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RECOMMENDATION
Receive an update and provide comments on the implementation of the Downtown San Mateo Parking Management Plan.
BACKGROUND
Overview
On April 7, 2014, the Council accepted the final report of the Downtown San Mateo Parking Management Plan and
approved the implementation strategy for carrying out the plan’s recommendations. These actions were the culmination
of a year-long planning process to develop better parking management strategies that optimize the use of existing
spaces, enhance the parking experience for customers, and identify and plan for future parking needs. The Council
received presentations on the plan’s recommendations in November 2013 and February 2014 prior to approving the final
plan in April.
The implementation strategy (included as Attachment 1) includes key actions and a proposed sequence of implementing
the plan’s recommendations in phases from immediate (over the next 12 months) to longer-term (2-3 years). The focus
of the first year of implementation is to hire a contract Parking Manager, create a parking advisory committee, revise
parking policies and code sections for the Council’s consideration, and begin making operational improvements.
Subsequent implementation actions focus on continued operational changes, improved marketing, and planning and
funding future parking needs. Lastly, given the importance of downtown parking and its connection to economic
development, the oversight of the downtown parking system moved to the City Manager’s Office at the beginning of
FY2014-15.
This Administrative Report is intended to provide an update to the Council on the status of the initial implementation of
the parking management plan and the policy and operational changes that staff will bring to the Council in early 2015
regarding rates, parking time limits, in-lieu of parking fees, valet parking, and other items. This report is structured around
a brief description and summary of the initial implementation of the recommendations in the plan.
Summary of Initial Implementation of Recommendations
1. Develop Goals and Guiding Principles
The City should develop clear goals and guiding principles to guide operation and management of the City’s parking
program and its role in supporting economic vitality.
These goals and principles will provide overall guidance in managing the parking system and emphasize the priority of
customers for use of public parking spaces. Staff has begun to outline a framework for these goals and principles with
parking stakeholders and will present these to Council in early 2015.
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2. Refine Organizational Structure
Given the scope of the work program involved in these recommendations, the City should develop a more centralized
Parking Services division and hire a full-time Parking Manager position to oversee this function.
Staff began to implement this recommendation through moving the coordination of the downtown parking program to the
City Manager’s Office. The City also conducted a request for proposals (RFP) process to select a contract Parking
Manager and is currently negotiating a multi-year contract with the recommended firm with this contract expected to be
brought to the Council for approval in early 2015. In addition, the City has created an internal staff group to coordinate
City activities related to parking along with a parking stakeholders group comprised of business and neighborhood
representatives. Both groups will meet quarterly and help shape the continued development of the parking program.
3. Update Rate Policy and Pricing
The City should develop “rate ranges” for both on- and off-street spaces from $0.25 to
$2.00 per hour by ordinance and authorize staff to adjust rates by $0.25 per hour every 1-2 years based on operational
costs, market demand, and consistency with other cities. A similar approach would be used for parking permits with a
range set from $35 per month to $100 per month and be adjusted by up to $10 per month.
Updates to hourly and permit parking rates will be included with policy changes brought to the Council in early 2015. As
recommended in the parking management plan, these updated rates will be based on operational costs, market demand,
and rates in other cities. Though the recommended rate amounts have not been finalized, the implementation strategy
indicated that increasing hourly rates from the current amount of $0.50 per hour to either $1.00 or $1.25 per hour would
generate an additional $700-885K in parking revenues for uses such as improved parking equipment, better signage and
technology enhancements, maintenance and security improvements to parking facilities, and funding for future facilities.
These increased rates would be focused in areas with high occupancy such as the downtown core to encourage more
people to use areas with lower-occupancy parking. This updated rate structure would be consistent with other nearby
parking systems of similar size including Redwood City, which in July increased its rates to $1.00 per hour for high
occupancy areas in its downtown.
4. Simplify Parking Time Limits
The City should lower the time limit for on- street spaces from four hours to three hours
to better align the time limit to usage and eliminate time limits entirely for off-street facilities to allow users to pay for
needed parking.
Changes in time limits for both on- and off-street spaces will be included with policy changes brought to the Council in
early 2015. Changing on-street time limits to three hours would create more turnover in these spaces while eliminating
time limits for off-street facilities would make it easier for customers to find available parking that meets their needs. Long
-term permit parking would continue to be allowed only in certain sections to ensure sufficient parking for customers.
These changes would be communicated extensively to customers as part of the recommended marketing and branding
of the parking system along with other changes.
5. Extend Hours of Enforcement
The City should extend enforcement hours for on-street spaces from 6:00 p.m. to 8:00 p.m. during the Monday-Saturday
enforcement days to increase turnover and parking availability for evening customers. This recommendation is based on
the strong demand for these spaces which reaches 96 percent in the downtown core from 7:00-8:00 p.m. on weekdays.
Extended enforcement is designed to increase availability of on-street spaces given the high occupancy of these spaces
in the downtown core after enforcement hours end at 6:00 p.m. Walnut Creek has recently extended its enforcement
hours to 8:00 p.m. given its high parking demand similar to San Mateo. However, given concerns expressed about the
impact of this change, staff intends to hold off on implementation to see if other actions improve on-street availability and
turnover. Staff will work with downtown businesses on additional ways to increase on-street turnover and availability
particularly involving employee parking.
6. Identify and Communicate the Parking System
The City should develop a strategic approach to marketing and communicating its parking system including branding,
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facility identification, facility presentation, dynamic signage/way finding, and marketing.
Staff has created an updated parking map for merchants, employees and visitors and also updated the City’s parking
webpage for clearer information and access. Further development of a marketing and branding approach will be a key
priority beginning in 2015. Technology improvements will be incorporated into this approach and staff will work with
parking stakeholders to ensure this branding is aligned with other branding associated with downtown.
7. Integrate Parking Technologies
The City should consider integrating various parking technologies including dynamic signage tied to real-time occupancy
information, further use of parking applications for mobile devices, and new offstreet pay stations.
Staff has begun implementation of this recommendation through testing out the use of solar-powered meters that accept
credit cards, installing pay stations on North B Street, and exploring the transition to online sales for long-term parking
permit. The City is also working with Streetline to expand the use of real-time parking sensors through a public-private
partnership to minimize City funding needed. The City will continue its current use of sensors in 135 on-street spaces
near the corner of Third Avenue and B Street while this expansion is being considered. Other implementation steps over
the next year include installation of electric vehicle charging stations and parking availability signs at off-street garages as
well as replacement of pay stations at off-street garages.
8. Update In-Lieu Fees
The City’s in-lieu of parking fee for new developments (currently $9,000 per space) should be updated based on a market
-based methodology, such as 70 percent of the cost of constructing a parking space.
Updating the in-lieu parking fee will be included with policy changes brought to the Council in early 2015. This fee, which
has not been changed since 1989, will be updated through a phased multi-year approach to remain a reasonable option
for developers, align better to current construction costs, and coordinate with other funding sources for future parking
facilities needed in the next 3-5 years. Phasing this increase over time would lessen the impact on projects currently in
the development pipeline such as in the “Three Corners” area at Third Avenue and El Camino Real.
9. Explore Existing Public and Private Parking Supplies
The City should explore other potential parking supplies including both public facilities such as the Main Library and
private facilities that may be underutilized during peak demand period.
The City has made progress toward implementation of this recommendation particularly with opening up the Main Library
parking garage for public use. The City is piloting the use of the Main Library garage for free evening parking on Fridays
and Saturdays from 5:00 p.m. to 12:00 a.m. after the library closes. This pilot will begin on December 5 and extend
through the end of May 2015. The City Manager’s Office has worked with Library staff and Police Department to ensure
appropriate safety for garage users and the Library facility itself. Staff is also working with the Downtown San Mateo
Association and nearby businesses to promote the use of this garage particularly by employees.
Staff has also talked with several private parking operators to determine the potential for leasing private spaces for public
use. While this could be a possibility during the evening hours given available capacity, there is not much reported
availability during weekdays. Staff will consider to pursue these possibilities while evaluating the results of the Main
Library pilot.
10. Partner with Businesses on Valet Parking
The City should work with the business community to take on a greater role in enhancing valet parking services as well
as establish a policy to assess fees for use of public parking spaces by valet operators.
Staff is exploring opportunities with businesses about improved coordination of valet parking services such as a joint
contract with a valet provider. There is interest amongst businesses to emulate Redwood City’s valet parking program
where downtown businesses partner together to provide a downtown-wide valet program which may include the use of
both private and public parking lots. Proposed changes to valet parking will be included with policy changes brought to
the Council in 2015 and would be incorporated into the parking ordinance.
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11. Develop and Implement Garage and Lot Maintenance Plans
The City should establish and implement industry best practice standards for maintenance of parking facilities including
providing between 3-5 percent of gross parking revenue to a maintenance reserve to ensure appropriate funding for
ongoing and capital maintenance needs.
The City has increased maintenance funding for parking facilities as part of the 2014-16 Business Plan and is conducting
a conditions assessment to identify maintenance needs at each facility along with estimated costs. One need already
identified is making repairs to the Central Parking Garage deck to improve the pavement condition and restripe the
parking spaces. Addressing this and other maintenance needs will be a priority for the new Parking Manager and likely a
key use of additional parking revenues.
12. Develop Funding Options for Future Needs
The City should develop a 10-year capital facilities and funding plan for its parking system using an appropriate package
of funding options such as parking fees, assessment districts such as a Parking & Business Improvement District, in-lieu
fees for new developments, public/private partnerships, and other options.
Staff will work with key stakeholders and outside consultants to begin the implementation of this recommendation in 2015
by updating estimates of long-term parking needs, developing a capital facilities and funding plan, and assessing the
viability of public and private funding options. Public funding options include approximately $3.5M currently allocated in
the City’s Capital Fund along with additional funding from in-lieu of parking fees and parking rates while private funding
options could include development financing and a new assessment district for greater cost-sharing by property and
business owners.
In addition, the updated Long-Range Property Management Plan submitted to the State reaffirms the importance of the
three former Redevelopment Agency parking lots to the City’s parking supply. If the plan is approved and the City retains
ownership of these properties, these properties will play a key role in providing land for additional public parking.
13. Encourage Transportation Demand Management (TDM) Measures
The City should build on its efforts to encourage alternative modes of transportation for the downtown area to reduce
parking demand, which would be particularly useful in reducing employee trips and create greater capacity for customers.
Staff will develop a separate downtown TDM plan in 2015 and identify specific measures to reduce vehicle trips and
parking demand such as car sharing and bike sharing programs. This effort will be done in conjunction with the formation
of a Transportation Management Association comprised of downtown property owners and businesses. The City will also
contribute funding from parking revenues to support this effort.
Moving in this direction, the City worked with Zipcar to introduce a car share program into downtown with two cars now in
the Draper University parking lot. Additionally, the City recently submitted a grant proposal to the Metropolitan
Transportation Commission for an expansion of a car share and shuttle program within downtown and elsewhere in the
city.
Next Steps
Following Council’s input on this update, staff will continue to work with parking stakeholders to develop an initial set of
policy and operational changes as recommended by the parking management plan. These changes will be brought to
the Council for consideration in early 2015 and implemented throughout the year pending Council approval. In addition,
staff will finalize a contract with a Parking Manager and bring this contract to the Council for approval.
BUDGET IMPACT
The costs of implementing the parking management plan will be presented to the Council as elements of the plan are
implemented with all costs funded through the Downtown Parking and Maintenance Fund. Implementation actions thus
far such as the Main Library after-hours use and production of an updated parking map have been completed within
existing funding. Further implementation of recommendations such as new wayfinding signage, enhanced parking
equipment and technology, and improved maintenance of parking facilities will be dependent upon additional parking
revenues generated through rate changes.
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ENVIRONMENTAL DETERMINATION
Pursuant to California Public Resources Code Section 21080, conducting a City Council study
Session is not a project subject to CEQA in that the City is not committing to any specific action. The City will conduct the
necessary environmental determination review consistent with CEQA in conjunction with developing recommended
changes to the Municipal Code related to parking.
NOTICE PROVIDED
All meeting notice requirements were met.
ATTACHMENTS
Attachment 1 - Implementation Strategy - Downtown San Mateo Parking Management Plan
STAFF CONTACT

