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Parking is an essential component of the transportation system. Vehicles must park at every 
destination. A typical automobile is parked 23 hours each day, and uses several parking spaces 
each week.  

Since the first parking problems appeared in the 1920�s, City Planners have attempted to solve 
all parking problems by requiring new projects to fully park their own buildings.  If one 
building proved to be under-parked for some reason, then the tendency was to increase the 
parking requirement for all subsequent buildings.  

These methods led to an ever increasing amount of developed space devoted to parking.  Rigid 
parking minimum requirements have had unanticipated consequences.  The economic vitality 
of downtowns throughout the U.S. eroded over time because smaller downtown lots were no 
longer feasible to improve due to parking requirements.  Larger lot redevelopment, when 
improved, becomes dominated by vehicle uses, reducing the walkablity and charm of 
downtown. The cost of parking has retarded development and strained the finances of 
municipalities. The space required for parking has made downtowns less vibrant, less walkable, 
and reduced their aesthetic charm.  

These parking regulations remained standard policy until the groundbreaking analysis done by 
Donald Shoup in his 1995 article entitled �An Oppor tunity to Reduce Minimum Parking 
Requirements.�  By viewing parking as a commodity, Shoup was able to show how rigid 
parking requirements made parking inefficient and divorced from the economic laws of supply 
and demand. Beginning about 10 years ago, these strategies have been refined by city planners 
and implemented by cities and towns throughout the country.  Many municipalities that have 
implemented parking management strategies have studied the results, leading to further 
refinement of these strategies.    

The results have been a suite of sophisticated parking solutions that together solve many of the 
parking inefficiencies which have developed in downtowns in recent decades.  These solutions 
are collectively called parking management strategies.  Parking Management has been 
successfully implemented in many communities with impressive results.   

These strategies tend to be relatively uncontroversial by land use standards.  Many 
communities have developed parking benefit districts that invest parking revenue back into 
downtown to increase support among local businesses. Because these strategies tend to 
increase municipal revenue, reduce the need for expensive new parking structures, provide 
environmental benefits, support historic building preservation, and reduce costs of 
redevelopment they tend to have broad community support.  

It is important to define parking problems carefully by determining exactly what type of 
problem, and where, when and to whom it occurs. Increasing supply helps reduce parking 
congestion and spillover problems but also causes other problems. Parking management 
solutions take a more comprehensive view of parking issues and provide benefits community-
wide. 
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These concepts are applicable to the larger downtown triangle. Here are the major parking 
concepts applicable to Los Altos: 

 

Parking Management Strategies 

1. Shared Parking- Shared Parking means that a parking facility serves multiple users or 
destinations.  This takes advantage of different peak periods for various uses and 
encourages parking one time for multiple destinations. Converting underused private 
spaces to shared parking through a voluntary reverse auction could eliminate the need 
to build an expensive parking garage for years to come. 

2. Tiered Parking- Tiered parking regulates parking duration and cost based on distance 
and convenience to major destinations, particularly the downtown core. Smart parking 
controls can increase parking revenue while reducing frustration for the consumer.  

3. Commuter Incentives- Commuter Incentives, often called Parking Cash Outs, subsidize 
all commute modes equally and create incentives for alternative transportation options 
such as car sharing, shuttle service, and bicycling. 

4. Unbundled Parking- Unbundling means that parking is rented or sold separately, rather 
than automatically included with building space. This is more equitable and efficient, 
since occupants only pay for dedicated parking they need.  This encourages alternate 
transportation and shared parking uses. 

5. More Accurate and Flexible Standards- Minimum parking standards have been based 
on poor data and have led to an overinvestment in parking. New standards based on a 
larger number of factors encourage optimal parking levels during normal usage with 
spillover contingency plans for special events. Parking impact fees in place of 
minimum parking requirements can allow for redevelopment of small downtown lots 
and the preservation of historic buildings.   Parking maximums and caps to limit 
parking in the core retail district can increase vitality and walkablity. 

