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MEMORANDUM

To: Danny Morris Date:
Extra Space Storage

From: Clare M. Look-Jaeger, P.E. &~ LLG Ref:
Chin S. Taing, PTP, RSP1 CS[ T

Linscott, Law & Greenspan, Engineers

Parking Demand Analysis for the Extra Space 1070 Inglewood
Project, City of Inglewood, California

April 20, 2021

1-21-4426-1

Subject:

This memorandum has been prepared by Linscott, Law & Greenspan, Engineers
(LLG) to summarize the parking demand analysis prepared for the proposed
development of the Extra Space storage facility (“proposed project”) located at 3846
West Century Boulevard in the City of Inglewood, California. Pursuant to our
coordination, this analysis was prepared so that a determination could be made as to
the adequacy of the future planned parking supply to meet the anticipated peak
parking demand following development of the proposed project. The memorandum
provides a review of the following:

e A description of the proposed site conditions, including a review of the
proposed parking supply;

o Off-street parking requirements applicable to the project site pursuant to the
City of Inglewood Municipal Code;

e A review of off-street parking requirements for self-storage facilities in other
neighboring jurisdictions;

e A review of the potential parking demand using published parking demand
ratios for self-storage facilities (e.g., as summarized in the Institute of
Transportation Engineers [ITE] Parking Generation publication');

o A review of the observed weekday and weekend day parking demand at other
Extra Space self-storage facilities within the study area (i.e., through the
conduct of site-specific/empirical surveys);

e A forecast of peak parking demand for the project site employing the
empirical parking ratio, and;

e A conclusion regarding adequacy of the proposed parking supply to
accommodate the forecast future peak parking demand.

Existing Setting

The existing site is currently developed with an Extra Space storage facility on an
approximate 1.3-acre site situated along the south side of Century Boulevard, just
west of Doty Avenue in the City of Inglewood, California. The vicinity map is

! Institute of Transportation Engineers Parking Generation Manual, 5" Edition, Washington D.C.,
2019.
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displayed in Figure 1. The site is generally bounded by Century Boulevard to the
north, existing vacant land for the future Arena development to the south, future
Arena access roadway and an industrial warehouse to the east, and hotel use/s to the
west. The existing site comprises a 53,785 square-foot Extra Space self-storage facility
that is planned to be demolished as part of the proposed project development.

Project Description

The proposed project consists of the redevelopment of a self-storage facility with
approximately 196,170 square feet of net rentable area which may consist of roughly
2,000 storage units. The proposed project is planned to provide a total of 51 at-grade
parking spaces, including one accessible parking space, all within the center of the
project site. Vehicular access to the project site will be accommodated via one site
driveway on Century Boulevard. Figure 2 provides an illustration of the conceptual
project site plan as well as the changes to the overall parking supply with the
proposed self-storage facility.

Parking Calculation Per City of Inglewood Municipal Code

A calculation of the Code parking requirement was prepared in accordance with the
City of Inglewood Municipal Code off-street parking requirements (Section 12-45,
Industrial and Storage Parking Requirements). In accordance with the Municipal
Code parking regulations, the parking requirements applicable to the self-storage
facility are as follows:

o Self-Storage Facilities 1.0 parking space for each 2,000 square feet of gross
floor area

Source: City of Inglewood Municipal Code (Section 12-45)

Through strict application of the Municipal Code parking regulations, the following
parking requirement would be calculated for the proposed project:

o Self-Storage Warehouse: 196,170 SF x 1.0 space/2,000 SF = 98 spaces
Total Code Required Project Parking = 98 spaces

Based on the above calculation, the City Code parking requirement for the project
would consist of a total of 98 parking spaces. When comparing the above Municipal
Code parking requirement to the proposed project parking supply of 51 spaces, a
theoretical shortfall of 47 parking spaces is calculated. Based on reviews of other
parking standards established by other agencies in surrounding communities and
parking demand characteristics at other existing self-storage facilities similar to the
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LINSCOTT
LAW &

GREENSPAN

engineers




Danny Morris
April 20, 2021
Page 3

proposed project, parking demand could be expected to be much lower for the project
than what is currently required by strict application of the City Code. The following
sections provide a summary of these reviews.

