

Ventura County Regional Watershed Plan

Chapter 9 – Parking and Loading

Overview

The literature on parking, and its impact on the built and natural environments, has grown substantially over the past decade. Parking and the policies that affect it have enormous impacts on the form and function of the built environment. One study suggests that parking policies are in large part responsible for the differing urban forms of Los Angeles and San Francisco. 

The connection to water is clear – parking makes up an enormous proportion of connected, impervious cover in a community. Likewise, excess parking tends to feed into a larger development cycle related to auto travel. Where the automobile is the dominant or sole means of travel, the pressure to supply abundant parking increases. As parking lot size increases, so does the overall development footprint, decreasing the potential for walkability. 

Like streets, there are two watershed-related aspects to parking impacts: 1) the overall design, and 2) the materials used. Both are important since even “green“ parking can have detrimental effects on a watershed. In addition, since road standards require Portland cement or asphalt driveways and roads, oversupply of parking leads to increased imperviousness for access to it. 

Several zoning parameters determine the overall parking footprint. 

Minimum numbers of parking spaces –Parking standards are typically estimated using the Institute for Transportation Engineers “Parking Generation” manual. This manual is under criticism for overstating the number of spaces needed, since the data sets are small and often collected in auto-only locales. The formulas used to determine the amount of parking required for a project are typically based on project size and establish a minimum number spaces, which means a developer can opt to provide more spaces, but not fewer (though some cities are instituting parking maxima as an upper bound).

Minimum parking space size – Minimum parking space footprints are typically 20 feet by 8 feet to 20 feet by 10 feet (or an equivalent area for angled parking). Compact spaces are a little smaller. The maximum amount of space a municipal code allows for compact spaces varies, from  15 to 30 % of the parking lot. . 

Rounding up – Most codes require that any fractional computations be rounded up to the next whole number. In some instances, cities allow “rounding down” if the fraction is less than 0.5.

Shared use of parking spaces – There are two types of parking in this category: joint use and shared use. Some codes specify when joint and shared use is allowed, though most codes require the same number of spaces as if sharing were not undertaken. 

Parking spaces and redevelopment – Most codes require that significant redevelopment and some remodeling bring parking “up to code.” Where the original development was built under smaller standards, the new requirements may leave less room for economic or residential activity. The increased requirement in code is typically insensitive to whether the additional spaces are needed or may have the effect of stifling redevelopment.

Prohibition of parking in required setbacks – Within the bulk regulations, a code will indicate whether parking is allowed in required setbacks. Prohibitions on parking in setbacks will inflate the size of the parcel needed.

Disincentives to lower parking ratios – Provision of parking is generally subsumed into construction and operation budgets, which suppress price signals. In addition, there are usually no incentives to study over-parking, and thus no feedback loop to better manage the built environment. Finally, many financiers of development projects require over-supply of parking as a perceived cushion of risk.

Location of parking on lots – Codes and retail operations work together to place almost all parking in the front of buildings. This draws retail away from the sidewalk.

Circulation within parking lots – Codes present several requirements related to circulation and loading. In short, codes tend to require that any activity related to the site’s operation be handled completely within the site. This serves to enlarge the size of a parcel, for example, to accommodate room for maneuvering. In older downtowns, alleys were used, or deliveries were allowed from the street. 

Parking for recreational vehicles – Parking for recreational vehicles (RVs) are often contained twice in codes: once in parking requirements, and a second time within allowable uses since RV parking and storage is a growing commercial business. RV parking spaces can be quite large: up to 400 x 10 feet [is this correct? a car space is 20 x 8] plus room for maneuvering. 

The result of these policies (and others) is that parking has become one of the most visible aspects of the developed landscape. How one views this result depends on one’s perspective. From the watershed or livable community standpoint, parking is ubiquitous, there is too much, and it is a stain on our communities and environment. However, if you ask tenants or property managers for commercial shopping centers, they will tell you that they need more parking, not less. A more nuanced perspective suggests that both observations are true. Many areas suffer from a parking imbalance – too much in some areas and not enough in others. Moreover, excess parking is not simply the result of parking policies, but of other aspects of modern conventional codes and land planning that drive auto-oriented design. 

To date, stormwater management efforts have focused less on parking efficiency to reduce the overall footprint, and more on mitigating the impacts of parking lots through alternative materials and landscaping requirements. A comprehensive approach will require both, which will require planners to review and revise codes around: 

Reducing the overall parking footprint – how parking provision is handled in the planning process; the efficiency of the parking footprint; whether code language allows or streamlines provision of fewer spaces or shared/joint spaces and; how/whether structured parking is treated to supply demand. 

Using alternative paving materials and methods – whether alternative materials can be used; whether/how overflow parking is handled.
Reducing the Overall Footprint of Parking within Zoning Codes

Planning for Parking 
Greater attention to the relationship between parking needs to the function and form of a district have spurred interest in parking studies and plans looking at topics such as pricing, shared or joint parking, demand management, and other issues. This interest is beginning to cross over into the world of stormwater management.

One of the most successful strategies in reducing the footprint of parking occurs with the coordination of parking at the supra-site level. The City of Ventura has a parking overlay zone to orchestrate and maximize use of existing parking, public parking and on-street parking. In most cases, planning for more strategic, functional and efficient parking needs to take place along with a more general assessment of existing parking requirements for different types of development. 
Parking Requirements for Commercial and Residential Areas 

Because minimum parking standards are seen as engines of excess impervious cover, the code review focused on several aspects of parking supply for various uses. In particular, the code review compared parking requirements across jurisdictions and their role in the built environment. The following table includes some examples. 

	City 
	Sample Parking Residential
	General Parking Commercial
	Notes

	Camarillo
	Residential  (SFH and duplex) = 2 enclosed spaces per AND space for RV.

Residential (TH and cluster) = 2 enclosed/ unit; 1 RV space/ 5 units; 1 guest space/ 5 units

Residential (multi-several buildings) = 

Single/ Eff – 1.5/unit

1 BR – 1.5/unit

2 BR – 2/unit

3 BR – 2.5/unit 

AND - 1 RV space/ 5 units; 1 guest space/ 5 units


	Retail = one space/ 250 square feet

Office = one space/ 400 square feet (gross)


	Residential Senior Housing = 1 space / unit

City may increase by 50% or adjust downward. Land must be banked for future parking in case of conversion.