  

The Benefits of Effective Parking Management 

� Enhance walkablity and livability downtown;  

� Improve parking experiences for consumers;  

� Encourage downtown re-vitalization by allowing economical redevelopment 
and increased densities and open space;  

� Reduce the capital costs of parking for the Town and property owners;  

� Increase city revenue;  

� Increase the efficiency of space in downtown and allowing for historic 
preservation during redevelopment; 

� Reduce automobile usage. 
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For decades we have misdiagnosed the parking problem as not enough parking 
spaces and cities have imposed off-street parking requirements as the cure.  
Instead, parking requirements are a disease masquerading as a cure.1   

 

Studying parking comprehensively in order to provide the right amount of parking in the right 
places is a relatively new idea. It was only through the repeated failure of standard parking 
requirements that new ideas took hold. Standard parking requirements slowly and mysteriously 
sap a city�s strength.  Cities do not die, of course, but parking requirements weaken cities in 
subtle ways.  They distort transportation choices toward cars, and thus increase traffic 
congestion, air pollution, and energy consumption.  They reduce land values and tax revenues.  
They damage the economy and degrade the environment.  They debase architecture and village 
layout.  They burden enterprise and 
prevent the reuse of older buildings.  
Subsidized parking increases the price for 
everything except parking.  
  
In an effort to improve and revitalize 
downtown Los Altos, we have evaluated 
numerous studies of best practices in 
parking management and developed a plan 
for the improvement of parking practices.  
In an effort to provide the best possible 
council, we have eschewed novel 
approaches for well tested and studied 
methods.  We have attempted wherever 
possible to evaluate strategies that have 
been shown to work in smaller 
communities, and only considered those 
policies that can be implemented at little 
cost, require only modest investments in 
infrastructure and are expected to provide, 
on whole, a net increase in revenue.  We 
have also considered the unique challenges 
of Los Altos and tried to turn those 
challenges into opportunities. Challenges 
include the extraordinarily narrow lots that 
dominate downtown, the meager level of 
redevelopment in the last 20 years, and the 
downward trajectory of our sales tax 
revenue.  

�
�

                                                 
1 Shoup, Donald, The High Cost of Free Parking, 2005, American Planning Association, p.  175 
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Can we Afford Free Parking in Los Altos? 
 
All parking issues must be viewed with pricing in mind.  In Los Altos, like many towns, 
parking has been �free�.  For decades the Town has required property owners to build parking 
to make sure it can handle the entire dedicated load of the building at peak usage.   
 
The inevitable result of these policies is to stifle renewal.  As buildings age without 
redevelopment or where development occurs but parking spaces replace shops and services, the 
downtown core diminishes in vitality.  The ability of shops to thrive in this reduced density 
environment also drops.  Higher densities allow more people, activity, and vibrancy in the  
downtown area.  The pernicious effect of these long term parking minimums are not Los Altos� 
problem alone. By the 1980�s many small downtowns were in trouble. 
 
Proper parking management requires significantly reduced numbers of stalls and structured 
garages hidden behind or under buildings to enable the downtown to be more highly populated 
and alive.  A renewed downtown core consists of significantly higher densities, outstanding 
pedestrian level amenities, and improved access for walking, transit and bicycles.  With these 
changes, downtown cores can come back to life. 
 
Solve all parking problems 
with only one tool- build more 
parking- has not worked.  The 
parking management strategies 
takes into account the full value 
and price of parking, and use 
more tools tailored to utilize 
existing parking spaces more 
efficiently.  These methods, 
which are inherently more 
flexible, result in a more 
vibrant, historic and walkable 
downtown. 
 
The best parking solutions are 
inexpensive. As seen in the 
adjacent chart, parking 
strategies tend to be the most 
cost effective way to reduce the 
need for parking stalls.  Many 
cities adopted parking 
management strategies because 
of the low capital costs of these 
solutions compared to the cost 
of providing new parking 

 
   Compare Parking to Alternatives  

     Cost Per Rider �     

   Surface Parking w/ Land  
                                - $3,000  

             Structured Parking  
                               - $2,000  

      Surface Parking - $300                                             � Efficiency Point   
                     Transit - $200  

              Bike & Pedestrian                                    
          Improvements - $50                             For Each new Rider �                         
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      Source: Reforming Parking Requirements,  
     Jeffrey Tumlin, Nelson\Nygaard Consulting 
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structures. 
 