Matt Bronson, Assistant City Manager
mbronson@cityofsanmateo.org <mailto:mbronson@cityofsanmateo.org>
(650) 522-7003
Marcus Clarke, Economic Development Manager
mclarke@cityofsanmateo.org <mailto:mclarke@cityofsanmateo.org>
(650) 522-7191

CITY OF SAN MATEO

Page 5 of 5

Printed on 11/13/2014
powered by Legistar™

Downtown San Mateo
Parking Management Plan

Implementation
Strategy
March 2014
Prepared for:
City of San Mateo
In Association with:
Rick Williams Consulting
Michael R Kodama Planning Consultants
Daniller Consulting
National Data and Surveying Services

i

Table of Contents

Table of Contents
Section 1

Background and Overview ...................................................................................................... 1-1

Section 2

Implementation Plan and Schedule ..................................................................................... 2-1

Section 3

A.
B.
C.
D.
E.

Consolidation of Parking Services........................................................................................................ 2-1
Policy and Code Level Actions .............................................................................................................2-10
Operations ....................................................................................................................................................2-14
Marketing/Communications ................................................................................................................2-23
Funding ..........................................................................................................................................................2-25

Summary ....................................................................................................................................... 3-1

List of Figures
Figure A. Model Organizational Structure: Tacoma Parking ......................................................................................... 2-4

List of Tables
Table 1. San Mateo, CA: Allocation of Parking FTE ............................................................................................................ 2-2

Appendices
Appendix A
Appendix B
Appendix C

ii

Actions and Implementation Schedule (Checklist)
Actions and Implementation Schedule (By Order of Implementation)
Supplemental Rate/Revenue Analysis

Table of Contents

This page intentionally left blank.

iii

Section 1
Background and Overview
CDM Smith recently completed a comprehensive review and analysis of San Mateo’s downtown
parking programs and system. The findings of this review were consolidated into a draft report that
was submitted to the City in November 2013 with a final report submitted in March 2014; herein
referred to as the Parking Management Plan. 1 The report contained a series of recommendations for
changes and enhancements to the parking system – both policy and operational/administrative. In
conjunction with submittal of the final report, the City requested that additional work be conducted to
further detail the report recommendations in a format that will assist the City in the implementation
of the overall plan.

The Parking Management Plan is crafted to develop an integrated and comprehensive program that
supports the continued vitality and growth of the downtown within the context of clear policy
direction. The recommendations in the plan also serve as a template for action that the City of San
Mateo and affected stakeholders (i.e., internal City departments, businesses, property owners and the
community) can use to move forward strategically; under the leadership of a Parking Manager
supported by a representative stakeholder advisory committee. To this end, the CDM Smith team
developed a detailed implementation strategy and schedule based on the recommendations in the
Parking Management Plan. A particular focus was given to how best to manage parking services
within the downtown area.
This Implementation Strategy is structured around the following elements that address the
recommendations of the Parking Management Plan. This structure is based on our professional belief
that establishing a parking organization through consolidation of parking services and revising/refining
parking policies and relevant Municipal Code sections needs to occur before issues of operations
rates, hours and infrastructure and marketing/communications and funding can be strategically
addressed and delivered.

A. Consolidation of Parking Services
The success of any multi-faceted parking system is dependent on the ongoing administration,
management, and communication of the City’s parking program. This includes day to day
management of individual facilities, oversight of third party vendors, financial accounting and
reporting, marketing/communications, customer service, and strategic and capital planning.
The Parking Management Plan recommended that the responsibility for administering the

1

CDM Smith, Downtown San Mateo Parking Management Plan –Final Report (March 2014).
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City’s on and off-street parking assets - and implementation of the individual elements of the
plan recommendations - be consolidated into a single individual's portfolio of duties. This
person, a "downtown parking manager" would lead in the coordination of parking services;
daily operations of the system and strategic implementation of policies, programs and
planning for growth. Section A outlines this element of the plan.

B. Policy and Code Level Actions
San Mateo’s Parking Management Plan is forward thinking and envisions a parking system
that is market based and responsive to demand and customer need. It also intends a system
that efficiently manages capacity to maximize existing stalls, cover costs associated with the
system and to generate surplus revenues that can be invested to improve the Downtown to
the benefit of businesses and customers/visitors. The reality of the current system is that
certain key objectives necessary to fully actualize policies are not supported by the equipment
or management systems in place. Section B will provide a detailed summary and timeline
recommendations for changes to current parking policies and relevant Municipal Code
sections that will result in a policy/code foundation that is sound and representative of the
City’s intent.

C. Operations (Rates, Hours of Operation and Infrastructure)
Section C details a range of operational enhancements that should be implemented. This
Section will provide the reader with a succinct understanding of the most critical elements of
the plan and an overall framework that supports the very detailed management strategies and
implementation schedule to follow. Operations will include rates, time stays/hours of
operation, infrastructure, and other items.

D. Marketing and Communications
Investment in parking operations and infrastructure and management of a dynamic, demand
based system requires a high level of communication to stakeholders , which includes internal
staff/vendors, public and private leadership, business and (most importantly) the community
of users. The ultimate success of San Mateo’s parking system will be founded on the
perception and reality that the system is user friendly, communicates clear expectations and is
attractive to and understood by visitors to San Mateo.

E. Funding
It is clear from experiences in other cities that more than one source of funding will be
necessary to finance future public parking facilities that the City will need in the coming years.
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, Evaluation of multiple funding sources and options within the context of parking is prudent
and should be engage early on in the implementation of the Parking Management Plan.
Recommended strategies within each element are laid out in a manner that is iterative or “checklist”
in presentation. Actions are intended to follow a logical progression of implementation, with each
preceding action providing the ground work necessary to move to a subsequent action. As indicated,
actions are delineated between policy, organization and operations, and then categorized into specific
“phases” that range from immediate (0 -12 months) to longer-term (2-3 years). A summary matrix of
the entire parking strategy implementation plan is provided in Appendix A. The strategies are
organized by recommended order of implementation in Appendix B.
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Section 2
Implementation Plan and Schedule
Overall, the implementation of the Parking Management Plan recommendations is intended to be
logical and ordered in a manner that responds to changes in demand and ensures a continuing sense
that the methods for accessing the City’s downtown public parking system are easy to use and
understand. This implementation is complex, requiring a dedicated and routine level of support,
coordination, commitment and resource identification that goes beyond what is currently in place.
It is important to note that the recommendations for later phases could be accelerated based on
organizational capacity, emerging priorities or need. The outline here merely suggests an order that
structures both discussion and strategic direction for effective implementation.

A. Consolidation of Parking Services
Recommendation (A.1)
Consolidate the management and administration of Parking Services under an individual Downtown
Parking Manager. The new position of Parking Manager would be charged with leading a
downtown parking management function under the appropriate department. Funding for the
position will be derived from the Parking Fund.
Implementation: Immediate (0 – 12 months)
Existing Conditions
As stated above, the success of any multi-faceted parking system is dependent on the ongoing
administration, management, and communication of the City’s parking program. With 1,711 on-street
and 1,207 off-street parking spaces (in nine lots and garages), the City’s downtown parking system is
large and complex and rivals larger municipalities in size. Similarly, the policy dynamics that have
been established for the system– for a market based and demand responsive parking program –
require strategic, coordinated and professional oversight and guidance. Table 1 provides a breakout
of San Mateo’s current downtown parking administrative and operational “organization.”

