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_ _ _ 0
From: Eric Lopez, Director of Public Works "~
For: Mayor and Members of the City Council

Subject: Alamitos Beach Parking Lot - Parking and Mobility Options Study

On August 10, 2021, the City Council requested the City Manager work with the Public Works
Department to prepare a report examining the costs and feasibility of expanding the Alamitos
Beach parking lot and increasing parking availability on Shoreline Drive and surrounding areas.

Background

The Alamitos Beach parking lot, located at 802 E. Ocean Boulevard, offers 146 public
parking spaces. The primary users include residents with annual permits for overnight
parking issued by the City of Long Beach (City) parking operator and tourists visiting Long
Beach. The parking lot resides on public tidelands, partially within the Coastal Zone under
the State's permit jurisdiction and the appealable area of the City's permit jurisdiction.

To prepare the report, Staff engaged Walker Parking Consultants (Walker), a firm with
experience in parking planning, design analysis, and studies for Coastal Zones across multiple
cities in California. This memorandum summarizes Walker’s findings and recommendations as
detailed in the attached parking study (Attachment A).

Study

The parking and mobility options study (Study) aimed to evaluate the feasibility of enhancing
mobility options and amenities for alternative transportation modes to access Alamitos Beach
and identify opportunities to improve the public parking capacity near the beach. Walker
conducted a site visit in January 2022 and analyzed thirteen (13) months of paid occupancy
data provided by the City to comprehend parking utilization patterns at the Alamitos Beach
parking lot.

Based on observations, occupancy data review, benchmarking, preliminary layouts, and
additional analysis, Walker recommends that the City consider the following options to increase
multi-modal access and parking supply at Alamitos Beach:

e Shoreline Drive Complete Streets redesign and addition of on-street parking: Reducing
Shoreline Drive to a 4-lane road between Queens Way and East Ocean Boulevard
would standardize the roadway’s cross-section allowing for expanded on-street parking
equal to or greater than the up to 134 net space gain in a potential parking structure at
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the Alamitos Beach parking lot. This change would still accommodate the Long Beach
Grand Prix.

e Add a BikeShare station to the new concession area or in the Alamitos Beach Parking
Lot: This option would provide more convenient BikeShare access and encourage
cycling to Alamitos Beach from other areas of the city.

e Add an E-scooter drop zone to the new concession area or in the Alamitos Beach
Parking Lot: Designating an e-scooter parking zone would reduce instances of scooters
left blocking sidewalks or scattered throughout the parking lot.

e Add day-use storage lockers to the new concession area or in the Alamitos Beach
Parking Lot: This unique regional amenity would promote alternative transportation
modes to the beach.

e Add an electric bike charging station to the new concession area or in the Alamitos
Beach Parking Lot: Although more costly and less effective at promoting alternative
transportation than other options, this unique amenity would enhance Alamitos Beach.

e Explore shared parking opportunities and new parking options as new development
occurs in the area: As new development occurs within walking distance to Alamitos
Beach and Marina Green, such as changes or redevelopment to the Long Beach
Convention Center across Shoreline Drive, the City could explore options for shared
and flexible parking opportunities.

Conversion of the existing surface lot into a multistory parking garage presents significant
challenges. These include but are not limited to engineering complications, circulation
limitations, potential geotechnical enhancements, and regulatory and coastal permitting issues.
Collectively, these factors all contribute to increased construction costs.

Walker assessed the feasibility of constructing a two-story parking structure at the current site.
The proposed structure could potentially net an additional 73 or 134 new parking spaces,
contingent upon the design option that is ultimately chosen. It should be noted, however, that
each design approach carries its own unique set of limitations.

The attached report presents the resulting net parking gains and construction costs in Table 1:
Parking Structure Space Counts ROM Construction Cost and Efficiency. Additionally, the
engineering and construction limitations are summarized below.

e Option 1 Design Challenges: Option 1 considers a development concept confined within
the existing parcel's limits, which could potentially net an additional 73 new parking
spaces. However, without expanding the footprint of the parking garage into the bluff
area near Beach Access Road, the resulting design would present limited circulation
within the garage. This could create traffic and congestion issues outside the garage
area, as motorists must exit the garage to navigate between different floors.