Current Status of Downtown Parking 
 
There is no shortage of available parking spaces in Downtown Los Altos. If we include private 
parking stalls we have over 1,200 vacant stalls at the peak use. There is currently 892,000 
square feet of usable space in the Downtown Triangle.  Of this, there is 242,000 square feet of 
retail, 201,000 square feet of service, 81,000 square feet of restaurant, and 368,000 square feet 
of office space.2 
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The current city requirement is 4 stalls per thousand square feet. Actual parking occupancy of 
the office space is just under 3 stalls per thousand square feet. According to the City, Los Altos 
currently �needs� about 200 spaces.  
 
It is ironic that Los Altos needs additional parking at the same time that its downtown is in 
economic distress.  Parking stalls in the downtown core are often full while the sidewalk and 
shops are empty. This makes Los Altos ideally suited to apply the principles of parking 
management. 
 
As can be seen in the chart above, the downtown triangle has 891 spaces available after a 
vacancy rate of 15%. Of those, approximately 420 stalls are in parcels with a significant 
number of extra stalls (See Plat 1 for more information). If a third of those property owners 
share those stalls with the community with a fee determined by reverse auction, the deficit 
would be made up. 20-40% parking stall reductions are possible with additional parking 
management strategies. 
 
 

�
                                                 
2 Downtown residential units and parking statistics are not available. 



����������	
���
������������������
�                                                                                  6 

"�
���
�����������
�
Shared Parking means that a parking facility serves multiple users or destinations. For 
example, 100 employees can usually share 60-80 parking spaces since at any particular time 
some are on leave, commuting by an alternative mode, in the field, or working another shift.  
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Parking Demand In Mixes Use Scenarios

 

Shared parking savings increase when the various uses have different peak periods.    For 
example, an office building can share parking with restaurant and residential uses, since peak 
demand for offices occurs during workdays at lunch, and restaurants peak at weekend 
evenings, and residences peak at weekday nights.  
 
The number of California cities implementing shared parking programs has risen dramatically 
in recent years. Cities as diverse as Petaluma, Redwood City, Los Angles, Windsor and 
Woodland have all implemented programs.  Many cities have had programs in place long 
enough to study the results. According to the Victoria Transport Policy Institute shared parking 
can reduce parking needs between 10 and 30%. 3  
 
&
����
��������'�
�
1. Reverse Auction for Converting Private Stalls to Shared Parking  
 
An inexpensive way to increase available parking in the Village would be to create a reverse 
auction system of converting underutilized existing parking into shared parking.  Our research 
indicates that 150-250 private stalls could become shared parking with the willing consent of 
the owners.  A reverse auction methodology would result in the most willing downtown 
providers gaining an additional income and the City receiving the lowest fair price for the 
stalls.  Auctions could be implemented as additional spaces are needed.  

                                                 
3 Victoria Transport Policy Institute,  Parking Management Strategies, 2008.   

* Sorensen Parking Inventory 
� Reforming Parking Requirements, Jeffrey Tumlin, Nelson\Nygaard Consulting  
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2. Provide Mixed Use in North and the South Parking Plazas 
 
Encouraging a mix of uses for redevelopment in both the South and the North Parking Plazas 
would provide enormous cost savings in parking.  Individual plazas could still be utilized for 
strictly office or residential, but then an adjacent plaza should contain the other.  Hotels, 
restaurants and ground floor retail should also be encouraged to further mix the uses if 
possible.  Mixed usage will enliven the downtown as well, as residents tend to shop and eat in 
the evening while office use peaks at lunch. The space savings from reducing parking will 
provide a more compact, pedestrian oriented space with more retail and restaurants within 
walking distance.  This further reduces parking needs as the area attracts younger and older 
residents who prefer not to drive. 
 
The Downtown Los Altos Public Parking Plazas Opportunity Study created thoughtful and 
well-researched scenarios for building additional public parking through public/private 
partnerships.  Additional parking can be realized by applying parking management principles 
to the test cases.  Through the application of shared and mixed use parking strategies, the 200 
additional public spaces the City believes are required could be provided without actually 
building a separate parking structure on Plaza 7, as is proposed in Test Case C (the least 
expensive alternative for the City).  As can be seen in the table below, evaluating Test Case C 
through the lens of parking management, the City could not only save significant funds, but 
actually increase revenue while spurring downtown growth.  The City could offer Plazas 1, 2 
and 3 to mixed use proposals with 2-3 floors of parking below, 75% of which is shared with 
the public.  With parking management programs, sharing of stalls, and, in particular, 
converting underutilized existing parking into public stalls, there would be no need to build the 
expensive parking structure on Plaza 7.  Although further analysis is needed of the residential 
scenarios, the net result of the analysis below is that the deficit of $4.7 million shown in Test 
Case C becomes a surplus of $18.9 million and Plaza 7’s prime real estate is still available.   
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Incentives should be such that there is a net benefit to the developer and the City alike. 
Reduced parking requirements and additional stories are an ideal mix of incentives for both 
Los Altos and potential developers.  These parking locations are also ideal to help solve Los 
Altos� parking management issues, fitting in to a larger system of peripheral parking around 
the downtown core.  