As part of the parking supply, the project must also provide a minimum of two (2)
handicap accessible space in the parking area. This complies with the Americans
with Disabilities Act requirement of a minimum of two (2) spaces of the total on-site
parking supply as accessible space (i.e., for parking facilities with 51 to 75 spaces
with one in every six handicap spaces being van accessible).

Other Agency Parking Requirements

Research was also conducted regarding the parking requirements for the self-storage
warehousing land use in other jurisdictions and is summarized below for
informational purposes only. The parking requirement for the proposed project based
on application of the parking ratios from the various agencies are as follows:

e City of Hawthorne

The City of Hawthorne Municipal Code (Section 17.58.030, Required Parking),
specifies the parking requirements for self-storage facilities as one (1) space for
each 2,000 square feet of gross floor area for the first 10,000 square feet and one
(1) space for each 4,000 square feet thereafter. Application of this parking
requirement to the proposed project would result in a theoretical off-street parking
requirement of 52 parking spaces (i.e., [10,000 square feet x 1 space / 2,000
square feet = 5 spaces] + [186,170 square feet x 1 space / 4,000 square feet = 47
spaces]| = 52 spaces). The project’s proposed parking supply of 51 parking spaces
would therefore be just shy of meeting the theoretical parking requirement
specified by the City of Hawthorne Municipal Code.

o City of Los Angeles
The City of Los Angeles Municipal Code (Section 12.21.A.4 Number of Parking
Spaces Required), specifies the parking requirements for self-storage facilities as
one (1) space for each 500 square feet of floor area for the first 10,000 square feet,
and one (1) parking space for each 5,000 square feet of floor area in excess of the
first 10,000 square feet. Application of this parking requirement to the proposed
project would result in a theoretical off-street parking requirement of 57 parking
spaces (i.e., [10,000 square feet x 1 space / 500 square feet = 20 spaces] +
[186,170 square feet x 1 space / 5,000 square feet = 37 spaces] = 57 total spaces).
The project’s proposed parking supply of 51 parking spaces would therefore not

O:\JOB_FILE\4426\Memo'4426-M2.doc
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adequately accommodate the theoretical parking requirement specified by the
City of Los Angeles Municipal Code.

e City of El Segundo

The City of El Segundo Municipal Code (Section 15-15-06, Required Parking
Spaces), specifies the parking requirements for self-storage facilities as one (1)
space for each 5,000 square feet of gross floor area or each 50 storage units, with
a minimum of 5 total spaces. Application of this parking requirement to the
proposed project would result in a theoretical off-street parking requirement of 39
parking spaces (i.e., 196,170 square feet x 1 space / 5,000 square feet = 39
spaces). The project’s proposed parking supply of 51 parking spaces would
therefore adequately accommodate the theoretical parking requirement specified
by the City of El Segundo Municipal Code.

e County of Los Angeles

The County of Los Angeles Municipal Code (Section 22.112.070, Required
Parking Spaces), specifies the parking requirements for self-storage facilities as
one (1) space per 1,000 square feet of gross floor area of warehousing areas and
one (1) space per 400 square feet of gross floor area of office space. Application
of this parking requirement to the proposed project would result in a theoretical
off-street parking requirement of 198 parking spaces (i.e., [194,372 square feet x
1 space / 1,000 square feet = 194 spaces] + [1,798 square feet of office space x 1
space / 400 square feet = 4 spaces] = 198 spaces). The project’s proposed parking
supply of 51 parking spaces would therefore not adequately accommodate the
theoretical parking requirement specified by the County of Los Angeles
Municipal Code.

