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Rochester Parking Analysis

Executive Summary

The results of the parking analysis show that, although some of the public surface lots do operate at
maximum capacity during peak parking demand periods, there is currently sufficient parking supply in
the downtown study area in general to support current business activity.

Our findings indicate that parking availability in the most high-demand parking areas could be improved
by better managing existing parking assets through new pricing policies, with a more dedicated level of
consistent parking enforcement, and through the acquisition of new parking control and parking
enforcement technologies.

The comparable downtown analysis shows that Rochester’s meter rate of $.25 per hour is well below
the on-street rates charged by other downtowns, and that Rochester’s parking enforcement program is
not as robust as the other downtowns included in the analysis. The comparable downtown analysis
revealed that Rochester is the only city that subsidizes its parking program with direct cash contributions
from the general fund. The general fund contribution required to balance the parking fund operational
budget for FY2013 is expected to exceed $111,000 (in addition to a DDA contribution of $50,000
budgeted for FY2013).

The parking budget and financial analysis shows that the parking fund has been operating at year-end
deficits every year since the early 2000’s, due to artificially low on-street parking rates, free parking in
public lots, and a steady reduction in parking enforcement activity over the years. However, the City has
maintained parking system operational expenses relatively steady over the past five years.

One of the most pressing decisions the City must address is what to do with its existing parking meters.
The existing fleet of old mechanical parking meters is functionally obsolete and in need of replacement
(if the decision is made to continue to charge for on-street parking). We have included a number of
technology options for the City to consider in replacing its on-street meter fleet, with a summary of
equipment costs, along with a summary of the advantages and disadvantages of each technology
option.

Similar to the antiquated mechanical parking meters, Rochester’s parking enforcement program consists
of a non-computerized, paper ticket based system that is not in keeping with current best practices for
municipal parking enforcement operations. Potential technology options and costs to address this
situation are included in the report document.

As part of a longer term option (five-plus years), the City may wish to consider consolidating public
parking away from low use lots and into higher demand areas through the creation of structured parking
on existing high demand parking lots. Existing low use lots could then be offered as potential sites for
future development projects.

The final chapter of this report includes a summary of parking policy options; potential pricing scenarios
for customer paid parking, along with potential revenue projections; options for the City to consider for
funding future parking facilities (such as payments-in-lieu of parking and a parking special assessment);
and a summary of potential locations to consider for structured parking.

The ultimate goal of the final pricing and parking system funding strategy should be the creation of a
break even parking program that generates sufficient revenues to cover operational costs, but that also
generates sufficient reserves to cover the cost of future capital improvements.
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Chapter 1: Introduction

The City of Rochester and the Rochester DDA initiated this parking study to analyze current parking
conditions in the downtown area and to develop an overall parking strategy. The last time downtown
parking supply and demand was fully analyzed was in 2003. At that time, the study results indicated
that sufficient parking capacity existed to adequately serve the needs of downtown. It has been nearly
ten years since the last detailed parking study was completed for downtown Rochester. In an effort to
update the findings of the 2003 parking study and to assess current parking conditions, the
City/DDA/Planning Commission requested McKenna Associates to perform a detailed analysis on
existing downtown parking conditions.

The primary purpose of this study effort is to provide analysis on the adequacy of existing parking
conditions, to assist in developing parking management options that will better serve existing
downtown businesses, and to present options for planning and managing the downtown parking system
to accommodate future development.

The project’s defined goals include:
Update and confirm existing parking supply, utilization and occupancies and determine current
parking adequacy.
Review current parking management practices and operations and provide analysis.
Review and analyze the past five years of parking revenues and operational expenses.
Estimate and analyze future parking demand based upon possible development scenarios.
Develop and present options for managing public on-street and off-street parking assets to
accommodate current and future needs.

The primary study area evaluated was downtown Rochester along the downtown Main Street
commercial corridor. The defined study area boundary includes Main Street from Old Town Road to the
north; Paint Creek to the east; Mill Street to the south and Pine Street to the west. For the purposes of
the analysis, the study area was sub-divided into ten (10) sub-areas based upon existing land use
clusters and block configurations. (See attached Map 1 — Parking Analysis Study Area).

The services provided by McKenna Associates with the assistance and cooperation of the City of
Rochester personnel include:
Inventory of all public and private on- and off-street parking spaces within the downtown.
A comparabile city analysis of similar downtown parking systems.
A detailed historical analysis of parking budget, revenues and operational expenses over the
past five (5) years of parking activity.
Stakeholder outreach to gain direct comments and input from downtown property owners,
merchants and the general public.
Analysis of options for managing public parking assets to include a review of various parking
control technologies and equipment, as well as parking management options.
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A preliminary report and formal presentation of the study findings and management options to
the City/DDA/Planning Commission.

Incorporated feedback from the formal presentations and review of the preliminary report

A final report document with updated maps, tables, graphs and a final parking demand model
by sub-area.

Parking Inventory

Documentation of parking inventory included a detailed listing, field verification and mapping of on-
street and off-street parking in the downtown study area, to include both public and private parking
facilities. The inventory effort utilized the previous 2003 parking study inventory as a starting point and
confirmed or amended that information to reflect current conditions. McKenna utilized aerial
photography to identify parking facilities in the study area and confirmed actual space counts through
the assistance of City personnel who provided field verification for all parking space counts. The effort
attempted to count all parking spaces contained in the study area to include private lots and spaces.
While efforts were made to count all parking contained in the study area that would be available to
customers or the public, it is acknowledged that some very small private spaces or individual spaces for
residential tenant parking may not have been included in our inventory counts.

Parking Occupancies and Document Findings

Once the parking inventory mapping was completed, McKenna (with the assistance of City field
personnel), conducted parking occupancy counts on-street, at all City/DDA public parking lots, and at
larger private or institutional lots located within the study area (such as the Post Office and Library). By
recording actual parking occupancies at the primary parking facilities serving downtown Rochester, an
understanding of overall parking adequacy within the study area is gained.

Parking counts were recorded on two different weekday daytime periods on Friday, February 15, 2013
and on Thursday, February 21, 2013. Counts were taken at 9:00am; Noon; and 3:00pm on each of the
weekday daytime periods. The weekday time periods represent typical peak parking demand periods
for most downtown environments. Parking counts were also performed on Friday evening, February 22,
2013 to document parking conditions on a typical weekend evening period. These evening occupancy
counts were conducted at 6:00pm; 8:00pm and 10:00pm. In addition to the detailed occupancy counts
mentioned above, McKenna visited Rochester on Friday evening and Saturday daytime, January
25"/26™, 2013 to observe general parking conditions for the very popular “Fire and Ice” special event.

Comparable City Parking Analysis

McKenna obtained detailed information on four (4) other southeast Michigan downtown parking
programs that are comparable to downtown Rochester in terms of size, market conditions and
demographics. The cities selected for this analysis include: Plymouth; Northville, Grosse Pointe and
Birmingham. The comparable city analysis includes information on parking rates and fines charged;
information on how each city’s downtown parking programs are organized and managed; how each city
funds and finances its parking capital improvements and ongoing maintenance programs.
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Parking Revenue and Expense Analysis

McKenna performed a detailed historical review of actual parking system revenues and expenses for the
previous five (5) fiscal years, as well as the current fiscal year budget projections to determine actual
revenue streams and operational costs associated with operating the current City of Rochester parking
system. This analysis included a review of actual parking revenues generated from user fees and fines,
as well as contributions of cash or services from the DDA and City to support the parking fund.

Stakeholder Outreach and Customer Surveys

McKenna Associates engaged various downtown constituencies affected by parking through facilitated
workshop-style interactive meetings that were followed by survey cards completed by those in
attendance. Two workshops were conducted - one with the downtown property owners group, and one
with the downtown merchants group. McKenna also developed and administered a simple
customer/user survey online via “Survey Monkey”. The results of the constituent workshop comments
and survey cards, and the online customer survey are summarized and included in the final report
document and presentation.

Parking Management and Operational Analysis

McKenna’s analysis identifies current management and operational practices, parking fees charged,
parking policies and time limits currently in use, user allocations/assignments, type(s) of parking control
equipment currently utilized and parking enforcement practices. This information is summarized and
compared against the findings of the comparable city analysis and the results included in this report.

Final Report

After review of the preliminary report and presentation of the findings and analysis to the
City/DDA/Planning Commission, McKenna will incorporate final feedback into a final report. The final
report document includes the information and analysis described above and includes a set of
management, operational and technology options for the City/DDA to consider in developing the new
downtown parking system. The final report will include the parking model already developed by
McKenna that projects future parking demand based upon full theoretical build-out of the downtown
study area based upon the City’s new Master Plan. The final report document and submittals will also
include a set of shared parking demand models by sub-area that can be used by the City/DDA in the
future to estimate potential parking demand impact created by proposed new development projects on
a project-by-project basis.
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Chapter 2: Parking Supply and Utilization

On-Street Parking

All on-street parking is controlled by the City of Rochester, including parking along Main Street. Most of
the on-street parking is two-hour time limited meter parking (prior to meters being removed as part of
the Main Street construction project). There are also a total of seven (7) parking spaces designated as
20 minute parking. Two 20 minute spaces are located on the north side of Third Street near Main Street,
and five (5) 20 minute spaces are located on the south side of Fourth Street near Main, next to the Lytle
Pharmacy.