3. Shared Parking Incentives for Large Lots On the few other large parcels in the 
downtown triangle, similar incentives should be provided as discusses at the plazas.  In lieu 
fees from smaller lots, parking revenues, or reduced parking requirements could induce private 
developers to build shared underground parking in their redevelopment plans.  

Further incentive for downtown redevelopment could be provided by codifying a flexible 
shared parking program. With a modest community education, a program of this kind would 
likely receive the consent of downtown stakeholders due to its redevelopment incentives and 
potential to provide new sources of income.  

4. Eliminate or Forestall City Built Parking Structure 
 
The City should identify potential locations for 
future public garages within a … mile of the 
downtown core.  However, parking management 
strategies, taken together, could forestall the need 
for a city provided above ground parking structure 
indefinitely.  This would save the City and 
residents millions of dollars. According to the 
Downtown Los Altos Opportunity Study, current 
projections estimate building a net 200 stall4 
parking garage, even in public/private partnership 
on city owned parking plazas could cost $4.7-6.3 
million dollars. By gaining parking efficiencies 
through mixing residential and commercial uses 
over a primarily shared underground parking 
structure, the City would likely make a profit 
instead of going into debt. 
 

""���
�
�����������
�
Tiered Parking refers to parking management strategies that provide incentives for long term 
parkers to utilize an outer ring of parking while keeping spaces open in the central core for 
short term parkers.  In addition, tiered parking encourages drivers to park once and shop at 
multiple destinations in the downtown core instead of re-parking for each stop.   
 

                                                 
4 Net new parking stalls per Downtown Los Altos Public Parking Plazas Opportunity Study, MIG,2009 

Shared parking under the North and 
South Parking Plazas in a public/private 
partnership will keep parking 
convenient and inexpensive. 
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For tiered parking to be successful, parking must be readily available and well signed in an 
outer ring around the core, be convenient to reach, cheap to use, and allow all day usage.  As 
parking gets nearer to the core, it should be valued to encourage short stay users and rapid 
turnover. 
 
The High Cost of Free Parking 
 
Why establish a paid parking strategy at all?  The simple answer is parking subsidies at the 
core lead to more traffic and less available parking.  When all parkers head to the most 
convenient parking spaces the spaces fill quickly with the first arrivers, generally employees of 
merchants, and instead of the space being used time and time again throughout the day, it is 
utilized by one user, or groups of users who �shuff le� their cars every few hours. 
 
Parking meters frustrate people.  Surprisingly, researchers have found that the cost of parking 
is not what frustrates people with parking meters, but the fear of getting tickets, the hassle of 
moving cars and feeding meters, and the difficulty in finding proper change.  
 
The City of Pasadena found traffic reduction of more than 20% from the implementation of 
tiered parking management.  �Cruising� around the b lock for parking spaces was virtually 
eliminated by controlling parking in the core to ensure 15% of parking spaces remained 
available.  Pasadena further relieved parking congestion by providing inexpensive longer term 
spaces at the periphery of their old downtown and providing clear signage.  
 
Smart Parking Controls  
 
Sophisticated methods that reduce user frustration 
and incentivize best parking practices have become 
available with the advent of the smart parking 
controls.  Smart controls come in many types.  Used 
as an alternative to coin operated meters, they allow 
parking to be controlled in such a way that free 
parking may be provided first, and over stay 
parking may be charged through convenient 
alternatives such as credit cards or the FastTrack 
RFID tag already used on Bay Area bridges. Some 
control methods allow stay over fees to be 
automatically deducted, eliminating the fear of 
tickets. Smart controls can be adjusted easily to 
ensure stall occupancy rates at normal peak remain 
at 85%, leading to the most efficient parking 
management. 
 
