% Occupied
Total Supply | 30
Space Available C 2
% Occupied 13.33% 13.33% 16.67% 16.67% 13.33% 10,00% 16.67%
7 : Oif-Street 24 46 48 56 - 44 45 53
. _ On-Street 3 5 4 4 4 3 3
Off Supply 146 e . ' e i e '
Space Available 122 100 98 90 102 101 93
% Occupied 32.88% 38.36% 30.14% 30.82%
On Supply | 17
Space Available 14 12 13 13 13 14
% Oceupied 17.65%| -29.41% 23.53% 23.53% 23.53% 17.65%|  17.65%
Total Supply | 163 " e ok e e ' - 1
Space Available 136 112}, 111 103 115 115 107
% Occupied 16.56% 31.29% 31.90% 36.81% 29.45% 29.45% 34.36%
g - Off-Street 8 44] 53 72 68| 106 111
On-Street 10 38 52 47 55 66 62
Off Supply 184 : : ; :
Space Available 176 140 131 112 116 78 73
% Occupied 4.35% 23.91% 28.80%] 39.13% 36.96% 57.61% 60.33%
On Supply r 64 =
Space Available 54 26 12 17 9 -2 : 2
% Occupied 15.63% 59.38% 81.25% 73.44% 85.94%} 103.13% 96.88%|
Total Supply I 248 7 e 1 T ] .
Space Available 230 166 143 129 125 76 75
% Occupied 7.26% 33.06% 42.34% 47.98% 49.60% 69.35% 69.76%|
9 Off-Street 0 -0 0 - 0 0 0 ol
: Qn-Street '
Off Supply 0
Space Available
% Occupied
On Supply | 12
Space Available . 4 _
% Occupied 16.67% 25,00% 50.00% 66.67% 58.33% 66.67%|  116.67%
Total Supply | 12 :
Space Available 10} . 9 6 4 51 4 -2,
% Occupied 16.67% 25.00% 50.00% 66.67% 58.33% 66.67%] 116.67%| .
10 " Off-Street 2 14 40 5 1 2 1
On-Street 0 0 0 0| 0
Off Supply 139
Space Available 125 99
% Occupied 1.44% 10.07% 28.78%| = . 3.60% - 0.72% 1.44% 0.72%)
On Supply { 20 e = e '
Space Available 20 20 20 20 20 20 20
% Occupied - 0.00% 0.00%
Total Supply [ 159 : o
Space Available 157 145 119
" % Occupied - 1.26%| . 8.81% 25.16% 3.14% 0.63% 1.26% 0.63%
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Parking Occupancy Data - Saturday, January 28, 2006

" Block # Patking Type 8am 10am 12pm 2pm 4pm 6pm Spm
11 Off-Street 7 8 ' 7 4 9 4 4
b On-Street
Off Supply 132
Space Available
. % Occupied
On Supply I_ 30
Space Available
% Occupied
Total Supply | 162
Space Available 155 154 155 158 153 158 158
% Occupied 4.32% 4.94% 4.32% 247% 5.56% 247% 2.47%|
12 Off Street 1 4 4 5 1 1 0
_ On-Street 12 19 24 35 36 38 39
Off Supply 20
' * Space Available 16 16 - 15
% Occupied 20.00% 20.00% 25.00%
On Sl.‘pply | 132 e
| Space Available 113 108 97
% Occupied 9.09% 14.39% 18.18% 26.52% 27.27% 28.79%) . 29.55%
Total Supply | 152 T : o ;
- Space Available 139 © 129 124 112 . 115 113 113
' % QOccupied 8.55% 15.13% 18.42% 26.32% 24.34% 25.66% 25.66%
13 _ Off-Street 2 5 6] 6 1 5 1
- On-Street 0 0 0 -0
Off Supply 29
Space Available 24 23 23 24 .
% Qccupied 6.90% 17.24% 20.69% 20.69% 3.45% 17.24% 3.45%
OnSupply [ 1 e - e
Space Available. 1 1 1 _ 1 1 1 1
. % Occupied 0.00% 0.00% 0.00%
TotalSupply { 30 = : _ -
Space Available 28 25 24 24 29 25 29
% Occupied 6.67%| - 16.67% 20.00% 20.00% 3.33% 16.67% 3.33%
14 Off-Street 13| 22 24 17 9 22 25
' On-Street 19 18 31 19 43 31
Off Supply 97
Space Available 75 73 80 75
% QOccupied 13.40% 22.68% 24.74% 17.53% 9.28% 22.68% 25.77%
On Supply | = et s e _ : = 5
Space Available 44 41 42 29 A1) 17 29
% Occupied 26.67% 31.67% 30.00%| 51.67% 31.67% 71.67% 51.67%
Total Supply | 157 e e o : :
Space Available 128 116 115 109 129 101
% Occupied 18.47% 26.11% 26.75% 30.57% 17.83% 35.67%
15 Off-Street 0 2 3 0 0 )
. . On-Street 0 0 0 0 0 11
Off Supply 17 L
Space Available 17 15 14 17 17 17 17
% Occupied 0.00% 11.76% 17.65% 0.00% 0.00% 0.00% 0.00%|
OnSupply: [ 48
Space Available
: % Otccupied
Total Supply | 65
' Space Available
% Occupied 0.00% 3.08% 4.62% 0.00% 0.00% 9.23% 16.92%
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Parking Occupancy Data - Saturday, January 28, 2006