Camarillo allows for increased surface coverage for commercial buildings if underground or tuck-under parking is provided.

Special parking rules apply to the “Camarillo Old Town” District.

	Fillmore
	Residential (SFH) = 2 spaces within a garage

Duplex = 2 spaces (garage); 1 guest space (uncovered) per 3 units

“Granny flat” = 2 covered/carport spaces for > 800 ft2

	Retail/Service/Commercial 

1 space/ 250 ft2 gfa 

Office = 1 space/ 300 ft2 gfa

Shopping Centers (CH)

10,000-30,000 = 1/225 ft2 gfa

30,000-50,000 = 1/200 ft2 gfa

> 50,000 = 1/175 ft2 gfa


	There are special rules for CBD. 


	Moorpark
	SFH and Duplex 

(R-1 and R-2) = 

2 garage spaces for du ≤ 2,800 sq. ft.

3 garage spaces for du > 2,800 sq. ft.


	Retail & Office – 1/ 300 ft2 

Shopping Centers > 25,000 – 1/ 250 ft2)


	Senior housing

0.5 spaces per unit (0.25 spaces shall be in a garage or carport)

Provisions for shared parking with up to 25% reduction with approval of Planning Director.


Requirements for smaller units in multi-family residential projects provide a good vantage point to get a watershed view of parking. As a rule of thumb, each parking space (plus drive aisles and access) requires approximately 300 square feet if supplied in a surface parking lot. For a 600 square foot studio apartment, a 1.5 parking space minimum requires close to 450 square feet of land for auto habitat. The parking for accessory units is also interesting, ranging from minimal requirements for one off-street space to the requirement for two garaged spaces for each unit greater than 800 square feet.

In some codes, the provisions for RV parking are quite large, even when RV parking is an allowable use in the code for RV storage companies. Camarillo requires space for a RV in single family and duplex zones, as well as one RV space per 5 units in multi-family housing. Moreover, the code specifies that each RV space have dimensions of 40 x 10 feet. (Camarillo - 19.44.030 Residential, section (G)) 

In addition, large loading bay requirements add to the space needed.  Most codes require parking for individual uses, and thus rule out shared loading.

Shared and Joint Parking 

Shared parking refers to use of a parking area by two or more uses with non-competing hours of operation. Joint parking refers to two or more buildings using the same parking facilities.

Most cities allow shared parking and joint parking, but common code language still requires the same number of spaces, meaning there is little incentive to enter into shared and joint parking arrangements. However, most cities in Ventura County allow a reduction subject to review. For example, Fillmore’s shared use code allows adjoining uses with substantially different hours to enter joint parking arrangements. 
Structured Parking 

Structured parking refers to either multi-level parking decks or underground parking. Structured parking reduces the impervious cover related to parking by reducing the overall footprint of parking. Camarillo has a code provision that allows an increase in building site coverage for underground parking in commercial districts, which is somewhat of an incentive to underground parking with larger buildings.

Camarillo also has language to limit restricting parking:

“Where multiple uses are provided, this title provides a parking standard to satisfy the individual and cumulative needs of that complex and is intended to provide the minimum number of parking spaces necessary to serve the various uses. If parking area is reserved or restricted to a particular use, that reservation or restriction is in conflict with the intent of the parking provisions to satisfy the overall needs for a center or complex unless that parking is strictly limited to a period of time and not to a particular use. Such a limitation shall require the city approval prior to such installation.” 

Reserved parking takes spaces out of the collective “pool” and increases the pressure to supply more parking. Reserved parking spaces are typically established within leases to guarantee a minimal supply of parking to the individual lessee. Parking may be reserved at different times of the day based on considerations such as deliveries, routine maintenance or peak hours of operations. These are valid considerations, but apply pressure on efficient use of existing spaces. 

Allowances for Reductions 

Many cities, including those located in Ventura County, are beginning to use code language to reduce the costs and impacts of excess parking. In general, parking space requirements are reduced in circumstances where:

· On-street or public parking is available;

· Car trips are reduced by way of transit, carpooling, or a high degree of bicycle and walking trip making; and

· Planning efforts identify and make use of shared or joint parking. 

Oxnard provides variance for parking space reductions in certain areas for nonresidential projects:

“so that some or all of the required parking spaces are located off-site, or so that in-lieu fees or facilities are provided instead of the required parking spaces. The variance is intended to 1) provide an incentive to, and a benefit for, the project, and 2) facilitate access to the project by patrons of public transit. This second point provides a double benefit for the watershed – efficient parking and support for transit.”
Addressing Other Challenges in Parking Formulas

There are other code parameters that can affect parking requirements. One is through rounding when the calculation for off-street parking results in a fraction. Conventional practice dictates rounding up to the next whole number when the parking space calculation yields a fraction. The following language is typical:
“When the computation of the number off-street parking spaces required by this section results in a fractional parking space requirement, any fraction less than ½ may be disregarded, and any fraction equaling ½ or more shall be construed as requiring one full parking space.”
A related challenge is the accounting of floor area for a project that does not contribute to its parking demand, but is still included in parking formulas. The City of Ventura allows developers to deduct stairwells and mechanical rooms from the calculations of square footage, since these systems are not associated with the type of space that might generate auto trips. No off-street parking spaces are required for floor area exclusively used and maintained for elevators, stairways, restrooms, un-staffed electrical or mechanical equipment rooms, and employee only kitchens, lunchrooms, exercise, or locker rooms. Likewise, the square footage of carports and garages are not fed into the parking requirement. (Sec. 24.415.020. General parking space requirements)

Financial Incentives and Disincentives
Several cities expressly prohibit charges for any parking required under code, thus removing a market-based instrument for managing parking. For example, Moorpark’s code reads:

“Charging a fee for the use of a required off-street parking space in conjunction with a permitted or conditional use is prohibited.“ (Parking Chapter 17.32.010 General provisions)

Parking and Redevelopment

Redevelopment can trigger new parking code requirements. In general, parking code and parking space requirements tend to increase over time. As such, redevelopment often triggers increasing the number of spaces, even when floor space is held constant. Moreover, some codes require an increase in parking with not only redevelopment, but substantial remodeling. 