&
����
��������'�

5. Implement Smart Controls in the Downtown 
Core  Through the use of a smart control system, the City can provide downtown parking 
with a meaningful but flexible value.  This is essential to parking reform.  Provide free 
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street parking in the core retail area for one hour and then tier the parking rate for each 
additional hour parked. At the plazas, make free parking for 90 minutes.  At the peripheral 
lots, make parking free all day.  Adjust times and costs periodically to provide 85% 
occupancy at peak load in the core. 

6. Encourage Long Term Parkers to Use Peripherally Located Parking Provide clear 
signage directing users to larger parking lots located near but not in the retail core.  Shared 
parking below the North and South Plazas would be ideal locations for this parking, as well 
as other sites.  See Plat 1 at the end of this report for a map of possibilities.  

7. Provide Spillover Lots Outside the Triangle  Provide spillover lots for special event peak 
parking needs and as a buffer to parking problems.  Signage should be clear and the cost 
should be free all day. Spillover parking should be located outside the triangle. The existing 
parking at the Hillview site should be utilized for this use.  In addition, the stalls at Lincoln 
near the churches are possible spillover lots. 

  
"""�%�����
��"��
��� 
��
 
Commuter Incentives offer drivers financial benefits for reducing their automobile trips. These 
benefits are an inexpensive way to reduced parking demand.  
 
There are various types of incentives. 
Parking cash-outs are programs 
where employers give cash bonuses 
for employees who can find alternate 
transportation.  Transit benefits give 
employees a subsidized transit pass 
or free access to Shuttles services. 
Another incentive is to provide 
discounted or preferential parking 
for carpool vehicles. Consumers 
value these options because they 
provide positive rewards for those 
who reduce vehicle trips and parking 
demand.  
 
Commuter incentives such as transit 
benefits and parking cash-outs 
typically reduce automobile travel 
10-30%, depending on the value of 
the incentive.  
 
Shoup studied eight cities and found cash programs for employees turned out to be one of the 
most cost effective ways to reduce parking need.  Cash out programs can also be voluntary and 
are scalable, so incentives can be increased if parking demand grows.  Cash out programs also 
work well with the unbundling of parking spaces, as the two together make a chain of parking 
incentives that filter from building owners, business owners and employees. 

Cash Out Programs Reduce 
Parking Demand and Cost Little
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Improving bicycle and pedestrian access through downtown is another cost effective way to 
decrease parking needs. Each person who bikes or walks to the downtown, either from their 
homes or from spillover lots, reduces the parking needs in the downtown core. 
 
�
&
����
��������'�
�

8. Voluntary Cash Out Programs  Establish voluntary parking cash out program for 
employees of downtown business.  The city can set up a model that businesses can 
adopt.  A voluntary system will work best in conjunction with other programs that also 
encourage commute reductions, including smart controls and unbundled parking. 

 
�� Free Shuttle to Transit Create a free shuttle from the downtown area to the combined 

Caltrain and Lightrail station at Castro Street in Mountain View.  This will provide a 
link from mass transit poor Los Altos to the larger bay wide transit system. Provide the 
shuttle for free as well as free mass transit passes to employees who give up their 
parking spaces. Currently the Packard Foundation runs a shuttle of this type, and may 
be willing to share the cost of a combined shuttle.   �

 
10. Carpooling Coordination Create a community-wide website to coordinate ridesharing 

and carpooling among commuters.    
�

�

"(��������
����������
�
Unbundling means that parking is leased or sold separately, rather than automatically included 
with building space. For example, rather than renting an apartment with two parking spaces for 
$2,000 per month, the apartment would rent for $1,800 per month, plus $100 per month for 
each parking space. This is more equitable and efficient, since occupants only pay for parking 
they need.  
 
Parking can be unbundled in several ways:  

o Facility managers can unbundle parking when renting building space.  

o Developers can make some or all parking optional when selling buildings.  

o A discount can be offered to tenants who use fewer than average parking spaces.  

o Parking costs can be itemized in lease agreements to help tenants understand the 
parking costs they bear, and to help them negotiate reductions.  

o Informal unbundling can be encouraged by helping to create a secondary market for 
available spaces. For example, the city can maintain a list of properties with available 
parking spaces for lease.  