2-1

Section 2 • Implementation Plan and Schedule

Table 1. San Mateo, CA: Allocation of Downtown Parking FTE

Department /
Division
Position
Public Works
Facilities and Administrative
Fleet Services Technician

Est. time
commitment
to parking

Current Tasks

As % of an
FTE

Coordinate with parking operator for parking equipment repair and revenue
collection services; respond to and troubleshoot complaints associated with
parking facilities and equipment; coordinate with Police for parking
enforcement, assistance with traffic control, road closures and garage security;
coordinate with Community Development on parking impacts from
development projects; reserve parking spaces for construction or events; work
with pay station provider to program digital meters for events and changes to
normal operations; process staff reports and approvals for parking holidays;
issue work orders for repairs or changes to pay stations and meters; oversee
employee parking permit program; analyze parking fund budget data and other
parking data to support operational actions and policy development.

60%

0.60

Facilities and Fleet
Services Manager

Provide management oversight for the downtown parking program; coordinate
with other departments on policies and issues relating to downtown parking;
oversee strategic initiatives related to parking management; manage parking
staff; approve program expenditures and invoices; conduct outreach with
community stakeholders.

40%

0.40

Building Maintenance
Supervisor

Oversee preventative and corrective maintenance work conducted at parking
facilities

25%

0.25

Project Manager

Assist with capital projects related to parking facilities

15%

0.15

Oversee downtown landscaping contractors and work with downtown
Tree Maintenance
Specialist (Parks & Rec) stakeholders on landscaping needs
Administration Management Analyst
Secretary

10%

0.10

Assist with analysis related to the parking program and budget development

30%

0.30

Process invoices and assists with purchasing activities

20%

0.20

10%

0.10

5%
Sub-total: Public Works

0.05
2.15

Review downtown planning applications and development projects for parking
impacts
25%
Sub-total: Community Development

0.25
0.25

Director of Public Works Provide guidance and departmental direction for the downtown parking
program; update and coordinate with the City Manager and City Council
Public Works
Administrator

Provide guidance and monitoring of parking fund expenditures and revenues

Community Development
Planning Associate Planner

Police
Traffic Parking Enforcement
Supervisor and Officer
Field Operations Police Officers

Provide downtown parking enforcement services
Ensure public safety and security in downtown

100%

2.00

100%
Sub-total: Police

3.00
5.00

Total

7.40

As Table 1 indicates, San Mateo’s existing administrative system for managing downtown parking is
spread across multiple departments or divisions, which include Public Works, Police and Community
Development. Within these departments, there is further stratification between Facilities and Fleet
Services, Administration, Planning, Traffic and Field Operations. In total, the equivalent of 7.40 FTEs of
City staff is involved in the delivery of parking services. FTEs allocated to what might traditionally be
called policy and administration total 2.40 FTE (which includes Public Works and Planning), which is
spread between 10 individuals. Within this total, there is very little time and allocation of resources
that can truly be categorized as senior level policy and system management (see Recommendation
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A.2., below). From a strategic management point of view it is clear that there is no clear single point
of responsibility for guiding the parking system in a manner that gives due diligence to the complexity
of the existing system and the level of technical and response capability called for in the Parking
Management Plan.
Industry best practices for administration and management of a parking “system” recommends a
more centralized program of management (on and off-street) under the purview of a professional
Parking Manager. Centralized administration and management best supports the concept of an
integrated parking system as all elements of the parking system (off-street, on-street, enforcement
and oversight of any third party provider) are consolidated within a single division and leadership
structure. As such, administration and decision-making are structured to consider parking assets both
individually and as a system. Resources can be managed in a tailored fashion where necessary and
leveraged as appropriate and most efficient.
An example of a best practice administrative/management structure for municipal parking is in
Tacoma, Washington. Though Tacoma is a larger city than San Mateo, its organizational structure is
instructive, and mimicked in such California cities as West Hollywood, Walnut Creek and San Luis
Obispo. As stated above, San Mateo has a large system of parking with a sophisticated policy intent
that will require focused, structured and strategic parking management.
In Tacoma, Parking Services is well organized with professional staff and leadership. The Parking
Services Manager reports directly to the Public Works Director but leads in coordinating the daily
operations and delivery of parking programs, products, services, communications and strategic
planning for parking. Coordination is both internal (to the City and its operating facilities) and external
to downtown businesses, developers and the general public.
On-street, off-street and enforcement operations are housed within this administrative structure
under the Parking Services Manager. Figure A below illustrates the organizational structure that is
currently in place.
The Tacoma parking system is also strengthened through the role given to a Parking Technical
Advisory Group (PTAG). Through the PTAG, the City has developed a process through which a
representative cross-section of downtown interests routinely assist the Parking Manager in the
review and on-going strategic implementation of downtown parking programs as defined within
Tacoma’s Downtown Integrated Parking Plan. The PTAG: (a) serves as a sounding board for both the
community and the City on parking issues; (b) reviews parking issues over time; (c) engages the public
to garner input and assess programmatic impacts; and (d) work with the Parking Manager/Parking
Services, and advise the Transportation Commission and City Manager on strategy implementation
based on adopted Guiding Principles and policy/code for parking management and use dynamics
identified for specific parking areas.
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Figure A. Model Organizational Structure: Tacoma Parking

Recommendation (A.2)
Develop a job description and submit a service package to create a position of “Downtown Parking
Manager” for the City of San Mateo.
Implementation: Immediate (0 – 12 months)
Consolidating parking operations within a single department or bureau under a Downtown Parking
Manager creates administrative and operational efficiencies and seamlessly integrates on-street, offstreet, enforcement and long-range strategic planning. Consolidation offers the City internal
coordination, quick response, and efficiency. It also provides a point of accountability and assurance
that adopted policy is fully implemented. This person will also be responsible for transitioning
strategies developed as a part of the Parking Management Plan as demand for parking increases over
time. The City "process" for approving this type of service addition should be completed immediately
to facilitate near-term hiring or restructuring of an existing position (see discussion below related to
position options).
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The Downtown Parking Manager will lead in the following responsibilities (at a minimum):


Coordinating and implementing all approved aspects of the Parking Management Plan.



Oversight of all personnel (City and third party) involved in the delivery of on-street, off-street or
enforcement services in downtown municipal parking resources.



Providing liaison functions between impacted businesses, users and other agencies.



Coordinating with Finance in the creation of consolidated financial reporting systems for parking
based on recommendations for financial reporting documented in the Parking Management Plan.



Annual budgeting for parking services.



Oversight of any third party management agreements for parking operations, valet services, or other
services in City facilities.



Ensuring contract compliance by third party parking providers.



Coordinating with relevant Departments and Divisions as necessary to implement policy and code
changes in the Parking Management Plan (see Section B, Policy & Code, below).



Developing and implementing new signage, marketing, and communications systems



Routinely assessing and recommending rate and fee adjustments (on and off-street and permit
programs) based on parking demand, operational costs, and other factors.



Oversee data collection efforts (collecting, analyzing and reporting data findings.) as defined by
policy.



Coordinating the transition to new parking revenue collection technologies necessary to fully
implement performance based pricing.



Development of RFP's for parking services, equipment and technology.



Coordination of review and selection of parking services, equipment and technology providers.



Assessment of other upgrades (signage, lighting, security, maintenance, enforcement) that may be
necessary to program initiation and on-going success.



Development and negotiation of contract agreements (as necessary).



Developing usage tracking and reporting systems to measure and monitor program success/failure.



Troubleshoot program "glitches".



Hosting and facilitating the work of a Downtown Parking Advisory Committee.

This centralized role could be established in different ways. Three options are listed below:
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1.a. New Position/FTE (CDM Smith team recommendation)
The list of responsibilities necessary to the position of Downtown Parking Manager is broad
and multi-faceted. The City of San Mateo could establish such a position and solicit
professionals from within the parking industry to assume this role. The CDM Smith team
favors this approach given the complexity of the recommendations within the Parking
Management Plan.
Implementation/installation of new technology systems, responsive demand management,
financial management, communications, coordination and integration of on and off-street
assets, monitoring/reporting and community liaison functions (to name a few) will require an
individual who has demonstrated successful experience with managing multi-faceted
municipal or private sector parking systems.
1.b. Existing FTE & Contract Consultant
This model proved successful in Ventura, California. After adoption of a new, comprehensive
parking plan in 2008, parking control was consolidated within a smaller number of
departments, with one City employee then assigned responsibility for coordinating all parking
operations and on-going implementation of the parking plan. Through the reorganization
process, it was determined that internal FTE capacity was available and existing City staff
could be utilized for the new position; ensuring that there was no additional financial burden
to the parking fund. The reorganization process also identified the need to provide training
and assistance to the newly identified Parking Manager to elevate their professional capacity
and skill set to a level commensurate with new programs, services and management
responsibilities called for in the parking plan.
To this end, the City of Ventura contracted with a professional parking and transportation
consulting firm to provide on-going training and professional “mentoring” to the new Parking
Manager. The consultant also provided assistance in establishing reporting formats, operating
protocols, organizational development and additional implementation planning to the City.
The consultant contract provided up to 20 hours per week in consulting assistance and was in
place for one year following adoption of the new parking plan. The Ventura “model” has been
very successful and was pursued because (a) internal staff capacity was available and (b)
engaging the consultant (and the cost of such) was seen as a lesser on-going burden to the
parking fund budget.
1.c. Improvement of Systems & Protocols with Existing Staff
There are likely improvements in efficiency, coordination and communications that could be
made within the context of the current configuration of duties and responsibilities within the
City’s existing parking operations. This could include:
-
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-

Establish a Parking Management Work Group that is facilitated by a single designated
parking coordinator and meets routinely to review operations, performance, occupancy
and rates and supports responsive and strategic decision-making within the context of
policy and recommendations in the parking plan.

-

Designate a “parking coordinator” to oversee work of Parking Advisory Committee

-

Consolidate reporting and performance monitoring.

