
 
TO:        James L. App, City Manager 
 
FROM:     Ronald Whisenand, Community Development Director 
 
SUBJECT:    Downtown Parking Action Plan 
  
DATE:       May 30, 2007  
 
 
Needs: For the City Council to receive further community input and approve a Downtown 

Parking Action Plan.  
 
Facts: 1. On March 6, 2007, the Council was presented with a draft Downtown Parking 

Action Plan (Council Report and Action Plan Memo Attached). 
 

2. The Draft Action Plan, which was based on an earlier downtown parking study 
and successful programs from other quality downtown communities, pointed 
out the importance of: 
a. increasing parking turnover and managing available parking through 

metered time restricted parking; 
b. maximizing underutilized downtown parking spaces by expanding the 

acceptable walking distance to 3-4 blocks or 2 ½ minutes; and 
c. planning for the acquisition, construction, and maintenance of future 

parking facilities through implementation of a variety of funding sources 
including meter revenues and fines. 

 
3. While there appeared to be little community opposition to expanding the 

acceptable walking distance (Action Plan item 2b above), the Council heard 
from several Mainstreet Board Members of their opposition to installing 
parking meters in the downtown. 

 
4. The meeting concluded with no formal action being taken.  The Council did 

express desire to continue to explore parking supply and financing options. 
 
5. While opinions vary on whether we have a sufficient supply of public parking in 

the downtown, a plan is needed to ensure that the City has sufficient parking to 
meet the future needs of our downtown and to address parking turn over 
(extended employee use of prime downtown parking spaces). 

 
Analysis &  
Conclusion: The City’s General Plan and Economic Strategy both call on the City to protect and 

grow the downtown as a community amenity.  The development fabric of quality 
historic downtowns such as ours consists of multi-storied adjoining commercial 
buildings that create a pedestrian oriented shopping experience.  Parking is provided for 
on the street and in strategically located public parking lots and/or parking structures 
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rather than breaking up the development pattern by being placed privately on individual 
parcels. 

 
In order for the City to allow the downtown to develop and grow, an adequate supply 
of parking is necessary for employees, customers, and visitors.  Parking, in addition to 
opportunities for alternative forms of transportation such as public transit, insures that 
our citizens can access downtown businesses and recreational opportunities. 
 
As previously reported, the development of downtown parking is a very expensive 
undertaking for any city.  The question is therefore not whether additional parking will 
be a benefit to the downtown, but rather how to pay for it. 
 
As previously reported, municipal parking structures to meet the long term needs of 
active downtowns, cost approximately $45,000 per parking space to build.  Analysis 
attached to your March 6th Council Report estimated land acquisition and construction 
of a 500 space parking structure would cost approximately $22.5 million.  Maintenance 
of that facility has been estimated at $300,000 annually. 
 
At the March 6th meeting, Council asked whether an alternative of providing surfaced 
parking lots would be more cost effective.  Since your last meeting, staff has calculated 
the cost of developing downtown parking, including property acquisition, 
demolition/site clean up, business relocation, and construction.  The costs for such a 
lot have been estimated at just under $3.5 million.  While this figure is somewhat lower 
than that of a parking structure, it will only accommodate 40 new parking spaces (rather 
than 500) and results in a cost of $86,500 per parking space (up from $45,000). 
 
Leasing of downtown property was also mentioned by at least one Councilmember as 
an option to explore.  While leasing would relieve the City from the need to acquire the 
property (estimated at $1.9 million), site demolition, clean-up, and construction would 
still cost the tax payers an estimated $1.6 million.  Lease costs for sufficient property to 
accommodate 40-50 parking spaces are estimated at $6,000 per month ($72.000/yr) and 
would adjust annually with the CPI.  Finally, the City Attorney has indicated that it 
would be inappropriate for the City to enter into a private short term lease because 
public funds would be used to improve private property. 
 
As the above analysis points out, downtown parking is an expensive proposition.  While 
downtown merchants express the desire to maintain our long standing practice of 
maintaining and constructing “free parking,” the Council can see that “free parking” 
comes at a very high cost. 
 
Successful programs do exist for cities to finance long term parking strategies while 
minimizing significant impacts to limited capital improvement budgets.  The closest 
example exists in the City of San Luis Obispo where the community has planned 
several parking lots and structures in and around their downtown.  They have 
constructed a total of three parking structures to date to accommodate planned 
downtown redevelopment and have a fourth structure in the early planning stages.  
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These parking facilities are paid for using bond financing.  To avoid costly impacts on 
their General Fund revenues, the bonds are financed by the users of the facilities.  The 
breakdown on bond repayment is as follows: 
 

• Parking meter revenues – 36% 
• Parking structure revenue – 32% 
• Parking fines – 20% 
• Leasing of commercial space associated with the parking structure – 6% 
• Other sources such as parking in lieu fees – 6% 

 
While they may not be popular with downtown merchants, it is hoped that the Council 
can see that parking meter revenues and fines are a critical financing strategy for cities 
that choose to plan for downtown parking.  Also as previously stated by your 
downtown parking consultant, parking meters are one of the only proven methods to 
control parking behaviors through pricing strategy.  Parking experts agree that proper 
pricing is an effective tool to ensure adequate parking always exists for the people who 
need access to the downtown. 
 

Fiscal  
Impacts: Implementation of a Downtown Parking Action Plan will have fiscal impacts that need 

to be calculated.  The costs to prepare necessary parking management and financing 
strategies, will not be known until proposals are received from firms with expertise in 
this area.  These firms will also provide recommendations on meter design, placement, 
and pricing to address city needs and user convenience concerns. 

 
Options: 

a. Direct staff to implement a Downtown Parking Action Plan including seeking 
proposals from individuals qualified in parking management.  The Downtown 
Parking Action Plan shall contain the following principles: 

 
• Increase parking turnover and manage parking availability in the downtown 

through metered time restricted parking. 
• Maximize underutilized downtown parking spaces by expanding the acceptable 

walking distance to 3-4 blocks or 2 ½ minutes. 
• Plan for acquisition, construction, and maintenance of future parking facilities 

through implementation of a variety of funding sources including meter 
revenues and fines. 

 
b. Amend, modify, or reject the above option. 

 
Attachments: 
 
1. March 6, 2007 Council Report 
2. January 30, 2007 Action Plan Memo 
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