 
 
Case Study Bellevue, Washington 
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Bellevue, much like Los Altos, is a relatively prosperous suburb in the orbit of a larger 
metropolitan area. Bellevue is notable for the progress that it has made in reducing drive alone 
rates in its downtown, despite the fact that- like Los Altos- it is not served by rail transit and 
has relatively little influence over its regional transit agency.  
Currently, Bellevue requires downtown office buildings of more than 50,000 square feet to 
identify the cost of parking as a separate line item in all leases, with the minimum monthly rate 
per space not less than twice the price of a bus pass. This requirement for unbundling parking 
costs does not increase the overall cost of occupying office space in a building because the 
payment for the office space itself declines as a result.  
 
This policy has several advantages. It makes it easy for employers to "cash out" parking for 
employees (that is, to offer employees the value of their parking space as a cash subsidy if they 
do not drive to work), since employers can save money by leasing fewer spaces when fewer 
employees drive. It also makes it easier for shared parking arrangements to occur, since 
building owners can more easily lease parking spaces to other users. In addition, the city has 
shifted from high minimum parking requirements to enforcing parking maximums. The city 
code now sets no parking minimums for housing and mixed-use retail located in certain 
downtown zones. This move to less parking has had a noticeable impact on private employers. 
Ultimately, this saves employers money because they no longer have to provide expensive 
parking and it lightens an employee�s transportation budget. 
 
Results from the Bellevue�s Commute Trip Reduction program have been impressive. Overall 
in downtown Bellevue, the drive alone commute rate fell by 30% from 1990 to 20005 
�
&
����
��������'�

1. Voluntary Unbundling Provide a voluntary unbundling program.  This could be done 
in conjunction with a reverse auction for downtown leases to convert larger groups of 
stalls to shared parking. Provide incentives to join and create a framework policy with a 
cash out program that employers can adopt. 

�
(�	��
��������
�����)�
����
�
���������
 
Re-Evaluating Parking Policies 
 
Strict and conservative parking minimums have caused many downtowns to become 
underdeveloped and unattractive with large areas devoted to parking lots.  The result is 
diminished density, a decaying core, reduced vibrancy, and anemic revenue generation. These 
policies can also push development to neighboring communities.  
  
For decades, management of parking consisted of increasing on-site dedicated use minimum 
parking requirements.  Too much parking was not recognized as a problem. It was not until 
1991, after decades of parking requirements that the American Planning Association�s Planning 
Advisory Service noted: 
 
                                                 
5Excerpted from Nelson/Nygaard, Pasadena Case Studies, 2006  
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Most parking minimum requirements are based 
on the Parking Generation report published by 
the Institute of Transportation Engineers (ITE).   
 
Half of ITE�s parking generation rates are based 
on four or fewer studies and 22 percent are 
based on a single study.  ITE does not consider 
the possibility of shared parking, or alternative 
means for dealing with peak parking. In short, 
ITE parking figures grossly overestimate 
parking need, particularly in locations where 
parking management principals are employed. 
 
*���	����"��+������,��
�
Parking management standards take into 
account geographic, demographic and economic 
factors that affect parking demand. They also 
reflect the relative costs and benefits of different options, so less parking is supplied where 
parking supply is relatively costly to provide.  Parking standards should also reflect strategic 
planning objectives such as a desire for traffic reduction, more compact development, and 
revitalization.  
 
Because it is not possible to predict exact parking demand and management program 
effectiveness, efficiency-based standards rely on 
contingency-based planning, which means that 
planners identify solutions that can be deployed 
as needed.  
 
��������	��������
�
Parking maximums or caps, put an upper limit 
on parking supply. These can be in addition to 
or instead of minimum parking requirements. 
Maximums usually are best applied to the 
downtown core. Although initially counter-
intuitive, Parking Caps encourage higher densities in the downtown core which leads to more 
vitality, greater walkability, and more pedestrian friendly open space.   
 