2pm

:

La. Quinta Parking Occupancy Survey Saturday Resuits - 1/28/06

Block # Parking Type 8am 10am 12pm 4pm 8pm
16 Off-Street — 10 2] 2 37 17 50 84
On-Street 0 0 0 1 1 7 7
Off Supply 199 : : o :
' Space Available 189 171 172
% Occupied 503%|  14.07%| . 13.57%]|
OnSupply | 14
Space Available
% Occupied 50.00%
Total Supply | 213
' Space Available . 203 185 186 175 195 156 122
% Occupied 4.69% 13.15% 12.68% 17.84% 8.45% 26.76% 42.72%
17 Off-Street 6 G [ 10 21 95 152
: o On-Street 0 0 0 4 14
Off Supply - -~ 152 _ _ e . i
’ Space Available 146 146 146 142 131 57 of.
% QOccupied 13.82%] - 62.50%
On Supply | 16
Space Available 16 16 16 16 12 2 1
% Occupied. 0.00% -0.00% 0.00% 0.00%] - 25.00% 87.50% 93.75%|
 Total Supply [ 168
Space Available 162 162 162 158 143 591 1
% Occupied 3.57% 3.57% 3.57% 5.95% 14.88% 64.88%|  99.40%
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Recommended Parking Resource Library

The following is 2 basic blbhography of good parking texts that can increase your staff’s knowledge
of the parkmg mdustry

i

v,

Parking 101, A Parking Primer Intemaﬂonal Parking Institute, Fredericksbuzrg, VA,

- 2002.

- Parking 102, Parking Management ~ The Next Level — International Pa_tking Institute
Fredericksburg, VA, 2004. . ' '

Parking - Robert A. Weant and Herbert S. Levinson, Copyright - Eno Foundation for

“Transportation, Washington, DC, 1990.

Parking Structures, PIanning Desi'gg , Construction, Maintenance and Repair — Anthony

~ Chrest, et al., Kluwer Academic Publishers Third Edition, Boston, MA, 2001.

The Dimensions of Parking Fourth Edition - Various Authors Copyright — The Urban |
Land Institute and National Parking Association, Washington, DC, 2000.

Parking Generation — Second Fdition Institute of Transportation Engineers,
Washington, DC, 1987, ITE Publication No. IR-034A.

The Parking Handbook for Small Communities - National Trust for Historic
Preservation / Institute of Transportation Engineers, Washington, DC, 1994

Shared Parking - Second Edition —'Sfudy coordinated by the ULI, Copyright — The
Usban Land Institute, Mary S. Smith, Washington, DC, 2005 .

L1ghtmg for Parking Facilities — Second Edition— [Muminating Engineering Soc1ety of
North America, New York, NY, 1998, Publication No. RP-20-98 -

Recommended Gmdehnes for Parking Geometrics — Parking Consultants Council,
National Parking Association, Publication No 8002-89, 1989 (Currently being updated)

mglemenhng Effective Travel Demand Management Measutes — A Series on TDM
InSUtute of Transportation Engmeers ITE Publication No. 297, Washington, DC, 1993 .

Architectural Graphic Standards — Amen;an Institute of Architects Wiley, John & Sons -
Incorporated, 2000, ISBN: 0471382876

The High Cost of Free Parking — Dona.ld Shoup, American Plannmg Assocmuon '
Planners Press, Chxcago ISBN: 1-884829-98-8, 2005 : .

Economic Development in Local Government — Roger L. Kemp, McFarland and

Company Publishers, Jefferson, NC, ISBN: 0-7864-0095-1, 1995.
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