Other than Walnut Street, which has angled parking, all other on-street parking in the study area is
parallel parking. Prior to the reconstruction of Main Street, completed in the fall of 2012, all on-street
parking along Main Street was two-hour metered parking. Since reconstruction, the City has decided to
postpone putting any parking meters back on Main Street until after this parking analysis has been
completed. Because there are no time limits currently posted, all parking along Main Street is
unrestricted at this time. As shown on Map 2, there is currently a total of 294 public parking spaces on-
street in the study area.

Off-Street Parking

As Map 3 illustrates, there is a total of ten (10) municipally controlled public parking lots in the study
area, representing a total of 984 un-metered public off-street parking spaces. The public municipal lots
tend to be larger in area and are conveniently located behind commercial buildings on both sides of
Main Street. There are also a large number of private surface lots scattered throughout the study area
that serve individual business locations. Most of the private commercial lots are small, with twenty (20)
spaces or fewer. However, there is a large private parking lot and underground facility that serves 543
Main Street north of University Drive in Sub-Area 1. Other larger commercial private lots are the 40-
space Chase Bank lot located on the southeast corner of Fourth & Walnut, the 40-space Masonic Lot
located off Walnut Street north of Third Street (currently leased by the DDA), a 188-space lot serving the
Rochester Mills property, and the 115-space Royal Park employee lot on the eastern edge of the study
area along Paint Creek.

Finally, there are large parking lots serving the Rochester Hills Public Library (237 spaces) and the Post
Office (119 spaces) in Sub-Area 2. These latter lots are intended to serve the specific properties they are
attached to, however all of these lots are technically public parking because they have no signage
prohibiting parking or restricting parking to any time limits. Map 3 shows the inventory of off-street
parking located in the study area. The table below shows the total breakdown of parking.

Private Off-Street = 1,438
City/DDA Public Off Street = 1,041
Total Off-Street Spaces = 2,479
Library/Post Office = 356
Total On-Street Spaces = 294

Total Spaces in Study Area= 3,129
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Operational Efficiency

It is a widely held standard within the parking industry that a parking facility operates at optimum
efficiency when occupancy levels during peak demand periods are between 85% and 90% of total
capacity. If a cushion of 10% to 15% of total capacity is not maintained, there will be the perception that
the parking facility is full, even though some spaces may still remain open. This situation may be
compounded during winter months in Michigan when total capacity is sometimes reduced by snow piles
or other obstructions.

Therefore, when parking facilities consistently operate at 90% or greater during peak demand periods
they are considered to be effectively full. Parking facilities that consistently operate at greater than 90%
of capacity can frustrate customers and can cause increased traffic congestion due to cars circling the
parking lot or city block looking for available parking spaces. For these reasons, physical planning and
management practices should set a goal of achieving a maximum peak parking occupancy levels of 85%
of total supply for maximum operational efficiency.

Car Counts

In performing the parking analysis for downtown Rochester, field technicians recorded car counts of
actual parking occupancy levels for all City/DDA owned parking lots, and for a number of the larger
private off-street lots located in the study area. Field technicians also observed and documented
parking occupancy levels for on-street parking. For off-street facilities, technicians recorded the raw car
counts and the percentage of occupancy that the raw numbers represent relative to the total supply of
each facility. For on-street parking, technicians recorded the number of spaces open on a block-by-
block basis at specific time periods during the data collection days.

Car counts were performed on two different weekdays (Friday February 15, 2013 and Thursday February
21, 2013) at 9:00am, Noon, and 3:00pm. Occupancy counts were also performed on Friday evening
February 22, 2013 at 6:00pm, 8:00pm and 10:00pm.

Occupancy Findings

As the following tables and figures illustrate, most of the parking lots (both public and private) that
directly serve Main Street businesses were found to be operating at peak occupancy rates of 90% or
greater during the daytime afternoon periods surveyed. Conversely, none of the lots peaked above 85%
during the morning periods surveyed. The results of our Friday evening occupancy counts show that
many of these same lots demonstrated higher occupancy levels on a Friday evening than was observed
during typical daytime periods. The Chase Bank Lot and Masonic Lot located in Sub-Area 5 on the west
side of Main Street were both particularly well utilized showing peak evening occupancies of 100%.

Parking Availability Perceptions

Based upon the very high occupancy rates observed in the lots directly serving Main Street businesses, it
is reasonable to understand how customers and merchants could believe that there is a parking
“shortage” downtown. However, the results of the occupancy counts also demonstrate that there is
sufficient parking supply in the study area in other lots that are located on the perimeter of the study
area. For example, municipal Lot #13 (Firestone Lot) located north of University Dr. never exceeded
44% of its total capacity during the daytime and it showed even less utilization during the Friday evening
period. Two other municipal lost that showed ample parking availability during all data collection
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periods were Lot #1 (Elevator Lot) located at University and Water St., and Lot #9 (Kinko's Lot) located in
Sub-Area 9 off of Walnut St. south of Second St. While it is acknowledged that Lot #7 (Farmers Market
Lot) is located a distance from Main Street with a fair degree of slope that affects pedestrian walkability,
this lot showed extremely low utilization never exceeding 13% of total capacity.

Conclusions

Based upon the results of the parking occupancy car counts, it is apparent that the parking lots located
closest to Main Street are operating at a capacity of over 90% on a regular basis during typical weekday
time periods, and on Friday evenings. As explained earlier in this chapter, a parking facility operating at
90% or greater of its capacity is considered to be effectively full. However, it is important to note that
most of the parking facilities located farther out from Main Street are operating at well below 90%
capacity, and in fact have parking available during peak daytime and evening periods.

The on-street car counts indicate that most on-street parking is very heavily utilized on a consistent
basis, particularly on Main Street, Walnut Street north of Third Street, and on the side streets
immediately adjacent to Main.

Considering the findings of the parking occupancy car counts, it appears that the creation of additional
parking supply may be warranted - particularly to support any new development within the study area.
However, as discussed in greater detail in Chapter 6, McKenna believes in the short term a more
balanced level of parking utilization can be achieved by better managing existing public parking assets
through the use of parking rates, time limits, proper enforcement and by better allocating existing
parking resources that are intended to serve downtown employees. By properly managing existing
public parking assets with appropriate rates and proper enforcement, the City can help to balance
existing demand and “buy time” until additional public parking supply can be planned and constructed.

For long term improvements and to accommodate future development downtown, the City/DDA may
wish to consider divesting from under-utilized parking lots and offering those lots for development in
favor of constructing structured parking on the existing lots that are highly utilized. Please refer to the
parking lot “heat maps” on the following pages that depict level of occupancies by parking lot for both
the typical weekday occupancy levels, and for the Friday evening occupancy counts that were
performed.

(Please see Exhibit A for parking inventory maps and inventory summary table, and Exhibit B for parking
occupancy tables and maps of parking occupancies by lot).
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Chapter 3: Current Conditions

The actual ownership of existing downtown public parking facilities is split between the City of
Rochester and the Rochester Downtown Development Authority (DDA). The DDA owns a majority of the
land area devoted to public parking, but the City of Rochester owns all of Lot #1 (Elevator Lot) and Lot #2
(Main Street Plaza Lot). The City and DDA each own portions of Lot #3 (Mr. B’s Lot) and Lot #4 (Pine &
Walnut), with the balance of land ownership of downtown parking lots belonging to the DDA. The City’s
Public Works Department is responsible for maintaining and repairing the lots, and for providing snow
removal, general housekeeping and landscape maintenance services. These maintenance and upkeep
services are charged to the DDA based on actual staff time and material costs.

On-street parking meters are owned by the City and the Rochester Police Department is responsible for
parking enforcement, meter collections and meter maintenance. There is no dedicated parking
management or administrative staff. Instead, general administrative and accounting functions are
performed by various City personnel, with a percentage of payroll expenses charged to the parking fund
to support these functions. Overall policy making and regulatory authority rests with City Council.
While the DDA through its ownership of lots and the Planning Commission through its planning
authority have an impact on parking policy in the City, other than City Council, there is no other
committee or board entity that is responsible for parking policy, regulations, governance or oversight.

The analysis of parking system revenues and expenses included a review of the parking system year-end
actual budgets from 2008 through 2012, and the projected year-end budget for FY2013. McKenna also
performed a cursory review of parking system year-end budget numbers going back to 2002. As the
graphs in Exhibit C demonstrate, parking system operational expenses have been held to about the
same level since 2008, averaging just over $184,000 annually.

However, parking system revenues have been steadily declining over the past number of years. In fact,
the parking system operational budget has had year-end running deficits since 2006. Prior to 2009,
there were sufficient reserve funds in the parking fund to cover operational deficits. The parking
reserve funds were generated primarily by Pay-in-Lieu-of-Parking (PILP) fees that were paid by
developers in the early 2000’s. But as of year-end 2009, parking reserve funds had been exhausted and
the City/DDA had to begin to cover operational deficits with a combination of DDA payments to the
parking system, and the City having to cover year-end deficits by transferring money from the City’s
general fund.

Prior to 2009, the Rochester DDA paid a set, flat rate amount of $34,000 annually to the parking fund to
cover operational expenses of DDA-owned parking lots, and to cover the cost of bagged meters for DDA
sponsored special events. After the 2009 budget year, an internal analysis was performed by City staff
in an attempt to more accurately allocate administrative, labor and operational costs of City personnel
performing parking-related functions and services. As a result of this internal analysis, starting in
FY2010, the DDA started to pay a flat rate of $12,000 annually to the parking fund. In addition to this
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flat rate, the DDA started to pay actual snow removal and maintenance costs for City DPW personnel to
maintain DDA-owned parking lots.