Though the City has 7.40 FTEs currently involved in the downtown parking program, the City’s existing
parking management format does not have a centralized point of responsibility and reporting. This
makes it difficult for users to conveniently understand and maximize downtown parking options. This
is of particular importance given the complex and dynamic nature of the parking strategies
recommended in this plan. For this reason, the consultant team recommends pursuit of either
options 1.a. or 1.b. Additional discussion and costing may need to be engaged to determine which of
these two options best fits San Mateo’s organizational structure.

Recommendation (A.3)
Appoint/hire a Downtown Parking Manager.
Implementation: Immediate (0 - 12 months)
Upon approval of a budget and service package by the City Council, the City should move forward with
the assignment of a new position of downtown parking manager or restructuring an existing City
position. As referenced above, this position would be charged with the implementation of the overall
parking management plan, monitoring of parking in management districts over time, review and
assistance to new development and work with the Parking Advisory Committee to facilitate decisionmaking based on the 85% occupancy standard and policies for demand based pricing for downtown
parking.

Recommendation (A.4)
Establish and initiate a Parking Advisory Committee consisting of downtown stakeholders to assist
in parking program implementation and review.
Implementation: Immediate (0 – 12 months)
The City should develop and approve a process through which a representative cross-section of
downtown interests routinely assist the Parking Manager in the review and on-going implementation
of the Parking Management Plan.
The stakeholder advisory process and a Parking Advisory Committee will: (a) assist the Parking
Manager/Coordinator in the implementation of the Parking Management Plan; (b) review parking
issues over time; and (c) advise City Council and other relevant decision-making bodies on strategy
implementation based on adopted policy for parking management and use dynamics identified for
specific parking areas.
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Once the Parking Manager is appointed and established, the process of review, evaluation and
decision-making with representative stakeholder input for parking management in downtown should
be initiated. A consistent and routine schedule of meetings should be established as well as use of
this plan as a template for discussion of parking management and strategy implementation with the
Parking Advisory Committee. Initially, the committee could meet quarterly. As development in
downtown increases, meetings and deliberations may move to a monthly schedule.
It is recommended that the City Council formally appoint members to the Parking Advisory
Committee, charged initially to assist the Parking Manager in establishing success measures for the
parking system, serving as a liaison and conduit to the downtown community and providing input and
guidance for the implementation of the Parking Management Plan.

Recommendation (A.5)
In tandem with the formation of the Parking Advisory Committee and a Downtown TMA, create a
technical advisory committee consisting of city staff and downtown stakeholders to work together
to develop a TDM program.
Implementation: Immediate to Phase 1 (0 – 24 months)
The City of San Mateo’s 2009 Downtown Plan calls for the formation of a Transportation Management
Association (TMA). Once executed, the TMA would provide the components for the development of a
transportation demand management (TDM) program through a variety of transportation programs for
employees, residents, and students in the downtown. The TMA would pool downtown property
owners and businesses together into a group and enable them to take advantage of economies of
scale that are unavailable to individuals. Such a program should be well coordinated and integrated
with parking policies and rates to ensure creation of an access system that encourages alternative
modes and maximizes existing parking supply. A well balanced system of parking and TDM will result
in less overall parking demand overtime; increasing visitor parking efficiencies and reducing long-term
development costs.
The TMA and Parking Advisory Committee should develop protocols and planning that coordinates
these two strategic activities (i.e. parking and TDM). The Parking Management Plan provides a
detailed outline of strategies to consider and implement once the parking organization outlined in this
plan and the TMA are established and operating. These strategies can be found in Section 5.12 of the
Parking Management Plan.
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Recommendation (A.6)
Centralize revenue and expense reporting using a consolidated report format. Parking revenue and
expenses should be easily tracked with the ability to assess (at minimum) year- to- year
comparative performance for period of three years.
Implementation: Phase 1 (12– 24 months)
Based on findings in the Parking Management Plan, the San Mateo parking system is healthy. The
detailed data that is compiled by the City is well done and allows for a level of review that is not
readily available in other cities. With some minor manipulation, the data could be utilized in a number
of different formats to specifically track line item revenue performance by area and lot/garage and/or
expense performance in similarly detailed line items. This would allow the City and Parking Manager
to use the information that it has in broader decision making processes related to parking
management (e.g., rate setting, capital investment, bonding, etc.). This will facilitate a clearer picture
of the financial performance of the parking operation and support strategic decision making related to
rates and system need.
The City should consider two minor changes to how it reports revenue and expenses. First, as stated
earlier, the fund should separate revenue line items out in more detail, for the purpose of more
directly tracking revenue sources; by garage and/or by area of the downtown. The revenue collection
technology the City has in place (i.e., meters and pay-stations) should make this possible. The ability
to track revenue by how and where it is generated can be a powerful tool for strategic decisionmaking related to rates and operational focus. Similarly, expenses related to direct operations should
also be detailed. These would include salaries & benefits (uniquely) for personnel related to
administration, operations, maintenance, enforcement and/or security. Given that wages and
benefits represent nearly 50% of all parking related expenses, the more detail available to track
expense performance will be very useful within the already useful reporting format in place.
Another consideration is that many cities carry enforcement as a separate revenue/expense fund,
ensuring that rate (revenue) decisions on citations are made in the context of the actual cost of
covering enforcement expenses. Laguna Beach, CA, Portland, OR and Tacoma, WA are such cities.
San Mateo may want to consider this option, as it ensures that parking revenue/expense performance
is evaluated separately from enforcement. Both operating centers should be responsible for their own
financial coverage. Though it is not unusual for cities to blend enforcement revenue and expenses in
their parking funds; it can eventually lead to decisions related to on and off-street parking rates that
are influenced by the cost to operate the system and to enforce it as well. To a degree, this could
inflate the rates charged for parking in downtown at a rate that is inconsistent with the true market
for parking.
The consultant team recommends some minor adjustments to the report format that add a bit more
detail, breaking out some macro level line items into more specific categories to allow for more
strategic tracking of revenue by area and type of parking and considering tracking enforcement
revenue and expenses as a unique business center.
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B. Policy and Code Level Actions
The Parking Management Plan outlines the City’s intent to manage the public parking supply in a
manner that keeps peak hour occupancies within “practical capacity.” To that end, the ideal or target
occupancy rate for a block of downtown parking is considered to be 85%, which means that 1 out of
every 8 spaces is always available, even on core downtown streets, and even during the busiest hours.
If a block (or lot/garage) has an average occupancy of greater than 85% then the parking is considered
to be congested and the price should be higher than blocks, lots/garages or parking “zones” with
lesser occupancies. If a block or lot/garage has an average occupancy of less than 85% then the
parking is considered to be underused and the price should be reflective of that demand. 2 In short,
the intent is that occupancy and rate management is to occur through “periodic adjustments”
resulting from routine occupancy surveys of parking within the downtown (paid parking area).
Unfortunately, the City does not have a formal stated policy (e.g., Guiding Principles) that frames this
intent nor does the Parking Code (Title 11, Chapter 11.44.015) establish a rate system to support this
goal. At present, rates outlined in the code are fixed at $0.50 per hour for on-street parking and offstreet parking. The code is a bit unclear as it establishes “current pricing” (as stated above) and
“proposed pricing,” that would increase the rates to $1.00 per hour on-street in the third and fourth
hours. The code is similarly silent on how rates may be adjusted; who leads any effort to adjust rates
and specific criteria or schedule for justifying upward and/or downward adjustments based on
demand.
The Parking Management Plan recommends a policy and supporting code that manages a limited and
valuable parking supply to its highest and best use, thereby maximizing resources, revenue and
convenience/choice for the customer. The recommendations also call for demand based pricing;
placing a premium on parking supply that has high demand and lower rates where demand is less.
However, at present formal policy language is lacking and the current code is unclear on the “how and
who” of responsibility for carrying through implementation of the tasks associated with managing a
market-rate pricing program. To this end, the following should be considered.

Recommendation (B.1)
Develop and formalize Guiding Principles for the San Mateo downtown parking program to give
policy direction for decision-making that is relevant today and over time. Principles should support
and recognize the benefit of managing parking through market-rate based pricing as it contributes
to a vital and growing downtown. These Principles should be developed as policy elements of the
parking code.

2

CDM Smith, Downtown San Mateo Parking Management Plan, Section 1.
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Implementation: Immediate (0 – 12 months)
The Parking Management Plan provides a draft set of Guiding Principles for the City’s parking system
(see Section 5.1 of the Plan). These draft Guiding Principles were derived from discussions with City
staff and review of input derived from public forums associated with Plan development. The
consultant team summarized the many comments, ideas and themes that emerged from these
meetings into a draft set of Guiding Principles. The Guiding Principles are designed to guide and
inform future decision-making on issues related to access and parking management. Strategically, the
principles support and integrated parking system that encourages the use of parking resources to
support economic development goals and effectively serve the diversity of “customers” using the
downtown. The intent being to implement strategies, programs and infrastructure development in a
manner serves downtown as a multi-destination and mitigates any impacts on the adjacent
neighborhoods. This will be reflected in both the operation and management of the system and the
code which regulates it.
[NOTE: Implementation of Recommendations B.2 – B.5 could be accomplished in the immediate
term (0 -12 months) with a particular focus placed upon these items by the new downtown Parking
Manager and Parking Advisory Committee. Some elements of these recommendations may extend
beyond the initial 12 months. It is likely the recommended changes will be forwarded to the City
Council as a single package of changes to the code. Each item is presented here as a separate
recommendation to allow for an understanding of the intent and nuance of the proposed change.]