                                                 
6Shoup, Donald, The High Cost of Free Parking, 2005, American Planning Association, p.  23 

Communities That Have Abolished 
Parking Minimums 

�Coral Gables, FL � Milwaukee, WI 

� Eugene, OR � Olympia, WA 

� Fort Myers, FL � Portland, OR 

� Fort Pierce, FL � San Francisco, CA 

� Great Britain � Stuart, FL 

(entire nation) � Seattle, WA 

� Los Angeles, CA � Spokane, WA 
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Parking maximums should encourage 85% full lots after other parking management strategies 
are in place.  Parking maximums are not a fixed number, they are evaluated again when 
situations change.   
�
�
�
&
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11. Adopt In Lieu Fee   Adopt a parking impact in lieu fee alternative to on-site parking 
construction. The in lieu fee should apply in part or in whole and should be reasonably 
inexpensive to encourage redevelopment of downtown core lots.  In lieu fees in the range 
of $10,000, or perhaps a monthly cost, should be considered so that the costs do not 
inhibit development or change of use in the downtown core.  Parking management 
strategies can provide parking stalls at a reasonable price so that the in lieu fees can be 
affordably priced to property owners and revenue generating for the City. 

In lieu fees should not be allowed for the largest, most desirable shared parking sites, 
such as the North and South parking plazas. 

12. Reduce Minimum Parking Requirements in the Downtown Triangle. See table 
below. 

13. Incentivize Shared Parking Spaces, particularly in combination with mixed use 
scenarios. See table below. 

 

 

 
�

Proposed Downtown Parking Standards Incentivizing Shared Parking 
 
 
 

OFFICE RESIDENTIAL /per Unit Ground Floor Retail 

2.4 per 1000sf 

 
75% Shared     
Mixed Use* 1.5 unbundled + 0.15 visitor* or No Requirement 

 
3.00 per 1000sf 75% Shared 1 bundled + 0.75 unbundled + 0.15 visitor* or   
 
3.30 per 1000sf 
 

  0% Shared 
 

2 bundled + 0.15 visitor 
   

Note: Parking may be provided in whole or in part by in lieu fees where applicable.  
*In mixed use settings reductions should be flexible to reflect expected peaks.  

 

�
�
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Current parking planning practices are inefficient, resulting in uneconomical and excessive 
parking supplies and increased automobile traffic which contribute to various economic, social 
and environmental problems. There are many reasons to use parking management strategies� 
they use existing parking resources more efficiently before expanding supply, they do not 
retard development, they increase city revenues, and they bring economic vitality back to 
downtowns. 
 
This report describes five parking management strategies that result in more efficient use of 
parking resources. These strategies are technically feasible, cost effective, and benefit 
downtown land owners, users, retailers, and city revenue streams. Parking management 
implementation requires changing the way we think about parking problems and expanding the 
range of options and impacts considered. Although most of these methods have been developed 
relatively recently, they have all been successfully implemented in other cities.  
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Shared Parking  
Parking spaces serve multiple users and 
destinations.  

10-30%  

More Accurate and Flexible 
Standards 

Adjust parking standards to more accurately 
reflect demand in a particular situation.  

10-30%  

Parking Maximums  Establish maximum parking standards.  10-30%  

Remote Parking  Provide off-site or urban fringe parking facilities.  10-30%  

Smart Growth  
Encourage more compact, mixed use pedestrian 
friendly development.   

5-15%  

Walking and Cycling 
Improvements 

Improve walking and cycling conditions to 
expand the range of destination serviced. 

5-15%  

Financial Incentives  
Provide financial incentives to commuters to 
shift mode such as parking cash out.  

Varies  

Unbundle Parking  
Rent or sell parking facilities separately from 
building space.  

10-30%  

Address Spillover Problems  

Provide convenient and accurate information on 
parking availability Use management, 
enforcement and pricing to address spillover 
problems.  

Varies  
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Parking management strategies tend to be synergetic.  The success of individual strategies 
increases when other strategies provide compounding influence.  A comprehensive parking 
management program that includes an appropriate combination of these cost-effective 
strategies can usually reduce the amount of parking required at a destination by 20-40%.   
 
Perhaps even more important are the benefits that come from parking management. 
 
 
Benefits of Parking Management 
 

1. Indefinite Deferral  Of The Cost Of A Public Parking Garage  
2. Reduced Traffic Congestion 
3. Lower Carbon Emissions  
4. Increased Economic Vitality For Downtown Retailers 
5. Greater Pedestrian Appeal 
6. Improved City Image 
7. Increase City Revenue 

  

Excerpted from "Parking Management: Strategies, Evaluation and Planning, " Victoria Transport Policy Institute  
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Why Establish a Parking Benefit District? 
 