Several cities require that any increase in intensity of a use (for example 25% or more) triggers updated parking rules. In addition, discontinuance of a use for 6 months or more can also trigger updated parking rules. Cities are beginning to fine tune parking policies by developing parking districts, customized parking for specific area plans, and ensuring that parking cannot be a sole reason for nonconformity (the term used when a structure does not meet current code). 

Commercial loading requirements can also pose barriers to redevelopment outside of special planning districts. In older downtowns, shared loading took place with alleys or sidewalk loading. Modern codes require dedicated and sometimes enclosed loading bays with minimum dimensions for the bay and access. Moreover, requirements are established for each individual use; even where shared loading is possible, minimum requirements must be met. 
Use of alternative paving materials and methods
As noted in the discussion on Streets and Street design, several codes (Ventura Fire Protection District and Ventura County) mandate the use of Portland cement or asphalt for roads, parking lots and driveways. This presents an obvious barrier for the use of alternative materials. 

Additionally, most codes specify conventional, conveyance practices for runoff from parking. The following language from Thousand Oaks code is typical:

“Parking and circulation areas shall be designed with an adequate drainage system, and improvements shall consist of two (2') foot wide concrete gutters, subsurface drains, and other appropriate drainage devices as determined by the Public Works Director.” (Section 9-3.606)
Conclusion

The footprint of parking is influenced heavily within codes, but is also driven by market considerations, economic perceptions, and attempts to build in a margin of safety to oversupply parking.   As with other aspects of zoning codes, there is no “magic wand” that automatically waves in a new, lower number of spaces.  
Rather, determining the right amount of spaces involves looking at a district, as well as individual projects.  The district may hold on-street, public and overflow parking.  Moreover, city and county policies also come into play on pricing, variances, and economic development programming.

Nonetheless, several aspects of code can be revised in the near term to reduce land consumption or more efficient use of land as redevelopment occurs. For the longer term, district level parking plans, even outside of a specific plan process, can help reveal parking options.

TECHNICAL REVIEW SHEET: PARKING AND LOADING

I. 
Introduction
Parking and loading zones are one of the most important drivers and visible signs of excess impervious cover in the built landscape. There are two main approaches to lessening the environmental impacts of parking: (1) reducing the overall number of spaces needed, and (2) using alternatives to impervious materials for parking spaces. The materials aspect of parking is covered in the Streets and Mobility Technical Review Sheet. 

II.
Who to bring and where to look: relevant code sections and key contacts for the review
Parking requirements can be found in many parts of the code. They can be presented as a stand alone chapter or incorporated into the “Land Development” or Zoning Code” chapters. The links below are to sections of code specifically addressing off-street parking standards, however, some parking requirements are included within individual land use classifications (e.g., sections on housing and planned unit developments). In addition, some code language can be found in “Transportation Demand” code sections, which are included, for the most part, in the Off-Street Parking code. Because revisions are common, the “Search” function can also help in navigating the code. 

Web-links to Relevant Code Sections

Camarillo

Chapter 19.44 OFF-STREET PARKING
Chapter 19.46 OFF-STREET LOADING
Fillmore 

Section 6.04.32 – OFF-STREET LOADING STANDARDS (Begin page III-73) 

Section 6.04.34 – OFF-STREET PARKING STANDARDS (Begin page III-76) 

Moorpark

Article X - OFF-STREET PARKING 

Division 1: General, Division 2: Parking and Loading Requirements

Note: some parking requirements are included within individual land use classifications, for example, planned unit developments.

Oxnard

Article X –OFF STREET PARKING
Chapter 16, Division 1: General, Division 2: Parking and Loading Requirements

Note: some parking requirements are included within individual land use classifications, for example, planned unit developments.

Santa Paula 

Title XVI, Chapter 16.46 - OFF-STREET PARKING AND LOADING
Division 1 – Parking; Division 2 – Loading

Simi Valley 

Chapter 9-34 – PARKING AND LOADING STANDARD
(Within Development Code, Parking and Loading Standards)

Thousand Oaks

Article 24 – OFF STREET PARKING
Ventura 

Chapter 24.415  OFF-STREET PARKING REGULATIONS
Loading begins in Section 24.425.130

Downtown Ventura Mobility and Parking Plan
Downtown Parking Management Program
Ventura County

Non-Coastal Zoning Ordinance 

Article 8: PARKING, ACCESS, LANDSCAPING AND TRANSPORTATION DEMAND MANAGEMENT
Sections 8108 0-5: parking; Section 8108-6 – Loading

Coastal Zoning Ordinance
Article 6: Parking, Access and Landscaping

Who to include in the review

· Public Works

· Zoning Code Administrator

· Code Enforcement

· Housing

· Economic Development or Redevelopment Agency Chair (number and location determined by proximity to redevelopment areas, proximity to parking “hotspots”)

· Chamber of Commerce

· Environmental Groups 

· Neighborhood Associations (number and location determined by proximity to redevelopment areas, proximity to parking “hotspots”)

· Large parking generators such as Universities and Hospitals

· Representative from local private parking enterprise

· Developer or representative from a financial institution familiar with parking finance

III. 
Starting the Review: language to look for in code  

Each box below provides a guiding question, statement of the issue of concern, general policy approach and specific policy language, and recommendations. This section is in two parts. Part 1 addresses language that supports a more compact footprint, and Part 2 covers the converse, language that creates a barrier to more compact footprint. 

Part 1: Language that supports compact community form by reducing the parking footprint. 

· Does code language exclude non-staffed areas for determining the number of parking spaces required?

· Does code language specify how to treat fractional parking spaces such as rounding down the numbers of spaces required in the parking/square footage calculation?

· Does the City or County include code language for Parking Districts?

· Is there code language that guides usage of public parking spaces?

· Is there code language that supports the use of shared parking?

· Is there language directing a share of compact spaces as part of the overall total?

· Is parking allowed in setbacks?
· Does the code allow reduced parking requirements in proximity to transit or in pedestrian districts?

· Does the code allow for reduced parking requirements for assisted living, low income housing or other housing units likely to have lower parking demand?

· Is there code language with references to parking pricing?

· Does the code include language on preferred parking for carpools?

Part 2: Code and Ordinance Language that is a barrier to more environmentally-friendly development form.
· Is the City or County parking code written to set minimum requirements for parking spaces?