Recommendation (B.2)
Develop and adopt a parking rate policy for hourly parking would be reflected in code, particularly
Chapter 11.44 Parking Meters. Specific recommendations to move forward in a Code revision are
outlined in Section 5.2.1.1 of the Parking Management Plan.
Implementation: Immediate (0 -12 months)
As currently outlined in the code -- Title 11, Chapter 11.44.015 (d)--there is no language that suggests
or requires that rates be correlated to occupancy/demand or allowance for rate differentials by
location or zone. The code, for on and off-street facilities (Titles 11 and 19) also lacks direction on
administrative authority to adjust rates, minimum schedule for updating inventory/occupancy and
route rate reviews based on operation costs and demand. New policy would include the 85%
Occupancy Standard, rate ranges, administrative authority to adjust rates appropriately, a minimum
schedule for updating the parking inventory and occupancies, and routine rate reviews that are both
operational and performance/demand based.

The City should also establish a rate range of $0.25 - $2.00 per hour. This range is reflective of (a) the
low end of current City rates (now at $0.25) and (b) a high end that provides enough range to create
diversity (by demand) within the system of hourly parking. The high end recommendation is also high
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enough above the current market that new rate ranges do not need to be established for several
years. In other words, the high end does not necessarily reflect today’s market, but allows flexibility in
the range of rates to be somewhat enduring before the issue of rates needs to come back to City
Council. It is expected that over time rates will move up and down within this range as demand for
hourly parking fluctuates (e.g., core, periphery and/or block face).
Changes in this regard would make it easier to conveniently and promptly communicate adjustments
to the public and result in decision-making that is responsive to demand by area and location. An
analysis of the potential impact of incremental rate increases of the ranges that under consideration
for the future has been developed and is included in Appendix C.

Recommendation (B.3)
Develop and adopt a parking rate policy for parking permits that would be reflected in code,
particularly Chapter 11.44, sections 11.44.050 – 11.44.100. Specific recommendations to move
forward in a Code revision are outlined in Section 5.2.2.1 of the Parking Management Plan.
Implementation: Immediate (0 – 12 months)
The parking permit program can be a useful tool for “getting the right person into the right parking
space” and the intent of a “market-rate” or demand based pricing approach is consistent with the
permit program. However, the current program is not dynamic, market rate based or well integrated
into the broader policy intent for pricing and demand management. Current rates for permit parking
is $126 per quarter (about $42.00 per month), regardless of the measured occupancy of the parking
facility.
The City should establish a rate range of $30 - $100 per month at this time. This range is reflective of
(a) a low end that can be used to encourage use of underutilized facilities and (b) a high end that
provides enough range to create diversity (by demand) within the parking system. The high end
recommendation is also high enough above the current market that new rate ranges do not need to
be established for several years. It is expected that over time rates will move up and down within this
range as demand for off-street permits fluctuate by location.
New policy would also include the 85% Occupancy Standard, clarity as to administrative authority to
adjust rates appropriately, a minimum schedule for updating the parking inventory and occupancies,
and routine rate reviews that are both operational and performance/demand based. This will
eliminate the static rate schedule now in place in San Mateo’s off-street parking facilities.
The changes recommended here will ensure that over time, and as demand for parking facilities grow
, monthly permits are treated similarly to metered parking as part of a market rate approach which
supports balancing the supply of parking (on and off-street) by demand.
[NOTE: As per B.2 and B.3, it may be more effective to add a specific Chapter for rates (hourly rates,
permits, etc.) and consolidate code language for on and off-street under a single section.]
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Recommendation (B.4)
Make revisions to Chapter 17.30 of Code (Valet Parking Chapter) to improve its clarity and ease of
implementation. Specific recommendations to move forward in a Code revision are outlined in
Section 5.9.2 of the Parking Management Plan.

Implementation: Phase 1 (12 – 24 months)
Valet parking is an effective tool to increase the utilization/turnover of areas with constrained parking.
As such, providing a valet option at strategic public on-street or off-street locations actually improves
the availability of parking and enhances overall parking capacity. The City’s Valet Parking Code does a
good job in recognizing this and provides a reasonable process for establishing valet options in the
Central Parking and Improvement District. However, this section of the Code is unclear and as related
to assessing fees to valet operators for use of publicly owned parking supply. Section 5.9 of the
Parking Management Plan provides specific recommendations related to how costs and fees should
be determined for use of on-street spaces and off-street spaces

Recommendation (B.5)
Revaluate San Mateo’s existing fee-in-lieu option/policy for new developments within the
downtown to ensure that it represents a reasonable and market friendly option for developers to
consider as well as contributing to the City’s strategic vision for creating new and efficient parking
supply options.
Implementation: Immediate to Phase 1 (0 –24 months)
San Mateo already provides for a fee-in-lieu option for new developments within the downtown. As
stipulated in a Council resolution approved in 1989, the rate currently charged is $9,000 per required
stall, which is well below the actual cost that would be necessary to construct that stall (i.e., $30,000 $40,000). Continued use of the current fee-in-lieu format could put the City at financial risk for
providing parking that is expensive to build without any broader and more strategic format for
planning for growth in the parking system and the economic implications that brings. Section 5.8.1 of
the Parking Management Plan outlines a new framework approach to successfully support strategic
use of a parking fee-in-lieu program. The framework outlines a market based methodology for
calculating fee-in-lieu rates, credible indexes for adjusting rates over time and discussion of strategic
coordination of a fee-in-lieu program with other funding sources necessary for developing new supply.
Elements of the format and methodology may need to be incorporated, as appropriate, within the
City’s zoning code or transportation/parking policy.
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C. Operations
RATES
Recommendation (C.1)
Within 12 months initiate and complete evaluation of hourly rates as called for in Recommendation
B.2 above. Rate recommendations should take into account inflationary impacts, system needs,
plan implementation, and parking demand.
Implementation: Immediate (0 – 12 months)
The last rate increase for the on-street system was 2010, and only for rates in the 3rd and 4th hours.
The adjustment recommended here would be correlated with Recommendation B.2 above and with
occupancy/turnover data derived for demand (by area and parking facility) in the Parking
Management Plan (Sections 1.3 & 1.4).

Recommendation (C.2)
Re-calibrate off-street permit rates as a function of (a) on-street hourly rates (b) the need to ensure
visitor access in core zone lots and (c) to provide an incentive for employees to park in underutilized
off-street lots. This is also consistent with Recommendation B.3 above.
Implementation: Immediate (0 – 12 months)
In many cases, employees in downtown San Mateo businesses compete for parking with customers in
both on-street spaces and off-street lots. Data from the Parking Management Plan indicate that six of
the seven City off-street facilities maintain weekday occupancies well in excess of 85% for extended
periods of the operating day. Based on the market-based policy intent of the Parking Management
Plan and the 85% Occupancy Standard, the City needs to establish parking permit rates in off-street
lots that prioritizes between employees and visitors (with the intent to provide the most convenient
and desirable spaces to customers) and reflects demand.
Components of such an effort would entail:
-
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Clearly identifying visitor versus employee priority lots.
Caps and/or prohibitions on the sale of monthly passes in certain lots (particularly where (a)
customer priorities are in place and (b) the 85% Occupancy Standard is routinely exceeded.
Strategic calibration of hourly rates to ensure that monthly permit rates encourage and incent
employees to park in employee priority lots.
Bringing pricing to market rates, which then creates a meaningful relationship between the cost to
commute by car versus other modes (e.g., transit, bike walk).

Section 2 • Implementation Plan and Schedule

Recommendation (C.3)
Work with the City’s parking operator to routinely provide occupancy data (by hour of day) for each
off-street parking facility. This may require additional work scope requirements within the
operator’s management agreement.
Implementation: Phase 1 (12– 24 months)
It is common place in many third party parking management contracts to require periodic
occupancy/utilization reporting by facility managed (as well as other types of operational and financial
performance reporting). The City should explore this option with it current contractor and/or
incorporate such a reporting requirement in future management agreements. The incremental cost of
collecting data through a third party parking operator may be much less than if contracted out in
other ways. Over time, occupancy and operational performance reporting should become a routine
standard operating procedure in all parking management contracts related to the off-street system.
This could also be facilitated in long-term capital planning that provides ingress/egress plaza counter
systems in City facilities. This would entail the installation of loop detector systems placed in the
entry/exit lanes of facilities that counts all cars in, all cars leaving and calculates a number of stalls
available at any time during parking operations.

Recommendation (C.4)
Fully implement demand based pricing by location in the downtown. Such pricing should occur at
least annually; surveying average occupancy for each parking area by either block face; zone and/or
parking facility (see Recommendations B.2 & B.3). Rates will be adjusted up or down in reasonable
increments to achieve the target occupancy rate of 85%.
Implementation: Phases 2 and 3 (24 months – 3+ years)
The goal of the City’s Parking Management Plan is to implement a very dynamic system of demand or
performance –based pricing. This will need to be approached strategically and requires a level of
organizational capacity, equipment/technology systems and communications programs that are not
yet in place. However, through implementation of the recommendations outlined in this plan, this is
surely a goal that can be achieved within three years. Based on recommended code changes in B.2 &
B.3., the City will have the capability to implement zone based pricing.

TIME STAYS & HOURS OF OPERATION
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Recommendation (C.5)
On-Street: The City should standardize all on-street stalls (core and periphery) to 3 hours. This will
simplify the system for the customer and assure a convenient and appropriate time stay.
Implementation: Immediate (0 – 12 months)
The current on-street time limit mix in downtown San Mateo is comprised of four stall types (i.e., 24
minute, 2, 4 & 10 Hours). Of the 1,168 stalls on-street, 1,006 are 2- and 4-hour stalls. Average time
stays at these stalls are less than 2 hours. If all these stalls were converted to 3 hours, 95 percent of
all parkers using the downtown would be conveniently accommodated. The remaining 5 percent of
parkers would then be encouraged to find longer term parking options in off-street facilities. Shorter
term stays (e.g., 24 minutes) should be allowed only “by exception” for businesses with a
demonstrated need for short, quick visit access (e.g., dry cleaners, ticketing outlets, post office, etc.).
Moving to a single time allowance will simplify the parking system for customers and better utilize onstreet stalls for short-term customer trips.