The purpose of a Parking Benefit District is to ensure revenues collected within the district 
fund public improvements within its boundaries.  When Downtown merchants and property 
owners can clearly see that the monies collected are being spent for the benefit of their 
Downtown they become willing to support the market rate pricing structures required for 
effective parking management. If experience from other cities is any guide, many will become 
active advocates for the concept.  If downtown parking revenues are lost in the General Fund 
support for parking management reforms will likely weaken.  
 
To accomplish this, the City Council can establish an advisory board, similar to the City of 
Pasadena’s Parking Meter Revenue Advisory Board, which advises the city on policies and 
expenditures.  City Council could appoint the members of the Advisory Board, with the 
recommended composition including downtown business and property owners and other 
downtown leaders.  The City Council can retain final approval over all expenditures.   
 
Organizational structure for the Parking Benefit District  
 
A number of different organizational structures can be used to establish a Parking Benefit 
District in downtown Los Altos.  The district can be a quasi-public entity, similar to a Business 
Improvement District.  Alternatively, the district can be established simply as a financial entity 
(somewhat like an assessment district), which would require by ordinance that meter revenues 
raised within the district be spent to benefit the district.  Under this arrangement, the district 
would be managed within an existing City agency such as the Community Development 
Department or Public Works Department.   
�
Preliminary estimate of meter revenue from Parking Benefit District  
 
At this time, given the limited information available, it is not possible to make precise 
estimates of the potential revenue from a Parking Benefit District.  It would be reasonable to 
expect gross revenues of approximately $0.5 to $1.0 million annually.   
 
Potential Uses of Parking Benefit District Funds 
 

• Landscaping and streetscape 
greening  

• Street improvements 
• Increased frequency of trash 

collection  
• Street cleaning and maintenance  
• Pedestrian-scaled lighting  
• Transit, pedestrian, and bicycle 

infrastructure and amenities  

• Marketing and promotion of 
Downtown  

• Purchase and installation costs of 
parking management features.  

• Funding of lease of private stalls 
as in the reverse auction 

• Future parking garage 

 

Appendix A 
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Development and Parking Analysis              
        Total Retail Service Restaurant Office  
Plaza Zones 1 and 2                
              
Square Footage     445,105 146,943 85,970 65,944 146,248  
              
Stalls     326       
Ocpd. Stalls (obs. normal peak) 85% 277       
Available Stalls (Normal Peak)   49       
Stalls per 000 Sq. Ft.    0.73       
                   
Non-Plaza Zones 3 and 4              
              
Square Footage     445,614 95,255 114,144 15,124 221,091  
              
Non-Plaza Stalls Zone 3   160       
Ocpd Stalls (obs. normal peak) 85% 136       
Available Stalls (Normal Peak)   24       
Stalls per 000 Sq. Ft.            
Ocpd Stalls per 000 Sq. Ft.           
                   
Non-Plaza Stalls Zone 4   1,681       
Ocpd Stalls (obs. normal peak) 41% 687       
Available Stalls (Normal Peak)   994       
Stalls per 000 Sq. Ft.    3.77       
Ocpd Stalls per 000 Sq. Ft.   1.54       
                   
Total Zones 1 through 4              
              
Square Footage     890,719 242,198 200,114 81,068 367,339  
              
Stalls     2,167       
Ocpd Stalls (obs. normal peak)   1,100       
Available Stalls (Normal Peak)   1,067       
Stalls per 000 Sq. Ft.    2.43       
Ocpd Stalls per 000 Sq. Ft.   1.24       
                   
Zone 5                  
              
Stalls     317       
Ocpd Stalls (obs. normal peak)   120       
Available Stalls (Normal Peak)   197       
                   
Total Stalls    2,484       
Ocpd Stalls (obs. normal peak)   1,220       
Vacancy goal  15% 373       
Available Stalls       ����          

ZONE BOUNDRIES 
 
Zone 1.    Downtown Core Parking 
On-street parking, State and Main,  
numbered streets within plaza  
boundaries & Lot at First and Main. 
 
Zone 2.   Plaza Parking  
Plaza parking in plazas 1-10. 
 
Zone 3.   Other Public Downtown Parking  
Other on-street parking outside the plaza  
boundaries. 
 
Zone 4.   Downtown Private Parking  
Private parking within the downtown triangle 
outside the Downtown Core. 
 
Zone 5.  Overflow Parking  Parking lots 
located at Lincoln Park and Hillview  
Community Center. 
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Plat 1 

 
 