e Option 2 Design Challenges: Option 2 could add 134 new parking spaces but requires
expansion beyond the existing parcel into the slope area by Beach Access Road. The
expansion is necessary to 2-way internal dual-ramps to allow for proper circulation
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between the ground level and second levels of the garage. While most efficient for traffic
circulation, this design would cost up to $8.8M for construction (refer to Table 1). Option
2 would have an overall greater construction cost, despite having a lower construction
cost per new stall.

e Soil strengthening and geotechnical improvements — based on the geotechnical
conditions at Alamitos Beach, it is anticipated that any multi-level garage structure would
require soil strengthening to accommodate the concrete garage structure and vehicle
loads. Based on preliminary estimates, it is anticipated that soil strengthening initiatives
would increase costs by approximately $5,000 per stall.

e Regulatory requirements — the work is subject to regulatory permits, approvals, and
environmental review by the California Coastal Commission to ensure work is consistent
with the California Coastal Act. Additional requirements may be placed on the project
that could increase the overall costs and lengthen the project delivery process.

e High construction costs — constructing an additional 73 or 143 spaces is projected to
range between $6 million and $8.8 million, based on private sector cost models excluding
professional services. Option 1's anticipated costs are approximately $82,000 to
$104,000 per additional net parking space, and Option 2 would be $48,000 to $61,000
per additional net parking space. While the per parking space cost is lower in Option 2,
the overall construction cost would be higher given the expansion outside the current
parcel.

Walker’s construction costs are presented utilizing private-sector cost models. Importantly, as
noted in the attached report, construction undertaken by the City of Long Beach must
incorporate State-mandated prevailing wage rates and the City’s Project Labor Agreement
(PLA), which can contribute to higher construction costs. Furthermore, costs for other essential
project delivery components such as planning, environmental review, regulatory permitting,
design/engineering, and inspections have been excluded from the provided costs. Factoring in
necessary professional service needs and State/local public works requirements, the projected
costs could increase by 30-35%. Consequently, the total project costs could vary between $7.8
million and $11.8 million, depending on the selected design option.

To summarize, Walker's analysis determined that building a parking structure would face
several challenges, including high costs of funding vertical parking garages, technical and
construction limitations, and uncertainty associated with regulatory permitting.

Next Steps

Outlined below are the actions required to implement the recommended strategies, to enhance
multi-modal access and public parking capacity near Alamitos Beach:

e The FY 23— 27 Measure A Infrastructure Investment Plan allocates $600,000 for Public
Works Traffic Engineering staff to implement a Shoreline Drive complete streets design
diet to bolster public parking availability over the next year.

e By September 30, 2024, the Public Works Mobility Programs staff will devise an
implementation plan for introducing an E-scooter parking zone and BikeShare hub at or
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near the Alamitos Beach parking lot.

e Investigate the feasibility and potential costs of integrating electric bike charging
stations into the new concession area or the Alamitos Beach Parking Lot.

e Maintain a collaborative approach with stakeholders to identify shared parking
opportunities and novel parking options as new developments arise in the area.

e Continue promoting the use of the LB Circuit free electric shuttle launched in the
Downtown-Alamitos Beach service area on November 10, 2022. Funded by the
Recovery Act, this shuttle program offers free, on-demand rides through a mobile app
within the service area, including the Alamitos Beach parking lot. The initiative aims to
support mobility programs for economic recovery, encourage non-automotive
transportation modes for trips under three miles, and mitigate parking impacts.

If you have any questions regarding this matter, please contact Eric Lopez at
Eric.Lopez@longbeach.gov or by phone at (562) 570-5690.

ATTACHMENT

cc: DAWwWN McINTOSH, CITY ATTORNEY
DoucGLAS P. HAUBERT, CITY PROSECUTOR
LAURA L. Doup, CiTY AUDITOR
APRIL WALKER, ASSISTANT CITY MANAGER
TERESA CHANDLER, DEPUTY CITY MANAGER
GRACE YOON, DEPUTY CITY MANAGER
TYLER BONANNO-CURLEY, ADMINISTRATIVE DEPUTY CITY MANAGER
KEVIN LEE, CHIEF PuBLIC AFFAIRS OFFICER
MONIQUE DE LA GARZA, CITY CLERK (FILE #21-0769)
DEPARTMENT HEADS
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Executive Summary

The City of Long Beach has engaged Walker Consultants to study the feasibility of increasing mobility options and
the use of alternative means of transportation to access Alamitos Beach by providing additional amenities
targeting these modes, as well as potential means of increasing the public parking capacity in the vicinity of
Alamitos Beach.

