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INTRODUCTION

The motivation for this study was to understand how current parking supplies are utilized within the
Downtown area to evaluate the impacts of projected future developments and inform a potential
expansion of the fee-in-lieu boundary. To fully understand the parking behaviors unique to the Downtown
San Luis Obispo area, data was collected in October 2017 on a typical weekday and weekend. Figure 1
depicts the area that is the focus of this study.

Figure 1. Study Area Map
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EXISTING CONDITIONS

The study area provides a total of approximately 6,724 on-street and off-street parking spaces, of which
56% are publicly accessible. Figure 2 summarizes the parking supply by type for Downtown San Luis
Obispo.

Figure 2. Existing Parking Supply
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The owerall parking utilization within the study area was observed to peak from approximately 1:00 PM to
3:00 PM on during the weekday collection period. However, different facilities and areas of the parking
system peaked at various times throughout the day due to the differences in how and when those
facilities are used. During this peak period, the overall parking system experienced an average
occupancy of 60.1% (including both public and private facilities), representing a demand of approximately
4,042 parking stalls. Table 1 demonstrates how this demand is distributed throughout the study area
based on the type of parking supply.

Table 1. Existing Parking Supply and Utilization by Facility Type, Weekday Peak (1:00 — 3:00 PM)

Facility Type Supply  Observed Demand Occupancy Surplus (Deficit)

On-Street 2,425 1,484 62.2% 941
Off-Street, Public 1,332 896 67.3% 436
Off-Street, Private 2,967 1,659 55.9% 1,308
Study Area 6,724 4,039 60.1% 2,685

A parking system is considered at Effective Capacity when it is 85% occupied during the peak
time of day. When occupancies reach 85%, it becomes difficult to find the remaining open
parking spaces. At this level occupancy, those looking for parking will have to “hunt” to find
available spaces, which adds to traffic congestion, greenhouse gas emissions, and general
frustration at the lack of readily available parking.

San Luis Obispo | Downtown Parking Study
March2019 | Version 1



With an average occupancy of 60.1% during the peak hour, the system is generally considered
underutilized. However, several facilities do experience high parking demands during this period. As
shown in Figure 3, on-street parking along Higuera Street and March Street, as well as 11 private off-
street facilities and the public garage at the intersection of Palm Street and Morro, are were all obs enved
to operate abowe effective capacity during the 1:00 PMto 3:00 PM collection period.

Figure 3. Existing Parking Utilization Map
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While the owerall peak was observed during the 1:00 PM to 3:00 PM collection period, when analyzed
alone, on-street parking peaked slightly earlier during the 11:00 AM to 1:00 PM collection period, as did
private off-street parking. Figure 4 shows observed parking utilization by type of facility for each collection
period on the peak day.

Figure 4. Existing Parking Utilization by Hour and Facility Type
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FUTURE PARKING CONDITIONS

The City of San Luis Obispo partnered with Kimley-Horn and Associates to analyze future parking trends
in demand, parking inventory, utilization, development, and future parking demands. Kimley-Horn and
Associates utilized Park+, their proprietary parking planning software, to conduct this analysis.

Park+ is an interactive parking scenario planning model, integrated with ArcGIS, that can evaluate
existing parking supply and demands, identify and test new development parking facilities, and apply
parking management strategies. The Park+ model enables users to analyze the impacts of parking
demand from many different scenarios including study area changes such as construction of new
buildings and the increased use of alternative transportation.

This section presents a summary of the Park+ modeling that was used to identify future parking demand
projections, including the assumptions used and analysis results. The scenario presented below
represents development potential within the study area and the associated parking impacts on supply and
demand. It was developed based both on data provided by City staff and on data collected in the field,
including:
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e Land Use information — provided by City staff, representing type of land use and its intensity (e.qg.
5,000 square feet restaurant or 50-unit condominium).

e Parking information — parking data was collected in the field and consists of parking capacity, user
type, and occupancy for peak hours and non-peaks conditions.

e Scenario information —including Traffic Analysis Zone (TAZ) 2035 data and anticipated parking
supply changes, provided by the City. Net changes for the study area are summarized in the table
below.

Table 2. Summary of 2035 TAZ Updates to Land Use Intensities

TAZ Category Net Changein Intensity

Multifamily Housing - 279 dwelling units
Motel + 172 rooms
Office + 1,414 square feet
Parks & Recreation + 8.7 acres
Religious + 20,847 square feet
Service + 362,590 square feet
Single Family Housing + 482 dwelling units*
Retail + 87,049 square feet
Industrial + 23,728 square feet
School - 30,813 square feet
Parking + 1,000 parking stalls
* SFH unitswere assumed to provide forand absorb their own parking
demands

Updates were entered at the block level by land use type, as applicable. Based on the developments and
land use changes anticipated in the TAZ, the model projected a net increase of 2,382 additional spaces of
parking demand within the study area. Although there is an existing surplus of 2,685 spaces (as
discussed in the previous ‘Existing Conditions’ section), these spaces are not located in facilities within a
comfortable walking distance of demand generating land uses. Furthermore, the majority of these spaces
are privately owned spaces reserved for the patrons of specific land uses. Even with the inclusion of
1,000 additional public spaces in two anticipated parking structures, there is an estimated 764 spaces of
latent demand within the study area. As shownin Table 3, all public off-street parking supplies are fully
utilized and 87% of the on-street parking is at or abowe effective capacity.
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Table 3. 2035 Projected Parking Supply and Utilization by Facility Type, Weekday Peak