· Does the code specify prohibitions on shared parking, or otherwise list strict conditions on shared use of parking?

· Are there undifferentiated parking space requirements for redevelopment?

· Does the city or county required that circulation be wholly contained within site boundaries?

· How does the code treat parking for recreational Vehicles/Boats?

· Does code language direct the location of parking lots and spaces?
Part 1: Language that supports compact community form by reducing the parking footprint. 

	Does code language exclude non-staffed areas for determining the number of parking spaces required?

	Issue: The required number of parking spaces is mainly calculated using a ratio of # spaces/square feet. The ratio can lead to excess parking if code language does not recognize that some square footage in a building is not associated with parking demand, such as stairwells and garbage bays. Similarly, other square footage, such as loading bays, could be double-counted as to require space for both loading and parking, even though a loading bay does not generate parking demand. 



	Example language

General:

With the “OFF-STREET PARKING” code, Language to support a smaller parking footprint will specify what floor area should be excluded from the calculation. This language excludes space that creates no demand for parking, or which would result in double counting since the driver’s “space” is accounted for via office or station space. 

Specific: 

“No off-street parking spaces are required for floor area exclusively used and maintained for elevators, stairways, restrooms, un-staffed electrical or mechanical equipment rooms, and employee only kitchens, lunchrooms, exercise, or locker rooms.” 

“No off-street parking spaces are required for floor area comprised of carports, garages, parking structures or other buildings devoted exclusively to provision of required parking spaces.” (City of Ventura)



	Recommendations: Readjust code to consider only staffed space - If code language directs a parking formula based on gross or total square footage, consider amending the code to exclude square footage that does not add to parking demand or would otherwise double count for parking.




	Does code language specify how to treat fractional parking spaces such as rounding down the numbers of spaces required in the parking/square footage calculation?

	Issue: The formula used to calculate the number of required spaces often results in a fraction, for example, 12.3 parking spaces. Code language generally specifies how to treat fractional results, typically by instructions on rounding up or down. Commonly, code directs a rounding up, which results in the over-estimation of parking. 



	Example Language

General: 

Look for language in the parking code on how to handle the rounding up or down of fractional parking spaces. Most codes call for rounding up any excess square footage after the calculation to the next, higher full space. Look for language that modifies the calculation.

Specific: 

“Computation – any fraction up to one-half (1/2) may be disregarded, and any fraction equaling one-half (1/2) or more shall be construed as requiring one full parking space; floor area devoted to parking shall have no off-street parking space or landscaping requirements.” (Cities of Thousand Oaks and Oxnard)



	Recommendations:

Revise code to adjust down for fractional spaces - If code is overly conservative on rounding up for fractional spaces consider a tiered formula, as noted above, that rounds up if the fraction is 0.5 or above.

Conduct a citywide or district parking study - Consider a parking study to determine excess parking. The Institute for Transportation Engineers will be issuing new guidelines for mixed use areas that recognize lower parking demand. See if this manual applies. 




	Does the City or County include code language for Parking Districts?

	Issue: The over-provision of parking can be traced, in part, to requiring parking on a parcel-by-parcel basis. Parcel based parking eliminates the opportunity to find shared parking and amplifies excess spaces across as excess parking for each parcel is built out. By estimating parking needs at a larger, district level, a city or county can identify opportunities for shared parking, parking space reductions, and other strategies to lower the overall number of spaces needed. 



	Example Language

General: 

Within codes, parking districts are usually found in (1) Specific Area Plans, (2) redevelopment districts, or (3) parking overlay zoning codes. The language usually directs alternative methods for determining parking not only through computation, but also through demand management, shared parking, and use of public parking.

Specific: 

The TAPO Area Planning Overlay includes language to lower parking: “The standard number of parking spaces specified may be reduced by up to 10% (to a maximum of 10 parking spaces) if pedestrian and vehicle interconnectivity is provided with at least one adjacent parcel, subject to approval.” (City of Simi Valley)

For parking plans, Ventura’s Downtown Mobility and Parking Plan introduces new requirements over a ten-year period and Santa Paula has a fee in-lieu of program for the Central Business District to fund public, shared lots. Oxnard has a special parking plan for downtown and Camarillo includes a small parking planning area within code for the ___ district


	Recommendations:

 Initiate a parking plan for draft Specific Plans - For draft Specific Area Plans, see if a Parking Plan or Parking district might be an addition to help locate parking throughout the district. For redevelopment districts not yet included in a Specific Area Plan but for which parking investments (land, structure) have been identified, establish a “fee in lieu of” plan 

Require parking plans for all future Specific Plans with attention to stormwater management- Include language in the General Plan that institutes the regulation of parking by districts for Specific Area Plans or for targeted areas of town where parking is under or over-supplied. For parking benefit districts, make sure that stormwater improvements are included as allowable costs from funds gathered at meters or as part of “in lieu of fees.” These funds could help underwrite installation and long-term maintenance for trash excluders, oil-grit separators, and retrofit with green paving materials. Pay attention to pollutants in these areas and target BMPs to those pollutants, which for parking tend to be auto related (metals, oil, trash).




	Is there code language that guides usage of public parking spaces

	Issue: Public parking structures, shrink the footprint of parking as an alternative to surface-only supply.  On-street parking allows the use of existing impervious cover (in the form of on-street spaces) in the computation of required spaces.



	Example Language

**
General: 

Parking structures are most commonly supplied in Ventura County through public parking decks. Language in code may refer to the ability to use publicly supplied parking to meet required parking needs. Structured parking may also be included in separate downtown planning documents rather than the zoning code. 

Specific: 

The City of Thousand Oaks convenes a “Parking Structure Design” review board to consider the design of structured parking. 
In Oxnard’s Central Business District code – Flexible parking language includes:  
“(G)     Parking and access -

          (1)     Notwithstanding any other provision of the code, the number of required parking spaces shall be met by one or a combination of the following methods (with review by the Planning Commission):

(a)     Within the subject property;

(b)     On-street immediately adjacent and contiguous to the property line;

(c)     Public parking lots within 700 feet of the nearest point of the subject property;

(d)     Public parking structures within 1,000 feet of the nearest point of the subject property;

(e)     Off-site private parking within 500 feet of the nearest point of the subject property.”