Generally, while it is found that three (3) jurisdictions in the area (i.e., City of
Hawthorne, City of Los Angeles, and City of El Segundo) would theoretically require
fewer or roughly the same number parking spaces than the City of Inglewood
Municipal Code parking ratio for self-storage warehousing land uses, the variance in
requirements is extensive. Thus, application of the City’s self-storage warehouse
land use parking ratio to the proposed project is not recommended based on LLG’s
experience, as it typically overstates actual parking demand.

As stated above, these parking standards are provided for informational purposes only
as it is recognized that parking demand is also influenced by a site’s proximity to
other influences including other comparable sites, employment, adjacent and
convenient public transportation services, etc.

O:\JOB_FILE\4426\Memo'4426-M2.doc
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Parking Demand Based on ITE Parking Ratios

In addition to reviewing the Code parking requirements of various agencies, the
average peak parking demand for various land use types is often estimated using
ratios published in the Institute of Transportation Engineers’ (ITE) Parking
Generation Manual’®, 5™ Edition. The Parking Generation Manual presents the state-
of-the-practice understanding of the relationship between parking demand and
various characteristics associated with individual land use developments, based on
parking studies conducted at locations throughout North America. When utilizing the
ITE publication, the parking demand for the proposed project can be calculated based
upon ratios per 100 storage units for the self-storage facility. The average parking
rate for Land Use Code 151 (Mini-Warehouse) on a typical weekday is 1.36 parked
vehicles per 100 storage units, while the average parking rate on a typical Saturday is
0.94 parked vehicles per 100 storage units. Application of the Land Use Code 151
average parking demand ratios to the proposed project would result in a forecast
weekday peak parking demand of 27 vehicles (i.e., 1.36 parked vehicles x 2,000 units
/ 100 units = rounded to 27 parked vehicles), which is 71 spaces fewer than what
would be required through strict application of the City’s Code.

Empirical Parking Demand Studies of Existing Self-Storage Facilities

This section summarizes site-specific self-storage parking accumulation surveys that
have been conducted by LLG. Empirical parking demand studies of existing Extra
Space self-storage sites in the study area have been conducted and are included for
purposes of this parking analysis. The purpose of these studies was to determine
existing parking demand ratios for other self-storage facilities that are similar in
nature to the proposed project and to be able to compare the forecast parking demand
using the derived empirical parking ratios to those determined simply through strict
application of the City’s Municipal Code.

Existing Extra Space Storage Facilities

In order to determine the expected actual peak parking demand for the proposed
project, a site-specific parking demand analysis was conducted for two (2) existing
Extra Space self-storage facilities in the surrounding area as shown in Figure 3. The
sites selected for the analysis are as follows:

e Extra Space Storage, 3846 Century Boulevard, Inglewood, California
(563 storage units, 53,785 SF)

2 Institute of Transportation Engineers Parking Generation Manual, 5% Edition, Washington D.C.,
2019.
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e Extra Space Storage, 5855 West Centinela Avenue, Los Angeles, California
(1,147 storage units, 76,856 SF)

Parking accumulation surveys were conducted at each of the sites by a traffic count
subconsultant (The Traffic Solution) in hourly time increments on a typical mid-week
day (i.e., Tuesday) from 8:00 AM to 8:00 PM, and on a typical weekend day (i.e.,
Saturday) from 8:00 AM to 8:00 PM in March/April 2021. Brief summaries of the
parking accumulation surveys are presented below and further detailed in Tables 1
and 2 for the weekday and weekend day, respectively:

e [Extra Space Storage, 3846 Century Boulevard

- On Wednesday, March 31, 2021, the peak parking demand occurred at
10:00 AM when seven (7) vehicles were parked at the site.

- On Saturday, April 3, 2021 the peak parking demand occurred at 1:00 PM
when five (5) vehicles were parked at the site.

e [Extra Space Storage, 5855 West Centinela Avenue

- On Wednesday, March 31, 2021, the peak parking demand occurred at 5:00
PM when 14 vehicles were parked at the site.

- On Saturday, April 3, 2021 the peak parking demand occurred at 1:00 PM
when 15 vehicles were parked at the site.