Facility Type Supply  Observed Demand Occupancy  Surplus (Deficit)
On-Street 2,425 . 2,191 90.4% . 234
Off-Street, Public 2,332 2,332 100.0% 0
Off-Street, Private 2,967 1,898 64.0% 1,069
Study Area 7,724 6,421 83.1% 1,303

While there is remaining available parking supply projected within the system, these spaces are either
located more than a comfortable walking distance (a quarter mile or approximately 1,320 feet) from land
uses with latent, or unmet, parking demands, or it is allocated for private use to a specific building. Table
4 summarizes the blocks, as identified by their TAZ identification number, that are anticipated to be
impacted by parking shortages based on the full buildout as provided in the 2035 TAZ projections. As
shown in Figure 5, these blocks (highlighted blue) are clustered in the northeast and eastern portion of

the study area.

Table 4. Latent Demand by TAZ Block per Land Use Category, Weekday Peak

TAZ ID Retail Office Multifémily Service Light. Total
Housing Industrial

17 4 2 3 43 52
25 19 13 44 76
408 18 2 20
409 6 6
413 4 5 9
417 3 3
418 6 6
421 4 4
422 360 360
425 43 44 87
426 84 84
429 4 5 2 11
467 27 34
502 8 2 2 12
Total 33 97 45 580 2 764
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Figure 5. 2035 Projected Parking Utilization and Latent Demand Map, Weekday Peak
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In order to meet the projected parking demands within the system, estimated at 7,187 vehicles, an
additional supply of approximately 764 spaces is necessary, 899 spaces to operate at effective capacity.
Based on the existing allocation of parking and a walking tolerance of 1,320 feet, locating these spaces
within Blocks TAZ 408 and TAZ 25 is recommended, as shown in Figure 6. It should be noted; 1,000
additional spaces of future supply have been added to the model with 500 spaces added to TAZ 407
(block adjacent to TAZ 408 to the south), as well as to TAZ 428 (northeast corner of study area), within
the model prior to these projections. This indicates this is an area of existing or anticipated considerable
future development that should be monitored closely for changes in parking supplies and behaviors.

This model, howewver, does not include any additional parking supplies that may accompany the build out
of private properties. Based on Chapter 17.72 of the City’s Zoning Regulations and Downtown Parking
Reduction allowances, approximately 673 net parking spaces may be required to support the
dewvelopment anticipated in the 2035 TAZ projections. Assuming no additional reduction allowances are
extended based on participation in a parking district that provides parking spaces through a fee or
assessment program or City approved fee-in-lieu program, a deficit of approximately 93 parking spaces
are anticipated at full build out. Table 5 provides a summary of the anticipated parking demand impacts of
the net changes in land use as prescribed by the 2035 TAZ projections.

Table 5. Summary of 2035 TAZ Updates Estimated Parking Supply Impacts

TAZ Category Net Changein Intensity Estimated Parking Supply Impact
Multifamily Housing - 279 dwelling units - 168 spaces
Motel + 172 rooms + 86 spaces
Office + 1,414 square feet + 5 spaces
Parks & Recreation + 8.7 acres + 3 spaces
Religious + 20,847 square feet + 11 spaces
Service + 362,590 square feet + 605 spaces
Single Family Housing + 482 dwelling units* Not Applicable
Retail + 87,049 square feet + 175 spaces
Industrial + 23,728 square feet + 24 spaces
School - 30,813 square feet - 68 spaces
Public Parking + 1,000 parking stalls Not Applicable

As shown in Table 3, private parking supplies throughout the study area are projected to remain highly
underutilized at a collective 64% occupied. These facilities provide an opportunity to incentivize owners of
existing private parking supplies to accommodate public parking demands. Facilities with complimentary
peak demand periods are ideal for shared parking opportunities. For instance, offices and religious
congregation centers typically experience opposing parking demands, as well as performance art
theaters and medical providers. Exploring these possibilities should be addressed on a site-specific
occurrence, howewer, with consideration for parking patrons of both land uses for potential overlaps in
demand and overflow impacts to surrounding facilities.
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Figure 6. Proposed Parking Supply Addition Locations
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CONCLUSION

The Downtown San Luis Obispo parking system is currently operating acceptably at approximately 60%
utilized during peak obserned weekday conditions. Although hotspats of high parking utilization do occur
within the system, such as on-street facilities along Higuera Street and Marsh Streets, among other
locations, existing publicly accessible parking supplies are located within a reasonable walking distance
of all locations.

Future developments, based on the 2035 Traffic Analysis Zone data, are projected to stress the parking
system. With the inclusion of 1,000 publicly accessible parking spaces added to the system, a deficit of
approximately 764 spaces is estimated. Unmet parking demands are anticipated to have the greatest
impact the northeastern and eastern portions of the study area. Additional parking supplies or
transportation demand management strategies should be considered along with any future
dewvelopments, as well as consideration for incentivizing shared use of private parking supplies that are
consistently underutilized or facilitating shared parking agreements among specific, complementary land
uses.
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