	Recommendations:

Provide direction on use of on-street parking in parking supply calculations – Check codes to see if proximate on-street spaces are allowed.  Survey and map all on-street spaces to holistically supply parking. 
Survey on-street parking and include in stormwater management planning - Conduct a survey on existing or potential on-street parking spaces to see if these spaces are appropriate for satisfying parking. As part of the survey include on-street space that could be used and calculate the impervious cover of the street space not being used. This could established as a BMP and be included in stormwater permit plans and compliance language.




	Is there code language that supports the use of shared parking?



	Issue: Shared parking allows use of one space for more than one use or building. This reduces the overall amount of parking needed. However, land efficiency only occurs when the shared spaces result in a lower overall number. 



	Example Language

General:  

Within codes, there is often language issuing support for shared parking, however, the effectiveness at shrinking the footprint of parking varies. Where the two uses are required to supply the same number of spaces as if computed separately, there is no benefit to the environment. Cities also support shared parking outside of legal code language, for example by overseeing shared parking agreements. 

Specific: 

 “Shared parking for commercial and industrial uses, reducing the minimum required parking spaces by up to twenty-five percent (25%) while maintaining a minimum of twenty (20) parking spaces, may be allowed by the community development director when the director has determined that due to the operational characteristics of the on-site uses, parking demands will occur at different times” (City of Moorpark)

“(A) Special study required. Two or more uses may share parking facilities, subject to minor modification in accordance with Chapter 16.222 of this Title 16, and the provisions of this section. A parking demand analysis for the uses proposed to share parking facilities must be prepared by a registered traffic engineer or other appropriately licensed professional. When such analysis demonstrates, to the satisfaction of the Director, that the uses have different peak parking requirements, then the Director may reduce the parking space requirement. In no event, however, may the parking requirement be reduced below the highest peak-parking requirement of the use demanding the most parking.” The section also requires agreements among users. (City of Santa Paula)

Oxnard’s code contains a “Relief from Parking Provisions” section, which allows for joint use of parking where uses have different hours of operation or different peak hours of operation based on a study demonstrating adequate reductions. (City of Oxnard municipal code) 

In Commercial Zones, off-site parking is allowed within 500 feet of the building for no more than 50% of spaces required. (Ventura County)

Camarillo has language on restricted parking in a complex: 

“If parking area is reserved or restricted to a particular use, that reservation or restriction is in conflict with the intent of the parking provisions to satisfy the overall needs for a center or complex unless that parking is strictly limited to a period of time and not to a particular use. Such a limitation shall require the city approval prior to such installation.” (City of Camarillo Parking code, General Provisions)
The effect of this language recognizes that restricting parking by uses alters the parking supply when free spaces are off limits. Opening up parking to all users relieves the need for more parking overall.

	Recommendations:

Develop a model shared parking agreement - Develop a model shared parking agreement that building owners and property managers can use to spell out liability, maintenance and operations. Interview building owners who have taken advantage of shared parking under the code to see is parking is under/over-supplied and if there are managerial challenges. In zones where sharing is allowed (or encouraged) review the extent to which sharing of spaces is undertaken and what factors hinder/support sharing. 




	Is there language directing a share of compact spaces as part of the overall total?

	Issue: Compact spaces are smaller than regular-size spaces, for example 16 by 8 feet instead of 9 by 19 feet. The smaller footprint of compact spaces requires less area and thus allows more efficient use of developed land. In general, the higher the proportion of compact spaces, the smaller the impervious footprint.



	Example Language

General: 

Code language will specify (1) a minimum size for compact spaces, (2) a maximum percentage of spaces that can be designed for compact cars, and in some cases (3) a reduced drive aisle width. 

Specific: 

In Camarillo, the parking code allows for up to 30% or spaces to be designated as compact spaces. (Camarillo municipal code)

The City of Ventura’s code notes that any surplus parking (i.e., that supplied over the minimum) can be sized as compact spaces.



	Recommendations:

Modify parking code to allow for at least 30% compact spaces - Several Ventura County codes allow for a 30% share of compact spacing, as well as reduced drive aisle widths. If the City/County code is less than 30%, see if a larger share can be instituted. Consider a requirement that space provision above the maximum be compact (as well as other “green” requirements).




	Is parking allowed in setbacks?



	Issue: Building setbacks are used to position a building, parking and other features from the property line or boundary. Language that allows parking in setbacks makes more efficient use of land. Note that setbacks may also contain landscaping and on-site stormwater handling; parking would diminish the stormwater value of this type of setback.



	Example language:

General: 

In general, code language will direct what may (or may not) be placed in a setback area. For stormwater, there may be competing demands on setbacks. Code language may prohibit activity, but allow landscaping and stormwater handling. On the other hand, allowing uses, like parking, in a setback, makes efficient use of the property.

Specific:

“Parking spaces required by this Chapter shall not be located in the front, side, or rear setback area of any residential zoning district, except within a detached garage or carport structure which may be located in a side or rear setback area, or as authorized by this Chapter.” (Simi Valley municipal code, Development Standards)



	Recommendations: 

Allow overflow parking in setbacks - Review whether parking is allowed in setbacks or not. Consider allowing parking in setbacks under certain circumstances. The circumstances could include the size and location of setbacks. Because setbacks should also be used for stormwater management – any parking should handle runoff to the maximum extent possible. 



	Does the code allow reduced parking requirements in proximity to transit or in pedestrian districts?

	Issue: Reduced parking requirements not only recognize reduced demand (because alternative modes are available), but also frees up space otherwise used by parking for compact development and pedestrian/transit oriented uses.



	Example Language

General: 

In general, code language will (1) recognize that transit districts generate lower parking ratio, (2) specify conditions on the location, number and access to parking, and (3) studies needed to support the lower parking ratios.

Specific: 

“Notwithstanding subsection (A) of this section, the approval body may grant a variance from the parking requirements of this chapter pertaining to a nonresidential project, so that some or all of the required parking spaces are located off-site, or so that in-lieu fees or facilities are provided instead of the required parking spaces, if both the following conditions are met:

· The variance will be an incentive to, and a benefit for, the project; and 

· The variance will facilitate access to the project by patrons of public transit, particularly guideway facilities (i.e., near established bus lines).