The net result of these attempts to more accurately allocate the true cost of City labor and
administrative support of the parking system, combined with declining parking revenues has resulted in
the City having to balance the parking fund with general fund revenues each year since 2010. As the
graphs below demonstrate, DDA and general fund support of the parking system has steadily increased
since 2010, while actual parking revenues have steadily declined.

The cause of the decline in parking revenues is the result of a combination of reasons that include: a loss
of parking meters due to physical obsolescence; the lack of any recent development projects paying
fees-in-lieu of parking, and a general but steady reduction in parking fines and enforcement revenues.
The significant drop in parking revenues and enforcement income for FY2013 is primarily due to the
reconstruction project on Main Street, and the bagging of meters and easing of enforcement activity
that was done in an effort to mitigate the impact of the Main Street reconstruction project on
downtown merchants and customers.

The chart below demonstrates how actual parking revenues have been decreasing over the past five
years as a percentage of total revenues, and the amounts of DDA contributions and City general fund
contributions that have been needed as a percentage of total revenues to balance the parking fund on
an annual basis.
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Obsolete Parking Meters

The existing fleet of parking meters consists of mechanical parking meters that date back to the 1980’s
or earlier. The “guts” of these old meters consist of rather intricate mechanical time devices with
moving parts that require ongoing maintenance and the use of solvents and lubricants to keep the
mechanisms from freezing in winter months and from seizing due to rust or oxidation during periods of
rainy weather. In addition to the high degree of maintenance required to keep these older meters
operational, there is a number of other significant drawbacks to the continued deployment of older
mechanical meters that include:

A They offer zero flexibility in terms of adjusting parking rates or time limits

A They accept coins as the only method of payment

A Internal mechanical parts routinely jam and malfunction

A They do not offer any type of internal auditing controls

A The manufacturer no longer services meters, and they no longer make replacement parts
A The only way to repair broken meters or replace parts is to cannibalize other meters

In summary, the older mechanical parking meters currently deployed in downtown Rochester represent
dead technology that needs to be replaced if the City decides to continue to charge for on-street
parking. Potential replacement technology options for on-street meters are discussed in detail in
Chapter 6.

Off-Street Lots

As mentioned in Chapter 2, there are a total of ten (10) City/DDA owned parking lots serving downtown.
Most of the public parking lots McKenna observed are physically located immediately behind businesses
along the east and west sides of Main Street. These public lots offer easy access from the back alleys
along both sides of Main Street, and they are well designed with landscaping and perimeter masonry
screening walls, and very well maintained. As demonstrated in Chapter 2, most of the public parking
lots are well utilized. All public parking lots offer free, time-limited parking. Most of the lots are signed
for three hour customer parking. Portions of the Pine and Walnut Lot are signed for 10 hour employee
parking. The Farmers Market Lot off Third Street is also intended for long term employee parking.

Meter Rates and Fees

The current meter rate is $.25 per hour, which has remained unchanged since the 1970s. This is very
low compared to most cities in the region and throughout the country. Other than posting areas within
the lots as either 3 hour or 10 hour time limited parking (violations of which could result in parking
fines), the City of Rochester does not charge for parking in any of the downtown public parking lots.

Enforcement

Parking enforcement is the responsibility of the Rochester Police Department and is performed by a
non-sworn Ordinance Enforcement Officer, who devotes approximately 60% of total time to parking
enforcement and meter collections. The remaining 40% of the Ordinance Enforcement Officer’s time is
spent performing code enforcement activities and assisting police with dispatch services and other
general support services.

The fine for an expired meter is $5 and it is a $10 fine for overtime parking. All fine revenues are
retained by the parking fund. The City does not have a computerized handheld ticket writing system
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and it continues to issue old fashioned paper tickets and tracks all ticket payments manually through an
in-house database.

From 2008 through 2010 the City issued an average of 1,447 tickets per year. Since 2010, enforcement
activity had decreased to less than 500 tickets issued per year. Ticket writing activity was especially
reduced in 2012 for customer service reasons due to the reconstruction project on Main Street that was
completed in the fall of 2012. Parking enforcement is an important element in any municipal parking
operation. Possible improvements to the City’s enforcement efforts are discussed in Chapter 6 of this
report.
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Chapter 4: Comparable Downtown Analysis

In attempting to develop new parking management and operational strategies for downtown Rochester,
McKenna believes it is always a valid exercise to look at other regional downtowns of similar size and
demographics to see how other downtowns are managing their respective parking operations. Early in
the study process, the Parking Study Working Committee (consisting of the City Manager, Deputy City
Manager, Police Chief and DDA Executive Director), recommended the following downtown parking
operations to be included in the analysis: Grosse Pointe, Northville, Plymouth, and Birmingham. Grosse
Pointe, Northville and Plymouth were selected because of their similar size and their overall downtown
composition being similar to Rochester. Even though Birmingham is significantly larger than Rochester,
it was selected to be included in the analysis as an example of an established parking program in a
popular and vibrant regional downtown.

(NOTE: Although Ferndale was not selected to be included in the comparable downtown parking
analysis, Ferndale’s ongoing project to deploy new, multi-space parking control technology has been
closely monitored by the Working Group. The situation in Ferndale will continue to be monitored as the
project evolves and the final results can be known and understood).

McKenna obtained detailed information on the four (4) other downtown parking operations. The
comparable downtown analysis includes information on parking rates and fines charged; information on
how each city’s downtown parking programs are organized and managed; how each city funds and
finances parking capital improvements; and how each downtown deals with ongoing maintenance and
operational programs. Once preliminary information on the respective downtowns was shared with the
working committee, the group decided to visit downtown Grosse Pointe to observe first hand some of
the recent parking technology upgrades that Grosse Pointe has installed in their parking system.

The results of the comparable downtown analysis show that Rochester’s current meter rate of $.25 per
hour is significantly lower than the other downtowns that charge for on-street parking. The analysis also
shows that Rochester’s expired meter fine amount is low compared to the other downtowns; that
Rochester’s parking enforcement is not as robust as most other downtowns analyzed; and that no other
city subsidizes its downtown parking program to level of DDA and City general fund support that is
currently occurring in Rochester.

The following pages in this chapter summarize our findings for the downtowns that were included in the
analysis.

GROSSE POINTE ity of ?x’rmingham
; MICHIGAN %Michigan

Downtown

ity o PLYMOUTH
5}3[%{&1“”@
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3. GROSSE POINTE

On-Street Meters: Yes: 200 Spaces MICHTIGAN
On-Street Rate: $0.75 Hr/$0.50 Hr/$0.35 Hr

Meter Hours: Mon — Sat 9:00am to 9:00pm

Public Lots: 7 - 800 Spaces

Structures: 1-234 Spaces

Total Spaces: 1,034

Parking Exempt District: No (Eliminated in 2011, but Grandfathered Existing Land Uses)
Fee-in-Lieu Program: Yes — All New Development

Parking Enforcement: Yes: Civilian PT

FY 2012 Operating Revenue: $650,040

FY 2012 Operating Costs: $350,004

Net Operating Income: $300,036

Summary of Management & Operations

The City of Grosse Pointe manages the downtown parking program. All public parking is paid parking,
with a rate of $.75 per hour on-street, $.50 per hour in the off street lots and public parking structure,
and $.35 per hour for long term employee parking located in farther out lots and streets. On-street
parking is managed with single space electronic parking meter inserts inside older meter housings
manufactured by Duncan. The electronic parking meters accept nickels, dimes and quarters, but do not
accept bills or credit card payments. Historically, Grosse Pointe utilized individual parking meters in its
downtown public parking lots as well, but has recently installed a new gated pay-on-foot system in one
public lot, with the second public to be reconfigured for a gated pay-on-foot system in the spring of
2013. Annual parking revenues are budgeted at $650,000 for FY 2013, with operating expenses
budgeted at $350,000, resulting in a net parking fund income projected to be $300,000 for FY 2013. All
parking system debt service is paid for by cash reserves generated from net operating income of the
City’s parking operation. Grosse Pointe does not use TIF funds or general fund money to cover any
operating costs or debt service of the parking system.

The City does not have a formal parking exempt district, but existing uses are not required to provide
parking in the downtown. New uses or expansions in the downtown area are required to provide on-
site parking per the City’s zoning requirements, or they must pay a fee in lieu if they are unable to
provide the required on-site parking. The fee in lieu is $9,000 per parking space and must be paid in full
prior to the issuance of a building permit. All parking fee in lieu funds are deposited into the parking
fund to be used exclusively for future parking system capital improvements or major repairs.

Parking Enforcement

Grosse Pointe utilizes part-time civilian officers for downtown enforcement who write approximately
8,000 expired meter/overtime violations per year. Fine revenues total approximately $90,000 per year,
with $35,000 per year retained by the parking fund and the remaining balance of fine revenues going to
the City’s general fund.

24 March 2013



Rochester Parking Analysis

Board/Committee Oversight
City Council sets parking policy based on staff recommendations. There is no formal parking board or
committee.

Most Challenging Downtown Parking Issues Reported
1. “People don't like to get parking tickets.”
2. “People don’t like to pay for parking.”