Existing Derived Peak Parking Demand Ratio

By comparing the peak parking demand at each site to the number of occupied
storage units, the existing peak parking demand ratio can be calculated for each of the
existing self-storage facilities. The calculated peak parking demand ratios for both
survey locations are summarized in Table 3. The aggregate peak parking demand
ratio, which blends the peak parking demand and number of occupied units for all
sites in order to reduce the variation due to individual characteristics at each site, is
also presented in Table 3. It is concluded that the peak parking demand ratio, based
on the aggregate of both existing Extra Space Storage sites, is 0.013 vehicles per
occupied storage unit for the weekday and 0.012 vehicles per occupied storage unit
for the weekend (Saturday).

O:\JOB_FILE\4426\Memo'4426-M2.doc
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Forecast Project Peak Parking Demand

As described above, based on the empirical surveys conducted at the comparable
sites, the highest aggregate peak parking demand ratio was determined to be 0.013
spaces per occupied storage unit. Application of this peak parking demand ratio is
appropriate as it results in the most conservative analysis based on the empirical site-
specific survey data. Application of this peak parking demand ratio to the proposed
2,000-unit self-storage project yields a forecast peak parking demand of 26 parking
spaces (i.e., 0.013 spaces/occupied storage unit x 2,000 storage units = rounded to 26
spaces) which assumes that all storage units are fully occupied. In comparison, this
empirically derived peak parking demand (i.e., 26 spaces) is fairly similar to the
parking demand forecast (i.e., 27 spaces) when applying the ITE parking ratio for
self-storage facilities to the proposed project.

As previously noted, the parking supply for the project is planned to total 51 on-site
spaces. Therefore, it is concluded that the proposed parking supply for the project is
sufficient to accommodate the empirically-derived peak parking demand of 26
vehicles. During other time periods of the day and other days of the week, a greater
parking surplus could be expected for the proposed project.

Summary of Key Findings and Conclusions

This parking demand analysis was prepared for the Extra Space 1070 Inglewood
project in order to determine if sufficient on-site parking exists to adequately
accommodate the future peak parking demand following full occupancy of self-
storage facility. Based on the parking analysis, the following conclusions are made:

1. Pursuant to the application of the City of Inglewood Municipal Code parking
requirements to the future planned project, a total of 98 parking spaces would
be required. When compared to the total future parking supply of 51 spaces, a
theoretical shortfall of 47 parking spaces is calculated.

2. Research was also conducted regarding the parking requirements for the self-
storage warehousing land use in other nearby jurisdictions for informational
purposes only. Generally, while it is found that three (3) jurisdictions in the
area (i.e., City of Hawthorne, City of Los Angeles, and City of El Segundo)
would theoretically require fewer or roughly the same number parking spaces
than the City of Inglewood Municipal Code parking ratio for self-storage
warehousing land uses, the variance in requirements is extensive. As such,
application of the City’s self-storage warehouse land use parking ratio to the
proposed project is not recommended based on LLG’s experience.

O:\JOB_FILE\4426\Memo'4426-M2.doc
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3. The average parking ratio for ITE Land Use Code 151 (Mini-Warehouse) on a
typical weekday is 1.36 parked vehicles per 100 storage units, while the
average parking ratio on a typical Saturday is 0.94 parked vehicles per 100
storage units. Application of the Land Use Code 151 average parking demand
ratios to the proposed project would result in a forecast weekday peak parking
demand of 27 vehicles (i.e., 1.36 parked vehicles x 2,000 units / 100 units =
rounded to 27 parked vehicles).

4. Empirical parking demand studies of two (2) existing self-storage facilities
have been conducted in order to determine existing parking demand ratios for
other Extra Space self-storage sites. The derived peak parking demand ratio,
based on the aggregate of both existing Extra Space Storage sites, is 0.013
vehicles per occupied storage unit for the weekday and 0.012 vehicles per
occupied storage unit for the weekend (Saturday).