Decreases - The number of parking spaces required by this article may be decreased pursuant to sections 16-650 and 16-651.”

(Oxnard Municipal Code - SEC. 16-565. VARIANCES; WHEN PERMITTED).

“Reduction of spaces. (1) The minimum number of required parking spaces for a use or combination of uses on the same or adjoining sites may be reduced by not more than 50% and other parking requirements adjusted … if the project is subject to the issuance of a discretionary permit, such as a conditional use permit, the Planning Commission will review the request for the adjustment of parking requirements. 
(2) The applicant must demonstrate that parking demand will be reduced by one or more methods, including, but not limited to, carpools/vanpools, varied work shifts, use of company-operated buses, transit/vanpool fare subsidy, preferential parking for carpools/vanpools, shared parking facilities or bicycle parking facilities. The applicant must show how the measures will be implemented, the permanency of such measures, the number of vehicles the measures will replace, the person responsible for implementing the measures (if any) and other pertinent information.”  (Santa Paula Municipal code, Section 16.46).



	Recommendations: 

Review the effectiveness of the review process for reducing parking spaces - See if there is language in code and/or Specific Area Plans that sets lower parking standards for areas in proximity of transit. Where language directs a finding by the Planning Commission and/or Director of Planning, review procedures and study how effective the review process has been. 

Adopt the for Transportation Engineers updated “Parking Generation:” manual - As noted above, the Institute for Transportation Engineers will issue new standards for walkable areas/transit. Consider integrating those standards by reference in the General Plan and other documents.




	Does the code allow for reduced parking requirements for assisted living, low income housing or other housing units likely to have lower parking demand?

	Issue: Household demand for automobiles, and thus parking, differs. A reduced requirement for parking for housing that is likely to have lower demand not only reduces the overall footprint of development, but also lowers costs associated with housing. In this manner, affordable housing can be supplied closer to job and service areas,



	Example Language

General: 

In general, code language will direct parking requirements for senior and assisted living facilities that are lower than for regular units. The parking code will typically differentiate the parking requirements, and most cities have a separate residential use code for senior housing. 

Specific:

Santa Paula has two provisions for senior housing projects: (1) Efficiency/ 1BR – 1 space/ 2 units, and (2) Efficiency/ 1BR – 1 space/ 3 units when projects locate within ¼ mile of shopping center or CBD (City of Santa Paula Land Development Code, 19.44.030).

Santa Paula also has reduced parking ratios in tandem with its Density Bonus provisions. Bonuses are offered for affordable housing, but include incentives for mixed use. In addition to bonuses, incentives are allowed for reductions in setback, square footage or lot size requirements; the ratio of vehicular parking spaces that would otherwise be required; an additional density bonus in excess of the 25% basic bonus, or approval of mixed use zoning if commercial, office or other land uses would be compatible with the housing project as well as the existing or planned development in the area where the proposed housing project will be located. DIVISION 7:  DENSITY BONUSES
Ventura’s Downtown Parking Management Program lists the unbundling of parking from residential costs as a medium term strategy (2008-2011). From the Downtown Specific Plan:
“Action D1.1: Implement new code and parking regulations for all new development in the Downtown Specific Plan area that requires residential parking costs to be “unbundled” from the cost of the housing itself.”



	Recommendations:

Unbundle the cost of parking from rents for certain residential projects - Consider unbundling parking charges (details listed below) for affordable housing in transportation-rich areas. Note that paratransit (or call on demand transit service) will likely increase; identify planning areas that match senior housing, paratransit service and parking 




	Is there code language with references to parking pricing?

	Issue:  Pricing parking can be a proxy for pricing impervious surface. As such, assigning a cost to parking transmits market signals, to which drivers respond by reducing the demand for parking. Moreover, the pricing of parking can raise revenue to mitigate the impacts of parking (or more to the point, the impacts of the impervious cover). The current focus on pricing parking relates to reducing the footprint for compact development and redevelopment. However, with the new stormwater rules, a shift from pricing for parking to one of pricing for impervious surface may provide funds for the retrofit of parking areas.

Stormwater utilities are another way to price parking, in particular excess parking, though use of utilities is not as widespread in California as Eastern states.



	Example Language

General: 

In general pricing for parking is included within Districts as part of a coordinated plan. 

Specific: 

Ventura’s Downtown Parking Management Program provides detail on the transition from a “free parking” environment to one that prices parking based on what the market 
will bear for parking. The city will begin with public parking, meters and Benefit Districts, with a later transition into zoning code changes and variable rate parking.
(Note that Moorpark and Camarillo include prohibitions for charging for parking with the Parking Code) 


	Recommendations: 

Eliminate language prohibiting charging for parking – This language eliminates a potential source of funds for parking-related stormwater management.  


	Does the code include language on preferred parking for carpools?

	Issue: Preferred parking for carpools “rewards” carpooling. This, in turn, can help support additional carpooling, which reduces the demand for parking.



	Example Language

General: 

California law mandates code language on Transportation Demand Management. The model code language from the State is factored into most codes.

Specific:
Santa Paula’s code allows for parking reductions when carpooling (including preferred parking) are included in the parking plan (Transportation Demand Management). 


	Recommendations: 

Use preferred parking areas as pilot projects for green parking techniques - Since these spots tend to be closest to the building, highly visible and well marked, consider using them for demonstration projects, such as alternative pavers and infiltrative landscaping. 




Part  2 – Code and Ordinance Language that is a barrier to more environmentally-friendly development form 

	Is the City or County parking code written to set minimum requirements for parking spaces?



	Impact: Setting a minimum required parking space requirement means that a land owner or developer must meet a minimum, but can add spaces if desired. This can result in more impervious cover than necessary. In some cases, the spaces are added to satisfy lenders (for future financial leverage) rather than in meeting demand for parking. In addition to the number of spaces, there are other minimum requirements that can drive the overall form of development, its location and cover. For example, garage requirements (as opposed to carport or uncovered parking) have been studied for impacts on affordability; the same requirements can impact the extent of impervious cover and the ease of handling runoff from parking spaces/ garages.

 

	Example language:

General: 

In general, codes present parking requirements as a minimum. This clause is typically found in the beginning of a zoning chapter or section, which commonly specifies that all code elements have been written as minimum measures. In other words, a developer can add as many additional spaces over the minimum requirement as the budget and/ or space will allow. 