Example On-Street Parking Meter

Gated Lot With New Pay-on-Exit System

New Pay-on-Exit Machine
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On-Street Meters: No CC\EJQI@ ;L\flﬂe

On-Street Rate: Free

Public Lots: 11 G}J
Structures: 2 Single-level Decks

Total Spaces: 1,963

Parking Exempt District: No

Special Assessment or Fee: Yes — “Parking Credit” Fee-in-Lieu Program

Summary of Management & Operations

The City of Northville maintains on-street parking in the downtown and the Northville DDA is
responsible for all off-street public parking facilities in the Downtown Development Area. All public
parking is free with two-hour time limited parking on-street, and longer term parking available in the
public lots located throughout the downtown area. The City charges a nominal $5 monthly fee for
residents to park overnight in public lots and structures.

Annual operating and maintenance costs of the off-street lots and structures were $78,023 in FY 2012
and paid for with DDA TIF funds. Maintenance costs include snow removal, lighting, general
housekeeping and landscaping.

Northville does not utilize any kind of parking exempt district and it does require all new developments
and major changes in use or expansions to provide parking as required in the City’s zoning ordinance.
However, developers have the option of either creating required parking on site, or they can purchase
“parking credits” for all or a portion of their required parking. This parking credit system was put in
place in 1978 when street meters were removed from the downtown area. The original credit system
grandfathered all existing retail and established a rate of $2,500 per space for changes-in-use or
expansions of less than 50%; and a rate of $4,000 per space for new development or expansions greater
than 50%. The parking credit rates have increased over time as set by the City’s general rate schedule
adjustments, such that current 2013 parking credit rates are $3,915 for changes-in-use/expansion less
than 50%; and $5,440 for new development/expansions greater than 50%. Developers have the option
of paying the parking credits over a ten (10) year period at 6% interest. Developers also have the option
of buying all or just a portion of their required parking in the form of credits. All parking credit revenues
are placed in a designated fund that is reserved by the City to pay for heavy maintenance and repairs,
and for capital improvements. Purchasing credits does not reserve or provide guaranteed or designated
parking in any specific lot or structure.

Parking Enforcement

The DDA Director indicated that the City does not have dedicated enforcement and that enforcement is
mostly self-regulated, with the Police occasionally responding to merchant complaints with periodic
enforcement. Any parking fine revenues that are collected go to the City’s general fund and are not
retained by the parking fund.
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Board/Committee Oversight

The DDA has a standing Parking Committee that meets monthly. The Parking Committee is Chaired by a
member of the Planning Commission, with the DDA Director, DPW Director and Chief of Police serving
on the committee as City staff, along with merchants, property owners and residents.

Most Challenging Downtown Parking Issues Reported:
1. “Employee and owners parking in customer spaces.”

4

2. “Getting the public to park in lots farther from the core.”
3. “People parking all day in time-limited spots.”

Lower Level of Town Square Parking Structure

Parking Regulation
Signs
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Downtown

PLYMOUTH
On-Street Meters: No - 300 Spaces S
Public Lots: 5-656 Spaces
Structures: 1-274 Spaces
Total Public Spaces: 1,000 Spaces
Parking Exempt District: No
Fee-in-Lieu Program: New Development (Just Implemented)
Parking Enforcement: Yes: Civilian, PT
Tickets Issued Per Year: 2,400
Annual Fine Revenues: $30,000

Summary of Management & Operations

Downtown Plymouth has a public parking structure and a number of public surface lots, in addition to
on-street parking. All public parking is free time limited parking, with two hour time limits on-street and
longer term parking time limits in the surface lots and Central Parking Deck. The Plymouth DDA is
primarily responsible for management oversight and parking enforcement of the downtown Plymouth
public parking system. The DDA pays for capital improvements and major repairs to the central garage
with TIF revenues, while the City maintains the lots and garage and is responsible for snow removal,
general housekeeping and landscaping, etc. The City of Plymouth does not charge back any of these
operational expenses to the parking system.

Plymouth does not have an official downtown parking exempt district, but it is City policy to discourage
the development of private lots in the downtown area. To discourage developers from building private
lots, the City recently created a pay-in-lieu program that allows developers to pay $10,000 per space in
lieu of providing on-site required parking. The program allows developers to amortize the in-lieu
payments over a four-year time period. All parking fee-in-lieu payments are to be retained in a parking
fund that will be used for future expansions of the parking system. In particular, the City anticipates the
need to replace the existing, older Central Garage within the next 10 to 12 years as that structure is
nearing the end of its designed structural life. The City is also in the process of acquiring property to
develop another public parking lot that will increase the public parking supply by 200 spaces.

Parking Enforcement

The Plymouth DDA manages the downtown parking enforcement program utilizing part time civilian
enforcement personnel. Approximately 2,400 overtime parking tickets are written per year with annual
fine revenues of $30,000 to $35,000 per year. The City recently evolved from hand-written parking
tickets to electronic handheld tickets writers. The City also recently approved a graduated fine scale for
overtime parking in an effort to provide greater deterrence for repeat offenders from abusing the short-
term parking areas. The revenue generated from parking enforcement pays for the enforcement
personnel and for the handheld parking ticket hardware and software costs, with a small amount of net
revenues paid to the general fund.
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Board/Committee Oversight
While there is no formal parking committee in Plymouth, the DDA Board provides general parking policy
direction and makes recommendations to the City Commission on downtown parking related matters.

Three Most Challenging Downtown Parking Issues Reported:

1. “Having enough parking spaces for a perceived parking shortage.”

2. “Keeping downtown employees from parking in the most desirable parking spaces.”
3. “How to pay for replacement parking deck in the next 12 years.”

9(:1': of %irmz‘ngham
On-Street Rate: $1.00/Hr %Michigan

Total Meters: Yes - 1,028

Meter Hours: Mon — Sat 9:00am to 9:00pm
Public Lots: Four (4) Surface Lots
Structures: Five (5) Parking Structures
Total Off-Street Spaces: 1,963

Parking Exempt District: Yes

Special Assessment or Fee: Yes — (See below)

FY 2012 Operating Revenue: $4,099,706

FY 2012 Operating Costs: $3,207,699

Net Operating Income: $892,007

Summary of Management & Operations

With over $4 million in total operating revenues, downtown Birmingham’s parking system is by far the
largest downtown system evaluated for this comparison. The City self manages the on-street parking
program and its surface lots, and it contracts with a professional parking operator for the daily
management and operations of its five parking garages. All on-street parking in the downtown core
area is paid parking using POM electronic meter inserts installed in older Duncan meter housings. On-
street parking is limited to two hours maximum. Parking in all of the City’s five parking structures is free
for the first two hours, with standard hourly rates applying after two hours.

The downtown area is an official parking exempt district, with no minimum parking requirements for
new development. All parking system operating costs and debt service costs are paid for through
operating revenues and parking system reserve funds. In August of 2012, Birmingham launched a new
feature to allow customers to pay at any parking meter using their cell phones. The pay-by-mobile
vendor is Park Mobile, which is one of the largest and fastest growing pay-by-cell vendors in the country.
One interesting feature of the new pay-by-mobile feature is that merchants can “validate” customer
parking simply by using the merchant’s cell phone to pay for their customer’s parking session.
Birmingham also offers merchant-paid parking validation capability at all of its parking garages.

The Birmingham parking system is entirely self-funded through operational revenues. The City did
initiate a parking special assessment over twenty years ago to help pay for parking structure debt
service, but the parking special assessment expired a number of years ago. The initial assessment was
based on a sliding scale formula that factored such things as building size, land use and proximity to the
new parking structures in calculating individual assessment rates. At this time the special assessment
has been paid in full and businesses no longer have to pay it.
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Surplus Revenues

In an effort to market and brand the downtown parking system, the parking fund pays $15,000 per year
to the downtown Principal Shopping District. The PSD uses the funds to market and promote the
downtown parking system.

Parking Enforcement

Birmingham has a dedicated parking enforcement program that uses one FT and four PT civilian
enforcement personnel. Enforcement personnel issue approximately 25,000 expired meter violations
per year, with all fine revenues going to the City’s general fund. In recent years, the city has deliberately
reduced the number of tickets issued per year for customer service reasons. Prior to this policy, the City
issued closer to 50,000 tickets per year on average.

Board/Committee Oversight
Birmingham has a Parking Advisory Committee that is part of the Principal Shopping District
organizational structure. The committee serves as an advisory group only.

Three Most Challenging Downtown Parking Issues Reported:
1. “Abuse of handicapped parking spaces.”
2. “Obsolete and disparate parking control technology.”