5. Application of the empirical peak parking demand ratio to the proposed
project yields a forecast peak parking demand of 26 parking spaces (i.e., 0.013
spaces/occupied storage unit x 2,000 storage units = rounded to 26 spaces).
Both the empirically derived peak parking demand (i.e., 26 spaces) and the
ITE-generated parking demand (i.e., 27 spaces) are much lower than the
City’s Code parking requirement of 98 spaces. Therefore, LLG recommends
employment of either the site-specific parking ratio or the ITE parking ratio to
the proposed project in order to determine the adequacy of the proposed
parking supply to meet the forecast parking demand.

Please feel free to contact us at 626.796.2322 should you have any questions
regarding this parking assessment conducted for the Extra Space 1070 Inglewood
project.

c: File
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Table 2
PARKING ACCUMULATION SURVEYS
EXTRA SPACE STORAGE (SURFACE PARKING LOTS)
SATURDAY, APRIL 3, 2021

11 TIME OF DAY [2
PARKING NO. OF 8:00 AM 9:00 AM 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM
LOCATION SPACES| occ. PERCENT 0OCC. PERCENT 0OCC. PERCENT OCC. PERCENT OCC. PERCENT OCC. PERCENT OCC. PERCENT 0OCC. PERCENT 0OCC. PERCENT 0OCC. PERCENT OCC. PERCENT OCC. PERCENT OCC. PERCENT
3846 W. Century Boulevard, Inglewood Site
Standard Spaces 33 3 9.1% 4 12.1% 2 6.1% 4 12.1% 4 12.1% 5 15.2% 2 6.1% 2 6.1% 1 3.0% 1 3.0% 1 3.0% 0 0.0% 0 0.0%
Accessible Van Spaces 1 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Total Inglewood Site Parking 34 3 8.8% 4 11.8% 2 5.9% 4 11.8% 4 11.8% 5 14.7% 2 5.9% 2 5.9% 1 2.9% 1 2.9% 1 2.9% 0 0.0% 0 0.0%
5855 W. Centinela Avenue, Los Angeles Site
Standard Spaces 16 8 50.0% 9 56.3% 8 50.0% 9 56.3% 9 56.3% 10 62.5% 9 56.3% 7 43.8% 7 43.8% 7 43.8% 5 31.3% 5 31.3% 5 31.3%
Reserved Spaces 3 75.0% 3 75.0% 4 100.0% 4 100.0% 4 100.0% 4 100.0% 4 100.0% 4 100.0% 4 100.0% 4 100.0% 3 75.0% 3 75.0% 3 75.0%
Loading Spaces 3 1 33.3% 0 0.0% 0 0.0% 1 33.3% 1 33.3% 1 33.3% 1 33.3% 1 33.3% 1 33.3% 1 33.3% 0 0.0% 0 0.0% 0 0.0%
Accessible Van Spaces 1 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Total Los Angeles Site Parking 24 12 50.0% 12 50.0% 12 50.0% 14 58.3% 14 58.3% 15 62.5% 14 58.3% 12 50.0% 12 50.0% 12 50.0% 8 33.3% 8 33.3% 8 33.3%
Total Both Sites Parking Demand 58 15 25.9% 16 27.6% 14 24.1% 18 31.0% 18 31.0% 20 34.5% 16 27.6% 14 24.1% 13 22.4% 13 22.4% 9 15.5% 8 13.8% 8 13.8%
[1] Parking inventory confirmed by LLG Engineers in March 2021.
[2] The existing hourly parking demand was determined based on parking occupancy counts conducted at the surface parking lots for each site by The Traffic Solution in March/April 2021.
»
>
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Table 3
SUMMARY OF PEAK PARKING RATIOS [1]
Existing Extra Space Self-Storage Facilities