Recommendation (C.6)
Off-street: All metered garage and lot spaces should be established as “pay to park – all hours.” This
would allow users to determine the appropriate level of time they need, especially if their need
exceeds the 3 Hour allowance for the on-street system.
Implementation: Immediate (0 – 12 months)
San Mateo’s current system of time stays in its garages/lots is unusual. Most off-street facilities are
management to balance visitor needs and employee (permit) uses. Also, the intent of off-street
parking (for visitor purposes) is to accommodate both short-term visits as well as visits that would
exceed time stay allowances within the on-street system. The division of existing off-street facilities
between 4HR, 10HR and employee permit stalls is also inefficient.

Recommendation (C.7)
Off-street: To assure appropriate amounts of customer spaces (i.e., stalls accommodating stays of 4
hours or less); the City should establish “use/mix” transaction targets in the garages (particularly
those determined to have high customer/visitor priority) and implement graduated pricing to
assure that the 85% Occupancy Standard is maintained in each off-street facility.
Implementation: Phase 1 (12 – 24 months)
A particularly effective management technique to (a) maximize parking supply and (b) ensure priority
customer/visitor access in parking garages is to establish use/mix targets for each operating facility. A
use/mix target establishes a goal for the actual mix of short-term to long-term parking in a garage by
transaction type. Maintaining the use/mix balance over time becomes a measure of performance and
progress toward a goal but also a metric that is correlated with occupancy data, which informs ongoing decision-making.

2-16

Section 2 • Implementation Plan and Schedule

For instance, if a facility has a use/mix target of 70% short-term and 30% long-term transactions
(70/30 use/mix) the goal would be to reach this target while maximizing occupancy in the garage. If
occupancies were low (say 65% in the peak hour) the actual use/mix target is not as important,
because stall availability for customer/visitor use is not compromised (regardless of the use/mix
target). However, if the garage became constrained by occupancy (over 85%), the following would
need to occur:
•
•

Monthly and daily parking rates increase to attrition long-term parkers out guarantee
customer/visitor stall availability, and/or
The number of monthly parking passes available is reduced (with demand for monthly passes
placed on waiting lists).

When occupancy constrains a facility, then use/mix targets are activated. Once a facility is (a) at its
use/mix target and (b) fully occupied, the use/mix target should be “re-calibrated” to represent a
higher mix of short-term customer/visitor use.
Graduated rate pricing is structured to (a) facilitate a desired rate of turnover and (b) dis-incent longerterm stays on street. For instance, Albany, NY employs a rate structure that incrementally increases
with each additional hour parked. The goal is to assure that 90% of users of the system turnover at
stays of 2 hours or less, but allow for flexibility to park longer at a higher rate. As such, the hourly rate
after two hours increases by the hour. Increases in rates after two hours are “calibrated” to assure
that the 90% goal of stays under 2 hours is supported. Transaction data necessary to monitor the 90%
goal is provided through use of SmartMeter technology. A similar formula, based on an average 4 hour
stay could be calibrated to San Mateo.

Recommendation (C.8)
On-street: Extend Enforcement Hours and Pay-to-Park to at least 8PM (weekday & weekends)
Implementation: Phases 1 and 2 (12- 36 months)
Occupancy data derived from the Existing Conditions Report in the Parking Management Plan found
that weekday on-street parking occupancies in the downtown core are sustained above 85% between
5 and 9 PM (reaching 96% between 7 – 8 PM). During this same period, occupancies in the periphery
spikes to 85% between 7 and 8PM. Current hours of enforcement off-street are sufficient to keep the
system balanced. Occupancies do not suggest extending enforcement hours in off-street facilities.
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This program is best implemented once a Downtown Parking Manager is in place. This would provide
time for the Parking Manager to (a) liaison with the Parking Advisory Committee and downtown
businesses and (b) establish a roll out and communications plan for a pilot. City staff will assess the
effectiveness of the other parking management measures in making overall parking available in the
downtown, prior to implementing this measure.

Recommendation (C.9)
Explore Existing Public and Private Parking Supplies
Implementation: Immediate (0-12 months)
Before building additional downtown public parking facilities, it is important to understand all other
potential supplies that may be used for public parking. These supplies may include public supplies in
the downtown currently assigned to other uses and/or private supplies that may be underutilized
during peak demand periods and could be explored for potential leasing arrangements. The City’s
Main Library garage has two levels of underground parking and is approximately an 8-10 minute walk
from the downtown core. Though public use of this garage during library hours may conflict with
library patrons, the use of the garage on evenings and weekends would provide additional overflow
supply when the current parking system exceeds practical capacity. To carry this out, the City would
need to make some facility improvements to ensure the safety of users and the Library as well as
advertise the new parking supply.
In addition, there are privately owned facilities that may have available spaces that could be leased
and added to the current public parking supply during peak demand hours. The City would need to
contact the facility owners and/or parking operators to determine availability and interest and work
out potential leasing arrangements.

INFRASTRUCTURE
Recommendation (C.10)
Develop formal janitorial and maintenance plans for each City parking facility. These plans would
include performance/success metrics and reporting protocols and provide between 3% - 5% of gross
parking revenue to a maintenance reserve to ensure appropriate funding for on-going and future
capital maintenance needs (a higher percentage for older facilities and a lower percentage for
newer facilities).
Implementation: Immediate through Phase 1 (0 -24 months)
Ownership of public parking facilities is based upon a premise that these assets should be maintained
in a manner that distinguishes them as premier locations for users (visitors, residents and employees)
to park when using the downtown. Public parking facilities should be managed to the highest
standard of quality, both as a reflection of the City of San Mateo and as an example of industry best
practices. To this end, public lots and garages should have janitorial and maintenance guidelines that
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are clear, measurable and results oriented. The implementation of a comprehensive maintenance
program is critical to the on-going integrity of a facility and as a means to optimize the return on
investment made by the City. Anticipating and providing for necessary maintenance and repair for
any facility is an essential step (and best practice) in realizing a desired service life and maximizing the
attractiveness of the site as a place to park.

Recommendation (C.11)
Initiate evaluation of the current data collection capabilities of current meter technology and
prepare a transition plan and strategy for upgrading the system using a life cycle replacement
model. This will allow the City to continue using the existing meter system but specifically moving
over a reasonable and cost efficient timeframe to meter technologies that can accurately and
efficiently deliver occupancy information and dynamic rate schedules as specified in policy and
code.
Implementation: Immediate through Phase 1 (0 -24 months)
The City currently maintains a system that is comprised of both multi-space pay-by-space meters (pay
stations) and coin operated single space meters. Pay stations allow for credit card transactions,
electronic reporting and flexible rate schedules.
A key reason for transitioning to the pay-by-space meters was to ensure the City’s ability to easily
“analyze the parking patterns of Downtown and to know exactly where there are problems, exactly
what the occupancy rate is throughout the day.” This type of information capability was viewed as
critical in setting proper pricing (variable and market based) and managing demand trends within the
parking supply.
Field observations by the consultant team and input from City staff indicate that the current paystation system does not provide the ability to quantify or report occupancy. Similarly, the single head
meters do not have data collection capabilities or any type of interface with the computerized pay
stations. As such, a critical component of the market-based pricing policy and plan is not supported
by the equipment in place nor does the system provide an efficient way to analyze the parking
patterns of Downtown.
Completing a life cycle replacement plan for existing equipment is critical to(a) putting the City in a
position to fully implement its pricing policies and access management priorities and (b) ensure that
the City receives full value for the investments it has make in existing systems.
Planning for replacing existing equipment systems can begin immediately, but should also allow for
participation and input from a new Downtown Parking Manager. Also, involvement of a Parking
Advisory Committee would be beneficial as roll out planning and communications is explored.
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Recommendation (C.12)
Continue to explore results of current pilot program to test the capability, accuracy, functionality
and cost of in street (stall) parking sensors, which could be coupled with existing or future meter
technology to track and communicate occupancy/utilization by block face and area.

Implementation: Immediate through Phase 1 (0 -24 months)
In street sensors are currently being piloted in San Mateo and other cities (e.g., Redwood City and San
Francisco) to track utilization of individual parking stalls “in real time.” The systems have proven to be
very dynamic and can generate a wealth of data, which can translate into databases that facilitate
decision-making related to rates and demand.
The leading firms offering in-ground sensors provide robust back-end software that can take
information from pay-by-space meters (and also pay-by-phone applications) to provide “real time”
parking metrics data and analysis. These systems also have significant “directed enforcement”
applications with interfaces to most major handheld vendors using open systems. This feature can
improve the effectiveness of parking enforcement, reducing overall enforcement costs and/or
increasing citation efficiency.
It must be recognized, however, that this technology is still evolving and has not been fully proven in
large-scale urban environments (let alone smaller cities). Issues that are still being addressed include
sensor accuracy, detection and transmission latency (i.e., delays in transmission), interference from
other electrical sources, and the ability to handle all types of spaces (parallel, diagonal, and
perpendicular) and all types of vehicles (motorcycles, oversized trucks, etc.). At present, the greatest
obstacle to wide adoption of sensors is cost. Sensors have both substantial upfront and ongoing perspace costs. And the cost/benefit has not been conclusively demonstrated in a large-scale application,
although that dynamic may become clearer over the next few years.
As with work related to Recommendation C.11, the City and the Downtown Parking Manager should
use the pilot results to determine the efficacy, type and interface that such sensors can provide to
data collection, rate and enforcement functions for the City.