TABLE 1: General City Statistics
City Population Population Change | Median HH Income Median Home
2011 Since 2000 2009 Value 2009

Plymouth 9,106 +0.9% $69,400 $174,594
Rochester 12,715 +21.5% $69,407 $250,866
Northville 5,964 -7.7% $97,075 $232,766
Grosse Pointe 5,406 -4.7% §77,372 $265,759
Birmingham 20,108 +4.2% $93,992 $338,434
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TABLE 2: On-Street Parking
. Street LT Meter Free Type of Cha-rge for
City Meters? # Meter Hours Parking? Equi A LAINLIENL
) Rate B! quip- Saturdays?
Plymouth None Free N/A Yes N/A N/A
Yes Mon-Sat Bagged old Not
Rochester $.25 g8 , .
294 8am —6pm Meters Mechanical Evenings
Northville None Free N/A Yes N/A N/A
Yes $.75 Mon-Sat N Duncan y
Poi o es
Grosse Pointe 200 $.50 9am - 9pm Electronic
First 2 POM
. Yes $1.00 Mon-Sat Hours Electronic v
Birmi ] es
irmingham 1,200 9am-9pm | Free Duncan
In Decks Housings
TABLE 3: Off-Street Parking
City Parking Parking Total Off- Parking Charge for Evenings
Lots Structures Street Spaces Rates and Saturdays?
Northville 11 2 1,963 Free No
Rochester 9 0 914 Free No
Plymouth 6 0 656 Free No
Grosse Pointe 7 1 1,034 $.50/Hr Yes
o S.50 to
Birmingham 4 5 2,000+ $1.00 Hr Yes
NOTE: First TavHours is Free in All Parking Structures in Birmingham
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TABLE 4: Parking Operating Revenues
. Operating Ne.t General DDA/TIF Payment Parking
City Budget Parking Fund Support In Lieu Exempt
& Income Support PP P
In Kind Capital Yes
Pl h $30,000 N/A No
ymout / Maintenance | Improvements | $10,000
h $185,000 (5111,893) Cash Transfer $50,000 Yes Y
R , ) ) es
ochester $111,893 $13,000
hvill $78,000 N/A In Kind $78,000 Yes N
i ’ ’ o
Northville Maintenance S5,440
Yes
Grosse Pointe | $650,000 $300,000 S0 S0 $9,000 No
Birmingham $4,100,000 | $890,000 SO o No Yes
TABLE 5: Parking Enforcement
City Paper or Total GF or
City Or Electronic Tickets Parking Notes
DDA Tickets Issued Fund
) Parking Just adopted escalating
Plymouth DDA Electronic 2,400 _
Fund fine structure
. Parking .Emfo'rcement decreased
Rochester City Paper 1,200 q significantly over past two
Fun years
' . . General City has not filled PT
Northville City Paper Minimal Fund position in past few years
] ) ] $35,000 to Parking Fund
Grosse Pointe City Electronic 8,000 Split
Balance to General Fund
L. . . General City has reduced number
Birmingham City Electronic 27,000 Fund of parking tickets issued

32 March 2013




Rochester Parking Analysis

Chapter 5: Summary of Stakeholder Outreach

As part of our analysis we conducted stakeholder workshop sessions with the downtown property
owner’s group on the morning of February 26", and with the downtown merchant’s group on the
evening of February 27" The workshops were informal and were intended to promote open discussion
and information gathering from affected downtown stakeholders. The sessions included a brief
overview provided by McKenna staff describing the parking study effort and methodology to be used,
followed by an open question and answer session. Both sessions were well attended and participants
were actively involved in the group discussion that followed the brief presentation. Participants of the
two sessions were asked to complete a brief questionnaire relating to the current downtown Rochester
parking situation. Summary notes from each workshop are included in Exhibit D, along with a summary
of questionnaire responses from each workshop session.

Common themes echoed from both workshop groups included the following:

A Most property owners and merchants support the concept of parking users paying for parking,
as long as the rates are reasonable

A There is not enough parking for downtown employees

A Downtown employees and merchants are parking in short term spaces on-street and in the lots
and are not parking in longer-term parking areas

A That more dedicated enforcement should be in place to keep long term parkers out of short
term spaces on-street and in the lots

A That current designated employee parking areas are located too far away from Main Street

A One merchant/property owner in particular was very vocal about how the holiday custom of
bagging parking meters was actually hurting retail merchants and not helping them

In addition to the merchant and property owner information gathering workshops and questionnaires,
McKenna Associates developed a brief online survey intended for downtown customers and the general
public. The questionnaire solicits information on where downtown visitors and customers typically park,
where they prefer to park, what their typical downtown visit is for, how long their typical parking session
lasts, if they are aware of current parking time limits. The last question of the survey was an open-
ended question asking for any suggestions or improvements to improve the downtown parking
situation. The Rochester DDA took the lead role in publicizing and hosting the online survey through its
website and via Facebook and Twitter social media blasts.

Over 900 online surveys were completed. A summary report from the online customer survey is
included in Exhibit D, including all comments to the open-ended question. Some key results include:

A 82% of respondents listed “Restaurants/Bars” as the primary reason for visiting downtown
56% of respondents indicated they typically park in lots; 25% indicated on-street

A 50% of respondents typically park 1 to 2 hours; 30% indicated 2 to 4 hours; 11% less than 1 hour

A 61.5% of respondents listed parking as “Easy” to “Somewhat Easy”; 33.5% as “Somewhat
Difficult”; 5% listed parking as “Difficult”

A 62% of respondents indicated they are willing to pay to park close to their destination

A 78% of respondents indicated they would park in a parking structure if one were available
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Chapter 6: Parking Management and Policy Options

It takes a planned, dedicated and coordinated effort to effectively manage downtown parking. Though
they are different elements of the overall parking program, on-street parking and off-street parking
must be managed in a coordinated way that supports downtown business and commerce. Parking
enforcement is also an important element of any downtown parking program and it must be managed
effectively in order for the system to work — but not be so aggressive that it deters customers and
visitors from coming downtown. Building and managing public parking facilities also requires significant
financial investments, the costs of which should be equally shared by those who benefit the most from
the use of public parking facilities. The following sections of this chapter offer a number of parking
management and policy options McKenna believes will assist Rochester in dealing more effectively with
its current parking program, and in planning for parking infrastructure that may be needed to support
future development in the downtown area.

On-Street Meter Rates

The current meter rate in downtown Rochester is $.25 per hour, with meter enforcement hours
established as Monday through Saturday from 8:00am to 6:00pm. As discussed earlier in this report, the
existing meter rate of $.25 per hour is very low based on current industry standards, and compared to
other regional downtowns who charge for on-street parking. When you consider the operating costs to
collect and maintain the parking meters, the current rate of $.25 per hour is not sufficient to cover
operational expenses.

Rochester’s meter enforcement hours also differ from the other comparable downtowns included in our
analysis. Most other regional downtowns who do charge for on-street parking charge for parking in the
evenings on weeknights and on Saturdays. This trend of charging into the evening hours is gaining
momentum throughout the country, particularly for downtowns like Rochester with active dining and
entertainment districts. Evidence of this is verified in the online customer survey results, which showed
that 83% of the survey respondents listed “Restaurants and Bars” as their primary reason for visiting
downtown Rochester.

Charging into the evening hours and enforcing evening parking regulations helps to encourage on-street
turnover, and it helps to discourage restaurant employees from parking for extended periods in prime
on-street parking spaces. Based on our field observations and the parking occupancy data collected,
evenings and weekends are the highest demand parking periods in downtown Rochester and therefore
managing public parking assets during evenings and weekends needs to be part of the overall parking
management strategy.

In deciding on what rate to charge for on-street parking, it is important to understand that the rate must
be sufficient to cover the capital costs of purchasing new meters, as well as the ongoing operational
costs of maintaining the meter fleet. For example, the ongoing operational costs of the newer
electronic “smart meters” are approximately $8 per meter per month, which includes wireless data fees,
licensing fees, and credit card transaction fees. These soft costs are in addition to the ongoing labor and
administrative costs associated with meter collections, meter maintenance, internal financial accounting
and bank processing fees for coin revenues.
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The tables on the following page show potential annual meter revenues for parking rates of $.25, $.50,
S.75 and $1.00 respectively. Table 6 is based on the current policy of charging from Monday through
Saturday 8:00am to 6:00pm. Table 7 is based on a possible revised collection schedule of Monday
through Saturday from 9:00am to 9:00pm. The tables are both based on the assumption of 24 total
collection days per month on average, with conservative collection rates of 60% used for revenue
estimates.

In deciding upon new meter rates for downtown, the overall goal should be to establish rates that are
sufficient to result in a break even operation, with some additional revenues for unanticipated expenses.
The fees should also be set to provide for a capital contribution to help cover future capital costs for
parking system improvements.

Table 6: Potential On-Street Meter Revenues
Existing Meter Policy: Mon — Sat 8:00am to 6:00pm

$.25 / Hr $.50 / Hr $.75 / Hr LB
Maximum Revenue $60 $120 $180 $240
Per Meter
294 Meters $17,640 $35,280 552,920 270,560
Collection Rate of $10,584 $21,168 $31,752 $42,336
60%
Annual Revenues $127,008 $254,016 $381,024 3508,032

(Assumes ten (10) hours per day x 24 collection days per month, per meter)

Table 7: Potential On-Street Meter Revenues
Revised Meter Policy: Mon — Sat 9:00am to 9:00pm

$.25 / Hr $.50 / Hr $.75 / Hr $1.00 / Hr
Maximum Revenue $72 $144 $216 $288
Per Meter
294 Meters $21,168 $42,336 $63,504 $84,672
Collection Rate of $12,701 $25,402 $38,102 $50,803
60%
Annual Revenues $152,410 $304,819 $457,229 $609,638

(Assumes twelve (12) hours per day x 24 collections days per month, per meter)
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On-Street Meters - Parking Technology Options

Status Quo / Non-Technology Option

There are currently no meters on Main Street and technically no posted time limits since reconstruction
has been completed in the fall of 2012. Rochester has the option of doing nothing to replace Main
Street meters. Rochester also has the option of removing all remaining on-street meters from the
downtown area. This option would technically be the lowest cost option for the City to pursue, since it
would require no expenditures for parking control technology of any kind. Removing all meters would
also eliminate the payroll and operational costs associated with meter collections and maintenance.