Overview of Findings

Existing Conditions/Parking Utilization

Walker staff visited Alamitos Beach in January 2022 to observe existing conditions and reviewed 13 months of
paid occupancy data from the Alamitos Beach and Marina Green parking lots to understand patterns of
parking utilization in the Alamitos Beach parking lot area.

e Julyis the peak month of parking utilization for both
weekends and weekdays.

e Paid occupancy on weekends in July was over 100% Paid ,OGI’/(//’)g occupancy
from noon into the early evening. exceeds 100% on weekend

e Peak paid occupancy on weekends from April .
through August was over 100% for at least one hour afternoons in the summer, but

of the day. never on weekdays.
e Paid parking occupancy on weekdays did not
approach capacity at any time.
e Qutside of spring/summer weekends, the revenue potential from the additional parking spaces a parking
structure would provide is low.

Alamitos Beach is served by Long Beach Transit Bus Routes 21-23 and 121, and patrons were observed arriving via
bicycle and e-scooters in addition to motor vehicles. A new concession stand with enhanced amenities is currently
under construction adjacent to the parking area.

Vehicular access to Alamitos Beach is from Shoreline Drive, a six-lane expressway that currently carries the
volumes of a 4-lane collector. Shoreline Drive forms a portion of the racetrack for the Long Beach Grand Prix.

Building a parking structure at Alamitos Beach would be challenging and should be considered only as a last
resort, and even then, would likely be cost prohibitive. Challenges include the high cost of funding vertical parking
garages (cost per space), technical and construction feasibility in a sandy environment, regulatory approvals, and
coastal permitting.
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Options

Based on Walkers fieldwork, review of occupancy data, benchmarking, preliminary layout, and analysis, we
recommend the City consider the following options for increasing multi-modal access and the parking supply at
Alamitos Beach.

1. Shoreline Drive road diet and addition of on-street parking

Reducing Shoreline Drive to a 4-lane road between Queens Way and East Ocean Boulevard would
standardize the roadway’s cross-section, allow for the addition of on-street parking of a similar or greater
guantity than the net space gain in a potential parking structure on the Alamitos Beach parking lot, awhile
maintaining the ability to host the Long Beach Grand Prix.

2. Add a Bikeshare station to the new concession area or in the Alamitos Beach
Lot

This option would close a gap in the Bikeshare system and promote bicycling to Alamitos Beach from
other areas of the City.

3. Add an E-scooter drop zone to the new concession area or in the Alamitos
Beach Lot

Creation of a designated e-scooter parking zone would reduce incidences of scooters being left blocking
sidewalks or strewn in the parking lot.

4. Add day use storage lockers to the new concession area or in the Alamitos
Beach Lot

This amenity would be unique to Alamitos Beach in the region and encourage alternate modes of
transportation to the beach.

5. Add an electric bike charging station to the new concession area or in the
Alamitos Beach Lot

This amenity is lower priority as it is more costly and less effective at promoting alternative means of
transportation as options 2-4 but would be a unique amenity to Alamitos Beach.

6. Explore shared parking opportunities and new parking options as new
development occurs in the area

As new development occurs within walking distance to Alamitos Beach and Marina Green, such as
changes or redevelopment to the Long Beach Convention Center across Shoreline Drive, the City could
explore options for shared and flexible parking opportunities.

WALKER CONSULTANTS | 3
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Existing Conditions & Analysis

Walker staff visited the Alamitos Beach parking lot area on a weekday and Saturday in January 2022. Due to the
season, parking demand and activity were low, and the snack bar area was, and remains, under construction.

Both the Alamitos Beach Lot and the Marina Green (Sea Star Plaza Lot) to the southwest utilize pay by space
systems for parking payments. To gain a better understanding of parking demand levels at Alamitos Beach, and
its seasonal variation, Walker received paid occupancy reports for both parking lots from November 2020 through
November 2021.

Existing Parking Demand

Parking demand at Alamitos beach and Marina Green is highly seasonally in nature and concentrated on
weekends when demand for access to the Coast is at its highest. Figures 1 through 3 show average peak paid
occupancy by month for Saturdays, Sundays and weekdays (Monday-Thursday). Since the data is showing paid
occupancy, occupancy can be over 100% as patrons in these lots pay for the amount of time they think they will
need, and generally overestimate the amount of time they will stay in order to avoid a citation if they overstay
their paid time.

Figure 1. Saturday Peak Paid Occupancy by Month
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