Recommendation (C.13)
Upon completion of Recommendations C.11 and C.12, develop technical specifications and
operating requirements necessary to a procurement submittal for new revenue collection
technology. Technical specifications would apply to on-street and off-street revenue collection
systems (meters and/or pay stations) and interfaces between such and potential in-street sensor
systems and remote communications.
Implementation: Phase 1 (12 -24 months)
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Work related to the transition plan and strategy for upgrading the system using a life cycle
replacement model described in Recommendations C.11 and C.12 will inform this action step. It will
likely also inform costing/budgeting and phasing to new systems.

Recommendation (C.14)
Develop and submit an RFI/RFQ/RFP to solicit firms/teams to transition to new generation meters
and/or pay stations that provide functionalities, connectivity and reporting outputs necessary to
support a market-based pricing policy.
Implementation: Phase 2 (24 - 36 months)
Conduct a public bidding process for firms/teams that can provide the best cost, technical expertise
and equipment/technology functionality to replace existing pay station revenue control systems in the
on and off-street supplies.

Recommendation (C.15)
Engage vendor(s) to install new generation meters and/or pay stations and corollary systems
(sensors, remote communications, counter systems, etc.). City and Vendor(s) to coordinate
installation roll out with elements of Marketing/Communications plan developed per
Recommendations D.3 & D.4 below.
Implementation: Phases 2 and 3 (24 – 36+ months)
Award of contract for vendor(s) best meeting specifications and requirements for parking systems
upgrades as defined in Recommendations C.13 and C.14.

Recommendation (C.16)
Develop and submit an RFI/RFQ/RFP to solicit firms/teams to establish integrated wayfinding and
dynamic signage system into each City lot and in the public right of way using City parking brand
developed in Recommendation D.3 below.
Implementation: Phases 2 and 3 (24 – 36+ months)
Many cities have developed a parking “brand” for their public parking
facilities as well as utilization of dynamic signage within the public rightsof-way. These systems are designed and implemented as a means to
inform and direct customers to available parking within a brand that
communicates quality, cost effectiveness and convenience. Portland,
OR, Seattle, WA and San Jose, CA are good examples.

Linking the brand to way
finding: Seattle’s ePark
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Dynamic signage is linked to occupancy information collected (usually through loop detector/parking
counter systems) at individual or multiple parking sites. This information is displayed on site in reader
boards/blade signs at the building entry plazas and/or at remote locations to downtown, usually
major roadway entry portals. The signs provide guidance information (an address or facility name)
and information on real time stall availability.
Programs that are the most successful tie into a parking “brand.” This brand is incorporated into both
the on-site signage and the rights-of-way signage. This provides customers a visual cue that translates
from their first encounter in the roadway to being able to conveniently identifying a parking location
with available parking. Dynamic signage is also compatible and complementary of parking app
functions, which can be linked in real time to smartphones and/or web links.
The idea behind branding the San Mateo system with a name, logo, and marketing is to make it
immediately recognizable to the customer.

Recommendation (C.17)
Create a consistent visual standard “package” for facility entry areas that represents the San Mateo
parking brand. This standard should then be applied to each parking facility.
Implementation: Phases 2 and 3 (24 – 36+ months)
Buildings are not uniform in appearance. That is what gives them their unique architectural quality.
However, within a “branded” parking system a consistent visual appearance at parking entrances is a
key to communicating a level of quality and reinforcing the system brand. Stated differently, first
impressions mean a lot and you never get a second chance to make one. Some in the industry refer to
the “30 foot Rule” at garage entry points, indicating that what you see within the first 30’ of a facility
sets the tone. To this end, it is recommended that San Mateo evaluate each of their off-street parking
facilities and move to create a consistent visual standard that is then applied to each facility. The
standard should (at minimum) provide:
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High quality and appropriately placed signage;

Clean and optimally working equipment (e.g., gates,
ticket dispensers, attendant booths, etc.);
Optimal lighting levels;

Walls and curbs (clean and consistent paint
standards);
No trash or debris.

Facility Presentation:
Portland OR - SmartPark

Section 2 • Implementation Plan and Schedule

Portland Oregon’s SmartPark system provides a clear example of quality facility presentation with its
red awnings consistent exterior logo and rate sign and well-designed interior rate boards and exterior
A-Boards. This “package” is applied to all SmartPark garages. Many in Portland will say “the best place
to park is at the garages with the red awnings.”

Recommendation (C.18)
Engage vendor(s) to install integrated wayfinding and dynamic signage system per C.16 above.
Strategically place new and unique wayfinding signage in the right-of- way at locations chosen
carefully to direct visitors to off-street locations.
Implementation: Phases 2 and 3 (24 – 36+ months)
Award of contract for vendor(s) best meeting specifications and requirements for integrated signage
package developed in C.14 and C.16.

D. Marketing/Communications
Recommendation (D.1)
Establish a marketing/communications budget and invest in on-going marketing/communications
efforts to support the San Mateo parking brand and raise awareness and use of parking assets.
Implementation: Immediate (0–12 months)
It is essential that San Mateo make positive strides toward positioning its off-street system as a
uniquely identifiable system. As the on-street system is finite, future growth of visitor demand beyond
reasonable on-street capacity can only be met off-street. Customers/visitors should recognize and
understand the role and commitment of the City in accommodating their short-term parking need.
Similarly, downtown’s success (particularly street level businesses) will require increasing recognition
by customers/visitors that public off-street parking is a natural extension of the on-street system; the
“first-choice”, most cost effective and best option in the short-term parking market.
To achieve these goals, San Mateo will need to commit to developing a strategic approach to
marketing, communicating and branding its parking system. This will establish a recognizable and
intuitively understandable parking message.
Carl Walker and Associates estimates that a budget of between $7 and $15 per stall (per year) is the
minimum amount that should be allocated to a sustained marketing and communications effort for a
parking system This number assumes that branding and signage has already been developed. For San
Mateo, this would represent an annual budget of between $12,131 and $25,995 (based on 1,733 offstreet “customer/visitor” stalls. If on-street stalls were added to the system total, the budget would
increase to between $20,181 and $43,245 annually (2,883 stalls).
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Recommendation (D.2)
Rename all customer/visitor facilities by locations as part of a broader effort to brand the parking
system.
Implementation: Immediate (0–12 months)
As with branding, the name of parking facilities is extremely important in messaging. Names like
Central Garage, Tennis Courts Garage and Talbots Lot do not communicate useful information to
potential users; particularly transient customer/visitors who are infrequent users of a downtown.
While such names may be identifiers of a property and important to the property owner (or easily
recognizable to an employee who parks in a facility everyday), they do not convey direction or
location to a transient customer/visitor seeking simple and convenient guidance to a parking stall.
Industry best practices for naming off-street parking facilities suggests using addresses associated with
the main auto ingress point into a facility. As an example, Portland, OR and Boulder, CO do a very
good job in “branding” and identifying their parking facilities by location. As such, names like 10th &
Walnut or 4th & Yamhill easily and intuitively communicate not just a brand (coupled with the system
logo) but how to find the location.
When integrated into web communications, apps, way finding signage and other collateral materials,
the name of the garage not only communicates information to the user (location) but reinforces the
brand the facility name is associated with.
San Mateo’s facility naming format is not customer friendly or informative. For this reason, the City
should consider renaming their facilities as part of a broader effort to brand its parking system.

Recommendation (D.3)
Partner with the Parking Advisory Committee to develop/refine a marketing and communication
system for access in San Mateo. The marketing/communication system should include (but not be
limited to): system branding; maps, website, social media and co-marketing/promotions
opportunities.
Implementation: Phases 1 (12– 24 months)
The City’s public information system should provide a clear and consistent message about auto
parking and access to and within downtown in order to optimize utility and convenience for all users.
Within the context of a marketing and communications plan it is recommended that the City:
-
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Create a uniform brand, logo and color scheme for publicly available parking facilities to
establish a sense of recognition, identity and customer orientation for users of the
downtown parking system.
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-

Develop a signage package that incorporates a uniform design, logo, and color scheme
into all informational signage related to parking.

The Parking Advisory Committee can serve as a forum for development of such a package. Cost,
budgets and an implementation strategy will need to be developed as well for review by the City
Manager and the City Council.

Recommendation (D.4)
Partner with the Parking Advisory Committee to develop/refine a roll out plan for new parking
brand and installation of new technology systems. Plan should include roll out schedule, messaging,
public relations plan, press releases and community outreach. Plan should be correlated with
installation strategy and initiate with adequate lead time to prepare public and “troubleshoot” new
systems.
Implementation: Phases 1 (12– 24 months)
Before installation of new systems begin, the City and the Parking Advisory Committee should have a
well thought out and strategic plan in place for the roll out of new parking systems. The plan should
include all phases of communications and be synced with equipment/technology strategy to ensure
public awareness, understanding and support.