McKenna does not believe this is a viable option for properly managing prime on-street parking assets.
As the feedback from merchants and property owners clearly shows, parking time limits of some type
are needed on Main Street (as well as on Walnut and the side streets) to provide the level of turnover
that is needed to support downtown businesses, restaurants and retail shops. The problem with
enforcing non-metered, but time-limited parking is that it is overly cumbersome to enforce using old
fashioned methods of tire chalking that are inefficient, labor intensive and prone to abuse.

If removing meters is a serious consideration, the City must be prepared to invest significantly more
effort in providing a higher level of dedicated parking enforcement. As discussed below, the existing
paper-based parking ticket system is already a weakness and it should be replaced with a computerized
handheld ticket writing system. It should also be understood that by eliminating meters and switching
to an enforcement only system, the City is changing the on-street parking customer experience from a
more voluntary, self-regulated pay-as-you-go system, to a fine-based punitive compliance system.

Meter Replacement Technologies

As already discussed in this report, the existing mechanical parking meters deployed in downtown
Rochester are old technology and they are functionally obsolete. If the City decides to continue to
charge for on-street parking, the current meter fleet must be replaced. In deciding on replacement
technology, there are a number of options to consider, each with its own set of advantages and
disadvantages.

A growing trend in the parking industry is the use of multi-space parking control technology that
replaces the classic single space parking meter. Multi-space machines can be configured as “pay-and-
display”, where the customers pays at a machine, gets a printed receipt and then walks back to their
vehicle to display the paid receipt on the car’s dash. Multi-space machines can also be configured as
“pay-by-space”, where each parking space is numbered and the customer pays for their parking session
by selecting the space number and paying for their parking session in advance without having to walk
back to their vehicle.

There are many benefits with multi-space parking technology. Benefits include increased operational
efficiencies due to reduced manpower needed to collect individual parking meters, less maintenance
costs due to solid state technology, less hardware and visual clutter, better cash handling controls and
financial audit capabilities, 24/7 wireless monitoring and reporting of defective machines, and increased
revenues due to the ability to pay with credit cards and pay by mobile device applications. Because of
these operational efficiency advantages, many larger cities are evolving into multi-space technology.

However, there are also drawbacks to multi-space technology. Multi-space machines are much more
expensive than traditional meters and typically require meter rates of $1.00 to $1.50 per hour in order
to pay for themselves. Multi-space machines also tend to be less customer friendly than individual
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meters, particularly the pay-and-display machines that require customers to make an additional trip
back to their car to display the paid receipt. In effect, the primary benefits of multi-space technology
apply to the city through increased operational efficiencies, and not necessarily to the customer in terms
of user experience.

One option that McKenna believes should be considered by the City is to replace the existing obsolete
meter fleet with newer single-space meters such as those manufactured by Intelligent Parking Systems
(IPS). These types of meters are the only single space meter on the market that accepts credit cards and
that offer 24/7 wireless data connectivity and field reporting. By accepting credit card payments at the
meter, the most often heard complaint about parking meters is resolved because customers can pay
with either coin or credit card. These types of meters can also be configured to accept payments by
mobile phone.

Other benefits of IPS meters include: single-space parking meters are by far the most accepted and
easily recognized form of parking technology for use by customers; they are very cost-effective at about
S500 per space and mount on existing meter housings and poles; they offer more secure computerized
revenue tracking and internal auditing capabilities; they offer 24/7 wireless data reporting to a web-
based system that indicates when meters are full and provide live alerts when meters are defective;
they are fully programmable to change meter rates, time limits or to switch from hourly to flat rates.

(The matrix on the following page that helps to describe the advantages and disadvantages of each of
the on-street parking technologies mentioned above.)

Off-Street Lots - Parking Technology Options Compared

Similar to on-street parking control technology, there are a number of options to consider if the City
decides to charge for parking in its off-street lots. In fact, the same technology options available for on-
street parking could be used in the lots as well, i.e. individual meters, pay-and-display, or pay-by-space
technology. The advantages and disadvantages of each system are essentially the same as described for
on-street applications. Each of these types of parking control technologies would involve non-gated
systems that would still rely on a level of parking enforcement to ensure compliance with posted time
limits.

Other options for the off-street lots include the installation of gated systems. The primary benefit of
gated lots is that they require no parking enforcement. In effect, gated lots prevent anyone from exiting
the facility unless they pay for their parking session. While gated lots eliminate the overhead costs for
parking enforcement, they offer other drawbacks that must be considered. The primary drawbacks of
gated systems include: high capital costs of equipment installation; construction costs of having to
reconfigure entrance and exit lanes and to run utilities; negative physical appearance of gates and
equipment; gates include moving parts and ticket dispensers that require constant maintenance and
upkeep; someone must be on call during all hours of operation to prevent customers from being
trapped inside the lots if there is an equipment failure.

The table matrix on the following page provides a summary of the advantages and disadvantages of
possible technology applications and policy options for the off-street parking lots. General costs for the
various parking access and revenue control technologies (PARC) that could be considered for the off-
street lots are summarized below.
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Summary of Typical Equipment Costs:

Monthly Permit, Hang Tag or Sticker S5 to $15 (includes administrative overhead)
Single Electronic Meter $500

Pay-and-Display Multi-Space Meter $7,000 to $10,000

Pay-by-Space Multi-Space Meter $10,000 to $15,000

Barrier Gate $4,000 to $5,000

Ticket Dispenser $15,000 to $20,000

Typical Exit Lane Configuration $20,000 to $30,000

Exit Lane with Pay-on-Exit Equipment $50,000 to $60,000 (per lane)

Automated Pay-on-Foot Station $50,000 to $75,000 (per station)

Paid Parking - Public Off-Street Lots

If the City decides to begin charging in the lots, McKenna believes the hourly rates should be lower than
the on-street hourly rate, and that time limits should be extended or eliminated to encourage longer
duration customers to park off-street in the lots and not in prime on-street spaces. If the decision is
made to begin charging in the lots, McKenna further believes the City should consider switching over to
a flat rate in the evenings in an effort to encourage longer term parkers to park in the lots and not on-
street. Charging a flat rate with no time limit also significantly reduces the level of enforcement
required to patrol the lots. Flat rates are easier to understand and more acceptable to customers than
hourly rates for the evening dining and entertainment periods.

Another option that may be worth considering is to set aside approximately 25% of the overall off-street
parking supply to be designated for individuals or businesses to purchase monthly permit parking. The
City does not currently offer monthly permit parking. However, based upon our field observations, the
feedback obtained from the merchant and property owners groups, and our experience in similar
downtowns, McKenna believes there may be a market for reasonably priced monthly permit parking.
The basic concept is to provide portions of each lot for permit parking. These permit parking areas
would be more convenient than the remote lots that would remain free with no time limits (see below).

McKenna prepared very preliminary revenue estimates for charging in the lots based upon the general
idea that each of the public lots would allocate 75% of supply to paid transient parking, and 25% of
supply to monthly permit parking. A monthly permit rate of $25 was used for our revenue model, with
an expected capture rate of 80%. The revenue model assumes charging hourly rates of $.50 per hour
Monday through Friday from 9:00am to 5:00pm (which assumes an on-street rate of $.75 per hour), and
switching over to a flat rate of $1 for the evening parking periods after 5:00pm and on Saturdays. A
capture rate of 65% is used to estimate potential transient revenues. Finally, our model assumes leaving
Lot #1 (Elevator Lot), and Lot #7 (Farmers Market Lot) as free, unlimited parking to be used by
employees or customers who are willing to park for free and walk.

Table 8 on the following page shows the breakdown of parking allocation in each of the public off-street
lots based upon the fee concept articulated above. Table 9 shows the potential revenue that could be
realized based on the user fee and parking allocation assumptions. It must be noted that the revenue
model is for planning and discussion purposes only and is not intended to be an estimate of future
financial performance.
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Table 8: Allocation of Parking Spaces
Lot# - Name Day/PiviZning Monthly Permit | Free No Limit Total
Lot #1 — Elevator Lot - - 46 46
Lot #2 — Main Street Plaza 112 37 - 149
Lot #3 — Mr. B’s Lot 65 22 - 87
Lot #4 - Pine & Walnut Lot 102 35 - 137
Lot #5 - Masonic Lot 30 10 - 40
Lot #6 - Goodyear Lot 69 24 - 93
Lot #7 — Farmers Market - - 88 88
Lot #9 — Kinko's Lot 41 14 - 55
Lot #12 - Billiards Lot 33 12 - 45
Lot #13 — Firestone Lot 99 33 - 132
Lot #14 — Mitzelfeld Lot 103 34 - 137
TOTALS 654 221 134 1009
Table 9: Potential Off-Street Revenues
Lot# - Name Hourly Evening Permit Monthly Annual
Paid Flat Rate Parking Revenue Revenue
Lot #1 — Elevator Lot - - - - -
Lot #2 — Main Street Plaza $5,824 $1,747 $740 $8,311 $99,732
Lot #3 — Mr. B’s Lot $3,380 $1,014 $440 $4,834 $58,008
Lot #4 - Pine & Walnut Lot $5,304 $1,591 $700 $7,595 $91,140
Lot #5 - Masonic Lot $1,560 $468 $200 $2,228 $26,736
Lot #6 - Goodyear Lot $3,588 $1,076 $480 $5,144 $61,728
Lot #7 — Farmers Market - - - - -
Lot #9 — Kinko’s Lot $2,132 $639 $280 $3,051 $36,612
Lot #12 — Billiards Lot $1,716 $515 $240 $2,471 $29,652
Lot #13 - Firestone Lot $5,148 $1,544 $660 $7,352 $88,224
Lot #14 — Mitzelfeld Lot $5,356 $1,607 $680 $7,643 $91,716
TOTALS $22,828 $6,847 $3,000 $32,675 $583,548

NOTE This revenue modekaumesourly meter rates charged Mondaftough Friday from 9:00am to 5:00pm
for five days per week, which equald days permonth of hourly meterevenue.