In addition, codes often list minimum requirements for parking structures: garaged, carport, and uncovered. There can be minimum size requirements for garages as well. 

Specific:

Thousand Oaks’ commercial use zone (C-1, Neighborhood Commercial), notes that the building footprint is limited to 25% coverage, with “the remaining area shall be used for automobile parking and circulation and shall be completely improved, surfaces and marked for such purpose.” Note that the landscaping in parking provisions denote some of that space for landscaping; however this language places coverage for parking as the predominant use of land (the same section notes that the site requirements may be waived for redevelopment, which opens opportunities for more efficient use of land, and options for on-site stormwater management).



	Recommendations:

Institute parking minimum and maximum space requirements - One step in code innovation is the use of both minimum and maximum parking. For instance the minimum may be set at 4 spaces per 1000 square feet, but no more than 5 spaces per 1000 square feet. 




	Does the code specify prohibitions on shared parking, or otherwise list strict conditions on shared use of parking?

	Issue: Code language will often prohibit shared parking, or allow shared parking under terms that do not reduce the overall number of spaces. In addition, a code may list so many requirements and conditions that it becomes a barrier to shared use of parking spaces.



	Example language

General:  

Codes specify the conditions under which two or more uses may share parking spaces. Conventional code language tends to require the same amount of parking as if the two uses were not considered together, which does nothing to reduce the impervious cover associated with parking. Even if a reduction is allowed, some codes require intensive research and review. While this type of study can be necessary to determine the number and alternatives to minimum parking, the scope and cost of research may pose barriers.

Specific: 

“Shared or common parking must be approved by planning director and the total of such off-street parking spaces, when used together, shall not be less than the sum of the various uses computed separately.” (City of Camarillo Parking code, “Common Parking Facilities”).

“Special study required. Two or more uses may share parking facilities, subject to minor modification in accordance with Chapter 16.222 of this Title 16, and the provisions of this section. A parking demand analysis for the uses proposed to share parking facilities must be prepared by a registered traffic engineer or other appropriately licensed professional. When such analysis demonstrates, to the satisfaction of the Director, that the uses have different peak parking requirements, then the Director may reduce the parking space requirement. In no event, however, may the parking requirement be reduced below the highest peak-parking requirement of the use demanding the most parking.”  The section also requires agreements among users. (City of Santa Paula Parking code, section 16.46.040)



	Recommendations:

Assess existing shared parking arrangements - Review codes for any language that would prohibit shared parking (note that under certain conditions, such as high security facilities, non-shared parking may be justified). Conduct a survey of developers/consultants who have performed shared parking studies to estimate costs; see if there is a formula that could be used to lower the costs of such studies.

Conduct a citywide parking study to assess parking requirements and fees -  Conduct a city-wide prospective parking management plan that developers can pay into as properties are developed or redeveloped. This method estimates future demand, number of spaces, location of lots and structures and use of on-street spaces.




	Are there undifferentiated parking space requirements for redevelopment?



	Issue: Many older buildings were constructed when parking ratio standards dictated fewer spaces. Code language may include a trigger for instituting new, larger parking standards for redevelopment or significant remodeling, regardless of need and pose barriers to redevelopment. 



	Example Language

General:  

The “General Applicability” section of the parking code generally specifies where parking requirements apply. These rules also spell out what level of redevelopment and remodeling will trigger updated requirements. In addition, code language will specify when the new requirements must be provided for the project. Parking requirements related to redevelopment are often not contained in the General Code, but rather in a Downtown or specific area plan. 

Specific:

The City of Fillmore parking code requires new uses, change of uses and alterations to comply with current parking standards, including landscaping improvements. The ratios are expressed as minimums and may be exceeded. (6.04.3405). Any increase in intensity of a use (or area) by 25% or more must adopt updated parking rules. Discontinuance of a use for 6 months or more or expansion also triggers updated parking rules. However, lack of parking cannot be a sole reason for nonconformity. 

In Santa Paula, new parking applies to: 

“all new construction, expansion, renovation, conversion, and alteration of existing uses or structures in all zones. Off-street parking and loading spaces must be provided at the time of commencement of the use of the land or construction of the building, or at the time of renovation, conversion, alteration, or expansion by adding floor area, dwelling units, rooms, beds, or seats to a structure.” (Santa Paula Development Code, Off-street Parking and Loading).



	Recommendations:

Review and reduce parking requirements in areas undergoing or targeted for walkable redevelopment.  Bringing a redevelopment project up to code for parking can be a significant barrier to redevelopment. The stormwater permits add a second layer of code requirements (BMPs), which may increase design and development costs further. Ventura County and its cities could track remodeling versus redevelopment projects to determine whether reduced parking rules could be rewritten as an incentive for redevelopment.




	Does the city or county require that circulation be wholly contained within site boundaries? 

	Impact: In addition to parking and loading, code language includes instructions on the amount of space needed for circulation. Because sites are designed and built individually, common areas to accommodate vehicle maneuvers are typically not a part of site design. As such, large turning areas must be included completely on site.



	Example Language

General: 

Some codes require that all turning and vehicle maneuvering (including deliveries) occur completely within the boundaries of the site. While this prevents trucks from backing into traffic lanes, the ability to maneuver a truck completely on-site increases the land needed for a project. In addition, this code language precludes, outside of a specific planning area, the ability to coordinate loading and delivery vehicle movement.

Codes also direct some minimum width for drive aisles, in most cases for access by emergency vehicles. Common widths are 20-25 feet for residential and up to 35 feet for two-way traffic accessing large commercial establishments.

Specific: 

“A. Each loading and unloading space shall be located off the streets.
B. Standard loading spaces shall be not less than 12 x 50 feet and 14 ft high. Loading spaces for industrial uses up to ten thousand square feet shall provide a small loading space twelve feet by twenty-four feet.
C. Each loading space shall be accessible, provide adequate maneuvering area, and not interfere with the normal flow of traffic on the site.” (Camarillo, Loading Section 19.46.020).

“Parking lots shall be so designed that no vehicle shall be required to back out into a street in order to leave the lot or to maneuver out of a parking space. Circulation of vehicles among parking spaces shall be accomplished entirely within the parking lot. (Ventura County Non-Coastal Zoning Code, 8108-2, Parking Lot Design).