OBSERVED TOTAL PEAK PARKING PEAK PARKING RATIOS
PEAK PARKING TOTAL OCCUPIED RATIOS APPLIED TO
DEMAND UNITS UNITS (PER OCC. UNIT) PROPOSED PROJECT
Date SPACES UNITS OCC. UNITS SPS/OCC. UNIT OCC. UNITS | SPACES
Extra Space Storage, 3846 Century Boulevard, Inglewood
Wednesday, March 31, 2021 7 [2] 563 540 0.013 2,000 26
Saturday, April 3, 2021 53] 563 547 0.009 2,000 18
Extra Space Storage, 5855 West Centinela Avenue, Los Angeles
Wednesday, March 31, 2021 14 [4] 1,147 1,085 0.013 2,000 26
Saturday, April 3, 2021 15 [5] 1,147 1,085 0.014 2,000 28
Aggregate of Both Sites
Wednesday, March 31, 2021 21 1,710 1,625 0.013 2,000 26
Saturday, April 3, 2021 20 1,710 1,632 0.012 2,000 24

(1]

[2]
B]
[41
[5]

Based on parking accumulation surveys conducted by The Traffic Solution on Saturday, April 3 and Wednesday, March 31, 2021
at existing Extra Space Self-Storage facilities.
The peak parking demand occurred at 10:00 AM on Wednesday, March 31, 2021.

The peak parking demand occurred at 1:00 PM on Saturday, April 3, 2021.

The peak parking demand occurred at 5:00 PM on Wednesday, March 31, 2021.

The peak parking demand occurred at 1:00 PM on Saturday, April 3, 2021.

A

LINSCOTT, LAW & GREENSPAN, engineers
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TRIP GENERATION AND PARKING STUDY
FOR PUBLIC STORAGE FACILITIES
IN LOS ANGELES AREA

Prepared for:

PUBLIC STORAGE, INC.

Prepared by:

Crain & Associates
2007 Sawtelle Boulevard, Suite 4
Los Angeles, California 90025
(213) 473-6508

September 1987



INTRODUCTION

Public Storage, Inc. (PSI), a developer of self-storage, mini-warehouse facilities
throughout the country, retained Crain & Associates to conduct a study of its
facilities in the Los Angeles area to determine their trip-generating characteristics.
In addition, PSI requested that a parking analysis be performed for these facilities in
conjunction with the trip generation study. Results of both analyses would be
compared to current standards and requirements to determine whether those

standards and requirements may be appropriate for these type of facilities.

The following report describes the subject facilities, methodology, analysis, findings
and conclusions of the study. An Appendix also is included, which summarizes the

data collected.



DESCRIPTION OF FACILITIES

PSltis the largest developer and manager of self-storage facilities in the United
States. Generally, a PSI facility consists of one to seven buildings, single-story and/or
multi-story, containing an aggregate of between 300 and 1,000 storage spaces or
units. The facilities are leased for storage purposes only. Other uses such as retail,
repair and fabrication, are prohibited in the lease agreement. Storage space is

leased by both individuals and businesses.

A facility site is approximately two to five acres, located in or near large population
centers and close to concentrations of apartment complexes, single-family
residences and commercial developments. The sites usually can be seen and/or

accessed from a freeway or major thoroughfare.

Each facility has a security manager’s quarters in one of the buildings near the site
entrance. The manager's quarters includes a small office for transacting business
with present and prospective tenants. The area containing the storage unitsisa
secured area. Access into and out of this area is enabled by electrically operated
gates opened by a push-button, coded-control mechanism, with each tenant having

his or its own special access code number.

Parking is provided on-site near the manager’s quarters and the storage buildings.
However, parking for the storage buildings may not actually be striped since the
layout of the buildings and the tenant’s need to have close-by parking may preclude
an effective striped parking arrangement. Instead, large unmarked areas are
available near and between the buildings, which allow convenient parking access to

most storage units.



There are approximately 70 PSl sites in the Los Angeles area at the present time,
ranging between 20,000 and 140,000 square feet of available building area. The
majority are in the 40,000 to 80,000 square-foot category, with the average size

between 62,000 and 63,000 square feet. Overall, about 85 percent of these facilities

in this area are occupied.
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