In addition to the hourly meter revenuebgtrevenue model assumes five evenings per veééit rate
parking, plus Saturday flat rate parking, for a total of 24 days per month of revenue.
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Parking Enforcement

Proper parking enforcement is an integral component of any successful municipal parking operation.
The main challenge is to find the proper balance of parking enforcement that will help to ensure that
parking regulations are followed; but that is not so aggressive that the threat of parking tickets is
deterring customers from visiting downtown. Our analysis shows that parking enforcement activity has
declined rather significantly over the past three years, compared to the previous three-year period. For
example, from 2008 through 2010 an average of 1,448 parking tickets were issued annually, primarily
for expired meters and overtime parking. However since 2010, the number of tickets issued has
dropped to an average of 370 tickets issued per year, with a very sharp decline projected for FY2013.

The drop in enforcement activity is attributed to a number of factors that include: a lack of staff
resources to conduct dedicated and routine parking enforcement; the labor intensive nature of
enforcing time limits in the off-street lots without any type of parking control technology (i.e. chalking
tires); a general effort to make downtown friendlier and less punitive; and most recently due to the
reconstruction of Main Street in the summer/fall of calendar year 2012.

Now that the Main Street reconstruction project is completed, it is anticipated that general parking
enforcement activity will increase and begin to return to more historic levels of activity. However, like
the obsolete mechanical parking meters that need to be replaced, the current paper ticket-based
parking enforcement system is also antiquated, and is not in keeping with current best practices for
municipal parking operations.

Also, enforcement of the non-metered, but time limited parking in the off-street lots is extremely labor-
intensive because it requires parking enforcement personnel to physically chalk tires of parked vehicles
multiple times per day in multiple lots. Chalking tires is very labor intensive and it is vulnerable to abuse
by parkers who can wipe off the chalk marks, or move their cars to a different spot in the same lot and
continue to park beyond the posted time limits.

In order to provide for more effective and efficient parking enforcement, McKenna believes the City
should consider evolving to a computerized, hand-held ticket writing and web-based ticket management
system. There are currently a number of reputable vendors in the US who provide zero out-of-
pocket/zero up-front cost programs for municipalities to upgrade into computerized systems.

Under most plans of this type offered, the vendor will provide a complete “turnkey” solution that
provides free handheld ticket writing devices, all required hardware and software to support the
handhelds, and provide full back-end ticket tracking and payment processing services (with payment
options that include pay-by-phone and online payments). The back-end ticket management services
also provide for online administrative adjudication of contested parking tickets, as well as non-payment
follow-up letters. These newer computerized ticket writing systems can also be configured to allow for
the issuance of warnings for first time violators, and escalated fine structures that can provide greater
deterrence against habitual violators.

McKenna believes the City should consider investing in a License Plate Recognition (LPR) enforcement
system to monitor and enforce posted time limits. LPR technology uses cameras mounted on moving
vehicles that capture license plate images and stores them digitally. At a total cost of approximately
$45,000 installed on an existing police vehicle, LPR technology could be a smart investment that could
significantly enhance parking enforcement efficiencies and pay for itself in a short period of time. The
enforcement program may also need to be staffed with additional part-time enforcement personnel,
particularly if the new policy is to extend meter hours into the evenings and on Saturdays.
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Parking Fines

The parking fine for an expired meter in Rochester is currently $5.00 and the fine for overtime parking is
$10.00. If not paid after 30 days, the expired meter fine increases to $25.00 and the overtime fine
jumps to $35.00. Based on current industry standards, the $5.00 expired meter fine is low and it may
not provide the level of deterrence necessary to adequately prevent meter abuse. Similar to the system
recently adopted by Plymouth, McKenna believes Rochester should consider adopting a new, graduated
parking fine structure to help prevent systematic abuse by parkers who continually flout the system.

Under a graduated fine system, the first parking ticket issued to a particular vehicle can be either a
warning ticket only, or a low cost initial fine. After the issuance of a first warning or ticket to a particular
vehicle, the second, third and subsequent parking tickets issued to that vehicle escalate in cost in an
effort to provide greater deterrence against habitual violators. For example, the first ticket could be a
warning only, the second ticket $10, third ticket $20 and all subsequent tickets issued to a particular
vehicle plate go to $40.

Under the current paper-based ticket writing and tracking system, this graduated fine scale is not
possible. However, if the City migrates to a computerized handheld ticket system this is an easy and
highly effective way to help deter abuse.

Fee-In-Lieu Ordinance

The City of Rochester already has a “Pay in Lieu of Parking” (PILP) program that was established prior to
2003. PILP programs allow developers and property owners to pay a fee to the City in lieu of creating
on-site parking that is otherwise required under the Zoning Ordinance. The main concept behind PILP
programs is to still require new development to assist in creating needed public parking infrastructure,
but to allow for better planning of more centralized public parking systems and not to encourage
parking sprawl by requiring each individual property to create its own on-site parking supply.

Based on the revenue and financial information provided to McKenna, between 2003 and 2007
Rochester’s PILP program generated average revenues of $57,600 per year. The peak year was 2004,
when $96,000 of PILP revenue was received. Since 2007, there has not been any major development in
the downtown area that has taken advantage of the PILP program.

McKenna understands the City is currently in the process of updating and codifying the PILP program to
be included into the Zoning Ordinance. One of the findings of the comparable downtown parking
analysis shows that every other downtown surveyed has a PILP program in place. The City of Plymouth
adopted its PILP program in 2012, and has just approved its first downtown development project under
the plan that is paying $160,000 into the parking fund. The City of Grosse Pointe has had a PILP program
for some time, but it recently increased the PILP contribution from $6,000 per space to $9,000 per
space.

As we discuss in the Executive Summary, there is no one silver bullet solution to addressing all of
downtown Rochester’s parking challenges. However, the PILP program is one effective tool in the total
tool kit needed to address downtown parking in a logical, planned and more effective manner.
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In States such as, Ohio, Pennsylvania, New York and New Jersey (and others), Public Parking Authorities
are allowed to be created as quasi-public corporations whose sole purpose is to plan, develop, finance,
construct and manage public parking facilities. Public Parking Authorities (where they are authorized
under State law) are allowed to issue revenue bonds to finance the construction of public parking
facilities, and they are typically required by law to have a formal Board of Directors.

Unlike the States mentioned above, the State of Michigan does not provide enabling legislation for the
creation of Public Parking Authorities. Traditionally, the authority to own, construct, finance and
maintain public parking facilities in the State of Michigan has been granted primarily to municipalities
themselves under general constitutional powers, and specifically to Downtown Development Authorities
(DDA) under Act 197 of 1975. More specifically, DDAs are authorized to use Tax Increment Financing
(TIF) revenues to pay for debt service associated with the financing, construction and maintenance of
public parking lots and structures.

Many downtowns in Michigan have used DDAs as their primary organizational structure and TIF
revenues as their primary financial tool for building and maintaining public parking facilities. However,
with the recent deep recession and the corresponding loss of property values that has been felt
throughout the State, very few DDAs are in a position to fund new facilities at this time. One other tool
that is available to Michigan municipalities for funding, constructing and managing public parking
facilities is through the creation of Principal Shopping Districts (PSDs) and/or Business Improvement
Districts (BID) that are authorized under Act 120 of 1961 (as amended).

Under Act 120, PSDs and BIDs are specifically allowed to “Acquire, own, maintain, demolish, develop,
improve, or operate properties, off-street lots or structures”. These quasi-public entities are allowed to
receive gifts and grants, to borrow funds, and to levy special assessments to pay for the cost of owning,
constructing, paying debt service on, and maintaining public parking lots and structures. Under Act 120,
all PSDs and BIDs are required to have a formal Board of Directors.

The concept of using a PSD special assessment as one possible tool for Rochester to use in creating,
funding and managing the public off street parking system is discussed below. Under Michigan law,
there can be only one PSD per commercial area. Therefore, if the PSD special assessment approach is
used, it would require an additional parking assessment to be levied over and above the existing PSD
special assessment. Under this scenario, either the current PSD Board of Directors themselves could
serve as the parking policy making and oversight entity, or a committee of the PSD could be established.

One other option could be the establishment of a standalone parking special assessment district. Under
this scenario, a parking advisory committee could be created by City Council that is comprised of a mix
of city staff and non-staff appointees and at-large committee members who represent downtown
businesses, property owners and stakeholders.