Ventura’s off-street Parking regulations (Chapter 24 of the Municipal Code) state: 

“Driveway access to off-street parking spaces for sites with more than two dwelling units shall be at least 20 feet in width throughout, provided that, the city engineer or the fire department may require a greater minimum width depending on the driveway length, number of dwelling units served, turnaround needs, or other factors. (Sec. 24.415.070)



	Recommendations:

Develop language allowing shared parking/ loading/ circulation This code language is generally used to address traffic flow and safety in keeping large trucks out of oncoming traffic. A shared circulation provision modeled on shared parking is an option. Develop language allowing shared parking/ loading/ circulation. In the short term, survey areas of the city to see if there are design options for reducing the amount of space devoted to truck maneuvering and loading through retrofitting of adjoining commercial uses.

Include shared loading requirements in Specific Plans - Consider shared loading facilities and turnarounds for new planning areas as well as redevelopment plans. In older cities, alleys were used to take delivery activity off streets. Coordinate such as strategy with local or regional access management standards and plans; one entry could replace several individual access points, which can help smooth traffic flow.




	How does the code treat parking for recreational Vehicles/Boats? 

	Issue: Parking for recreational vehicles is coded within “R” or residential sections of the code, including single-family housing. For multi-family housing, the requirements are typically listed as “x number of spaces per y number of units;” code also typically includes minimum parking space dimensions. Many cities also include commercial RV parking as an allowable use; as such RV parking may be doubly supplied. 



	Example Language

General: 

Parking for recreational vehicles is typically found in the same section as parking requirements for residential units. Language under single-family units typically relates to where RV parking can be located (e.g., side yards). For multi-family projects, the language typically addresses a formula for providing spaces (e.g., 20% of units).

Specific:

Camarillo requires 1 parking space for every 5 units under its requirements for parking in multi-family residential projects.



	Recommendations:

Survey demand for RV parking in multi-family projects - While RV parking is an element of modern site design, the cities and county need to balance that need with environmental planning goals. Jurisdictions should survey how many spaces are devoted to RV parking, how many are used, and how many spaces are provided by the private sector through RV parking and storage.

Revise subdivision codes for centralized RV and Boat parking - Consider increased use of centralized or shared RV parking to lessen the area needed per lot devoted to RV parking. In some instances, centralized RV/ boat parking requirements could be included in the Subdivision Code. 




	Does code language direct the location of parking lots and spaces?

	Issue: For stormwater management, size may not be the only variable to consider. Location of parking on a site can affect the ability to control drainage, as well as how efficiently the site may be used. For this reason, some language can both support and be a barrier to better stormwater management. 



	Example Language 

Specific:

Camarillo’s parking code allows the Planning Department to adjust downward the number of spaces needed, provided land is banked for future parking in case of conversion. On one hand, the banked land may be landscaped to handle stormwater. However, that benefit is lost upon conversion. Likewise, the extra land to be banked can add to the size of the site and reduce the land efficiency. The ultimate environmental performance of this provision depends on how the land might be converted and the overall development objectives in the district.

Simi Valley’s Residential Code for multi-family projects requires a fully enclosed garage for each unit in the project that is designed with direct entry to the fully enclosed garage. If rendered in tuck-under parking, this makes efficient use of the unit’s footprint; however the same language for individual units could prohibit centralized or underground parking, which is even more efficient.

Within the Parking Lot Design section of Ventura’s Parking Code, no more than one-tenth of the number of parking spaces provided for the shopping center may be located behind buildings. This not only mandates a strip type form with most or all of the parking in front, but can also reduce the landscape architect’s ability to use the most advantageous locations for infiltration. 



	Recommendations:

The location of parking is garnering as much attention as the number of spaces within Specific Area Plans, New Urbanist Designs and plans for walkable neighborhoods. The advent of low impact development will add a new wrinkle to the location of parking since low impact designs will likely seek the areas best suited for natural infiltration.

Given the variety of site constraints and opportunities in Ventura County, there is no “one size” formula for the location of parking. As noted throughout this document, planning at a larger district scale is likely to help balance competing needs by using opportunities not only on individual sites, but throughout districts as well.




IV. 
Additional questions to ask and information to consider

Parking demand studies

· Map parking “hot spots” 

· Comparison of the parking footprint of a parking structure versus the same number of spaces in an all-surface parking configuration (including stormwater volume and pollutant loading estimates). The results of any such exercise could be integrated into stormwater outreach and education materials since parking is well understood by almost all stakeholders.

· Check standard economic development/commercial development leases to see how parking is priced (or conversely if free parking is a major economic incentive offered)

· Maps of large surface parking facilities, with special attention to those proximate or connected to impaired receiving waters and monitoring stations. 

Compilation of Recommendations

Short Term – Revise Existing Code Language 

· Readjust code to consider only staffed space 

· Revise code to adjust down for fractional spaces 

· Develop a model shared parking agreement

· Modify parking code to allow for at least 30% compact spaces
· Allow overflow parking in setbacks

· Adopt the for Transportation Engineers updated “Parking Generation:” manual

· Eliminate language prohibiting charging for parking 

· Use preferred parking areas as pilot projects for green parking techniques

· Institute parking minimum and maximum space requirements

· Revise subdivision codes for centralized RV and Boat parking

Medium Term – Begin Larger Scale Discussions and initiative planning and research to support changes

· Conduct a citywide or district parking study 

· Initiate a parking plan for draft Specific Plans 

· Provide direction on use of on-street parking in parking supply calculations

· Survey on-street parking and include in stormwater management planning

· Unbundle the cost of parking from rents for certain residential projects 

· Assess existing shared parking arrangements
· Conduct a citywide parking study to assess parking requirements and fees

· Review and reduce parking requirements in areas undergoing or targeted for walkable redevelopment.  

· Survey demand for RV parking in multi-family 
Long Term – Incorporate larger programs that integrate planning, stormwater, transportation and energy

· Require parking plans for all future Specific Plans with attention to stormwater management

· Review the effectiveness of the review process for reducing parking

· Develop language allowing shared parking/ loading/ circulation 
· Include shared loading requirements in Specific Plans
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