Regardless of the final details of the organizational model selected, McKenna believes that some sort of
standing committee needs to be established to provide policy recommendations and oversight of the
downtown parking system. The board or committee should be comprised of interested downtown
stakeholders including business and land owners and elected and appointed City officials who have a
vested interest in establishing sound parking policy for downtown.
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Payment-In-Lieu-Of-Parking (PILP)

As discussed in the previous section of this chapter, the City’s PILP program is primarily intended to
provide a financial tool for the development of future parking infrastructure that will be needed to
support future development. While the PILP could potentially be effective in generating revenue to be
used for the construction of future parking facilities, PILP is entirely dependent on new development
activity and as such there are no funding guarantees and no real control on the timing of funds received.
At $13,000 per parking space, the PILP program alone may not be sufficient to cover the cost of
developing structured parking, which can cost substantially more to build than $13,000 per parking
space. Finally, the PILP program is specifically intended to help fund the construction of future parking
facilities and does not provide operating revenues to cover the operational costs of existing surface lots,
or for operating and maintaining possible future structured parking.

Parking Exempt Area/Parking Special Assessment

Downtown Rochester has an existing parking exempt area that includes all properties that front onto
Main Street between First Street to the south, and Old Towne Road to the north. Properties that are
located within this area are exempt from having to create on-site parking that is otherwise required
under the City’s Zoning Ordinance (ZO). Properties outside the exempt area are required to provide on-
site parking if they are developed by right under the ZO; or developers can participate in the site plan
review process and negotiate final on-site parking requirements as part of the site plan review process.

Parking exempt areas for downtowns are good planning policy for the following reasons: they recognize
urban density and the concept of shared parking and market synergies; they encourage planned and
centralized public parking facilities; they help to prevent sprawl and encourage pedestrian movement;
they recognize parking as public infrastructure needed to support new development. However,
McKenna understands there have been arguments raised within the planning and development
community that question the fairness of the existing parking exempt area that relieves all Main Street
property owners from any of the costs associated with building or maintaining public parking facilities.

One option to consider would be to create a parking special assessment area that would capture more
than just Main Street properties. The initial concept would include the core downtown area from First
Street to the south; Pine Street to the west; University Street to the north and Water Street to the west.
The new “downtown parking management district” would replace the existing parking exempt area.
Once created, all existing land uses within the new downtown parking district would be grandfathered
and would only be required to create on-site parking if they physically expand. New development
projects would have the option of either creating on-site parking as required by the ZO, or of paying PILP
for all or portions of their on-site parking requirement.

For existing land uses, all properties located within the parking management area would be required to
pay an annual special assessment. The actual assessment formula details would need to be determined.
Properties or businesses that already provide their own on-site parking would be given credit and would
pay no assessment, or pay a lower assessment depending on how much on-site parking they provide
compared to ZO requirements. McKenna believes a parking special assessment of this general type
could be a more equitable method to help pay for the development and ongoing maintenance costs of
public off-street parking facilities, and that further study is warranted in analyzing potential rate and
revenue models to develop this concept further.
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Property Ownership

Property ownership is an issue the City will need to address in developing final, long-term parking
management solutions. This is because actual property ownership of the existing surface parking lots is
split between the City and the Downtown Development Authority as indicated below, and on Map #4.

The DDA owns: Lot #13 (Firestone Lot);
Lot #14 (Mitzelfeld Lot);
Lot #6 (Goodyear Lot);
Lot #7 (Farmers Market);
Lot #8 (Fire Hall);
Lot #9 (Kinko'’s Lot);
Lot #12 (Billiards Lot)

The City owns: Lot #1 (Elevator Lot);
Lot #2 (Main Street Plaza)

The City/DDA each own portions of: Lot #2 (Mr. B’s Lot);
Lot #4 (Pine & Walnut Lot)

This property ownership situation may be an issue due to City Charter limitations on the sale of City-
owned property. Under the City Charter, the City is required to hold a public vote for the approval to
sell any property valued at greater than $2.00 per capita based on the latest census ($25,430 based on
the 2010 census). A public vote of approval is also required for the City to enter into any “business
enterprise requiring an investment of money in excess of ten cents per capita”.

This limitation on the sale of City-owned land and on engaging in a business enterprise could have a
detrimental effect on the City’s ability to implement long-term parking improvements. Recognizing that
all existing public parking lots are theoretically potential future development sites, this property
ownership issue could negatively impact the City and DDA’s ability to negotiate future major
development projects.

To provide for greater flexibility and consistency in dealing with potential future development projects,
McKenna believes the City may wish to consider transferring all City-owned lots (and the portions it
owns of existing parking lots) to the DDA under one transfer that would require a single public vote.
McKenna further believes that public approval for such a transfer could be easier to achieve if the land
transfer is part of a comprehensive parking management plan that is clearly articulated to the public at
large and especially to downtown merchants and property owners.

Surface Parking Lots

Surface parking lots are not the highest and best use of prime downtown real estate. Considering the
relatively large amount of land area currently being devoted to surface parking in downtown Rochester,
the creation of additional surface parking should only be pursued with great caution. Other than the
potential acquisition of strategically located existing private lots such as the Chase Bank lot, and the
Chase drive-thru property — McKenna recommends that no new surface lots be constructed in the
downtown area. If future parking capacity is needed, it should be developed in the form of structured
parking.
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Existing Private Parking Lots

There are a number of private parking lots located throughout the downtown area that serve individual
business locations. Most of the private lots McKenna observed appeared to be primarily intended for
use during the typical weekday daytime period. As a general rule, McKenna recommends that the City
and/or DDA attempt to reach out to private lot owners to request that they allow public parking in their
lots during evening hours when parking demand is the greatest. To the extent possible, the towing of
vehicles from private lots should be discouraged and signs threatening towing should be removed. If
private property owners agree to allow public use of their spaces during evenings and weekends, the
City/DDA could reciprocate by providing consistent signage at the participating lots that informs
customers and visitors when public parking is permissible, and possibly even enter into shared
maintenance agreements if the City is so inclined.

Structured Parking

Based upon the results of our analysis it is reasonable to assume that any type of additional parking
capacity to be developed in the downtown area will need to be in the form of structured parking.
However, considering the overall scale of downtown Rochester and the level and types of anticipated
new development, McKenna does not necessarily envision the need to build a large, multi-story parking
structure. Instead, it may make more sense for Rochester to follow the Northville model by constructing
single-level parking platforms over one or more of the existing public lots. This type of low-level parking
structure tends to be easier to use and more acceptable for customers and visitors. By eliminating the
need for internal ramping systems and elevators, single platform parking structures also cost much less
to construct and maintain than larger conventional parking structures.

The single platform concept is feasible for most of the existing surface lots - except for the smaller lots
such as the Lot # 12 (Billiards Lot) or Lot #9 (Kinko’s Lot) which are likely too small of a footprint to
justify structured parking of any type. If a more centralized, multi-level parking structured is to be
considered, McKenna believes the most prime location for a public parking structure of this type would
be in Sub-Area 5. Sub-Area 5 has the highest parking demand, but it also has the least amount of public
parking compared to the other sub-areas.

Other sites McKenna believes are well suited for possible structured parking based on site geometrics,
lot size and location include: Lot #3 (Mr. B’s Lot) in Sub-Area 3; Lot #2 ( Main Street Plaza Lot) in Sub-
Area 4; and Lot #14 (Mitzelfeld Lot) in Sub-Area 6. While Lot #13 (Firestone Lot); Lot #4 (Pine and
Walnut Lot); and Lot #6 (Goodyear Lot) each offer good lot sizes and geometrics to be suitable for
structured parking, these lots are located farther out from the center of activity and are likely not ideally
suited for structured parking. Finally, while Lot #7 (Farmers Market) has been mentioned by some of
the survey respondents as a suitable site for a parking structure, McKenna does not believe this site
would serve the downtown area very well as structured parking due to its perceived walking distance
from Main Street.

(A general summary of current parking structure construction costs and operating costs are summarized
on the following page).
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Summary of Capital Costs for Parking Facilities

Construction Cost Annual

Type of Parking Facility onstruction Los Operating Cost
Per Space
Per Space
Surface Parking Lot $2,000 - $5,000 $100 - $150
Single Platform Structure $10,000 - $14,000 $200 - $250
Conventional Parking $15,000 - $20,000+ $275 - $440+
Structure

NOTES:Costs shown arfr construction only, and do not include land acquisition costs.
Surface lots costs include paving, landscaping, lighting, and equipment costs.
Structured parking costs assume conventional parking structure with internal ramping.

Table 10: Summary of Operating Costs for 200-Space Parking Structure
Conventional Parking Structure Cost per Annual Cost
Operational Cost Space 200 Space Structure
Liability Insurance $14.00 $2,800
Utilities & Phone $55.00 $11,000
Elevator Maintenance $25.00 $5,000
Equipment Maintenance $8.00 $1,600
General Maintenance $20.00 $4,000
Parking Supplies $8.00 $1,600
Legal & Accounting $6.00 $1,200
Loss & Damage Insurance $8.00 $1,600
Maintenance Supplies $10.00 $2,000
Snow Removal $10.00 $2,000
Miscellaneous $10.00 $2,000
Management/Overhead $50.00 $10,000
Structural Repair Reserve $50.00 $10,000
*parking Attendant $165.00 $33,000
TOTALS $440.00 $85,000

*NOTE Staffingcosts forfully cashieredacilitiesis typically the highest line item costagerating aparkingstructure
Installing automated parking control equipment can significantly reduce operating costs.
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