E. Funding
Recommendation (E.1)
Engage in a comprehensive review of capital planning needs to include potential public role in new
downtown parking facilities. Research and develop the most feasible and appropriate downtown
parking system funding plan based on the best “package” of funding necessary to support long-term
system needs.
Implementation: Immediate (0 -12 months)
Few cities plan well for future capital needs as regards parking. Similarly, few parking systems in small
to medium size cities are capable of constructing new parking facilities with a single source of
revenue. To this end, time and strategic thinking/planning needs to be invested to evaluate the range
and complexity of funding sources that could be applied to future capital needs. A draft outline of
funding sources and options are provided in the Parking Management Plan (see Section 5.11).
Planning for future capital needs should begin immediately given parking demand and the length of
time needed to construct new facilities. This planning should also allow for participation and input
from a new Downtown Parking Manager as well as involvement of the Parking Advisory Committee.
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Recommendation (E.2)
In conjunction with Recommendation E.1, develop a 10 Year Capital Facilities Plan with detailed cost
assumptions. Adopt a capital funding plan for downtown parking.
Implementation: Phase 1 (12 -24 months)
Work conducted in E.1 will inform and be informed by a long-term (10-year) strategic look and existing
and future need. This work will form the basis for creation and adoption of a capital funding plan for
City Council review and adoption.
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Section 3
Summary
San Mateo owns and operates a large and complex system of municipal parking. Demands for parking
are growing, leading to potential constraints within the parking system and competing demands for
access (between visitors, employees and residents). The Parking Management Plan’s policy directive
for managing San Mateo’s parking calls for very robust and dynamic systems that are demand
responsive; adjusting rates to meet demand and influencing decision-making. The policy also
envisions very active, hands on involvement in parking as a key component of downtown’s economic
health. At present, the City’s existing structure for administering parking and its technology,
communications and data/information collections systems is not capable of delivering the type of
parking system envisioned by the Plan.
The strategy recommendations provided in this report are intended to serve as a “check list” of
actions that answer the question that might be asked of “where do we start?” Strategies herein are
intended to structure actions in a manner that is iterative and strategically ordered. Actions are also
separated into categories of consolidation parking services, policy/code and operations. Over time,
under the leadership of a Parking Manager, elements within the plan will likely be refined, reordered
or re-phased.
Overall, this report should serve as a template for rigorous discussion of work products, task
assignments, roles and responsibilities and coordinated partner. Ultimately, the desired outcome will
be a more efficient, accessible and sustainable system of public parking for downtown visitors,
businesses, and employees
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Actions and Implementation Schedule (Checklist)
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To implement a Parking Management Plan for the downtown that supports the development of a vibrant, growing and attractive destination for shopping, working, living, recreation and entertainment.
Recommendation

A.

Immediate
(0 – 12 months)

Phase 1

Phase 2

(12 – 24
mos.)

(24 – 36
mos.)

Comment

CONSOLIDATION OF PARKING SERVICES

1
Consolidate the management and administration of Parking Services under
an individual Downtown Parking Manager. The new position of Parking
Manager (1.0 FTE) will be charged with leading a downtown parking
management function under the office of the City Manager. Funding for
the position will be derived from the Parking Fund.
2
Develop a job description and submit a service package to create a position
of “Downtown Parking Manager” for the City of San Mateo.
3
Appoint/hire a Downtown Parking Manager.
4
Establish a Parking Advisory Committee consisting of downtown
stakeholders to assist in parking program implementation and review.
Initiate the Parking Advisory Process

The complexity of parking and access will increase as the City and the downtown grows through redevelopment and increased demand
for access. A single person should be assigned to oversee and manage all aspects of the program associated with parking in the
downtown parking management zones. This person will also be responsible for transitioning strategies developed as a part of the 2010
study for downtown as demand for parking increases over time.



The list of responsibilities necessary to the position of Downtown Parking Manager is broad and multi-faceted (see page 6 of this report).

Culmination of Task A.2.



The City should develop and approve a process through which a representative cross-section of downtown interests routinely assist the
Parking Manager in the review and on-going implementation of the Parking Management Plan.


5
In tandem with formation of the Parking Advisory Committee and a
Downtown TMA, create a technical advisory committee consisting of city
staff and downtown stakeholders to work together to develop a TDM
program.
6

A well balanced system of parking and TDM will result in less overall parking demand overtime; increasing visitor parking efficiencies and
reducing long-term development costs.


Centralize revenue and expense reporting using a consolidated report
format. Parking revenue and expenses should be easily tracked with the
ability to assess (at minimum) year- to- year comparative performance for
period of three years.
B.

Phase 3
(3+ years)





The City should reformat its revenue/expense reporting to reflect direct parking operations. Any additional expense allocations should
be expressed as expenses after the net direct revenue associated with the parking operation. This will facilitate a clearer picture of the
financial performance of the parking operation and support strategic decision making related to rates and system need. Parking revenue
and expenses should be easily tracked with the ability to assess (at minimum) year- to- year comparative performance.

POLICY AND CODE

1
Develop and formalize Guiding Principles for the San Mateo downtown
parking program to give policy direction for decision-making that is relevant
today and over time. Principles should support and recognize the benefit of
managing parking through market-rate based pricing as it contributes to a
vital and growing downtown. These Principles should be developed as
policy elements of the parking code.



The 2013 Parking Management Plan provides a draft set of Guiding Principles for the City’s parking system (see Section 5.1 of the Plan).
These draft Guiding Principles were derived from discussions with City staff and review of input derived from public forums associated
with Plan development. The Guiding Principles are designed to guide and inform future decision-making on issues related to access and
parking management.
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Recommendation

Immediate
(0 – 12 months)

Phase 1

Phase 2

(12 – 24
mos.)

(24 – 36
mos.)

2
Develop and adopt a parking rate policy for hourly parking would be
reflected in code, particularly Chapter 11.44 Parking Meters. Specific
recommendations to move forward in a Code revision are outlined in
Section 5.2.1.1 of the Parking Management Plan.



Current code language calls for rate adjustments to occur by block face. The City may find it more efficient to collect and manage data by
allowing for market-based pricing by zone (i.e., core, government district, periphery, etc.). This may also make it easier to conveniently
and promptly communicate adjustments to the public.



Section 5.9.2 of the Downtown San Mateo Parking Management Plan provides specific recommendations related to how costs and fees
should be determined for use of on-street spaces and off-street spaces.

4
Make revisions to Chapter 17.30 of Code (Valet Parking Chapter) to improve
its clarity and ease of implementation. Specific recommendations to move
forward in a Code revision are outlined in Section 5.9.2 of the Parking
Management Plan.



5
Revaluate San Mateo’s existing fee-in-lieu option/policy for new
developments within the downtown to ensure that it represents a
reasonable and market friendly option for developers to consider as well as
contributing to the City’s strategic vision for creating new and efficient
parking supply options.
C.

Comment

Changes in this regard would make it easier to conveniently and promptly communicate adjustments to the public and result in decisionmaking that is responsive to demand by area and location.

3
Develop and adopt a parking rate policy for parking permits that would be
reflected in code, particularly Chapter 11.44, sections 11.44.050 –
11.44.100. Specific recommendations to move forward in a Code revision
are outlined in Section 5.2.2.1 of the Parking Management Plan.

Phase 3
(3+ years)





San Mateo already provides for a fee-in-lieu option for new developments within the downtown. The rate currently charged is $9,000
per required stall, which is well below the actual cost that would be necessary to construct that stall (i.e., $30,000 - $40,000). Continued
use of the current fee-in-lieu format could put the City at financial risk for providing parking that is expensive to build without any
broader and more strategic format for planning for growth in the parking system and the economic implications that brings.

OPERATIONS

RATES
1
Within 12 months initiate and complete evaluation of hourly rates as called
for in Recommendations B.2 above. Rate recommendations should take
into account inflationary impacts, system needs (as well as plan
implementation) and demand.

This adjustment would be correlated with Recommendation B.2 above and with occupancy/turnover data derived for demand (by area
and parking facility) in the Parking Management Plan (Sections 1.3 & 1.4).


2
Re-calibrate off-street permit rates as a function of (a) on-street hourly
rates (b) the need to ensure visitor access in core zone lots and (c) to
provide an incentive for employees to park in underutilized off-street lots.
This is also consistent with Recommendation B.3 above.

Based on the market-based policy intent of the Parking Management Plan and the 85% Occupancy Standard, the City needs to establish
parking permit rates in off-street lots that prioritizes between employees and visitors (with the intent to provide the most convenient and
desirable spaces to customers) and reflects demand.


Provides on-going occupancy counts in off-street facilities through reworking of scope responsibilities in third party off-street
management services contract.

3
Work with the City’s parking operator to routinely provide occupancy data
(by hour of day) for each off-street parking facility. This may require
additional work scope requirements within the operator’s management
agreement.
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Recommendation

Immediate
(0 – 12 months)

Phase 1

Phase 2

(12 – 24
mos.)

(24 – 36
mos.)

Phase 3
(3+ years)

4
Fully implement demand based pricing by location in the downtown. Such
pricing should occur at least annually; surveying average occupancy for each
parking area by either block face; zone and/or parking facility (see
Recommendations B.2 & B.3). Rates will be adjusted up or down in
reasonable increments to achieve the target occupancy rate of 85%.





Comment

The goal of the City’s Parking Management Plan is to implement a very dynamic system of demand or performance –based pricing. This
will need to be approached strategically and requires a level of organizational capacity, equipment/technology systems and
communications programs that are not yet in place. However, through implementation of the recommendations outlined in this plan,
this is surely a goal that can be achieved within three years. Based on recommended code changes in B.2 & B.3., the City will have the
capability to implement zone based pricing.

TIME STAYS AND HOURS OF OPERATION
5
On-Street: The City should standardize all on-street stalls (core and
periphery) to 3 Hours. This will simplify the system for the customer and
assure a convenient and appropriate time stay.
6
Off-street: All metered garage and lot spaces should be established as “pay
to park – all hours.” This would allow users to determine the appropriate
level of time they need, especially if their need exceeds the 3 Hour
allowance for the on-street system.

Moving to a single time allowance will simplify the parking system for customers and better utilize on-street stalls for short-term
customer trips.

The intent of off-street parking (for visitor purposes) is to accommodate both short-term visits as well as visits that would exceed time
stay allowances within the on-street system. The division of existing off-street facilities between 4HR, 10HR and employee permit stalls is
also inefficient.



7

Maintaining a strategic use/mix balance over time becomes a measure of performance and progress toward a goal but also a metric that
is correlated with occupancy data, which informs on-going decision-making. The goal is to assure that a desired percentage of users of
the system turnover at stays of 4 hours or less, but allow for flexibility to park longer at a higher rate.

Off-street: To assure appropriate amounts of customer spaces (i.e., stalls
accommodating stays of 4 hours or less); the City should establish
“use/mix” transaction targets in the garages (particularly those determined
to have high customer/visitor priority) and implement graduated pricing to
assure that the 85% Occupancy Standard is maintained in each off-street
facility.





8

This program is best implemented once a Downtown Parking Manager is in place. This would provide time for the Parking Manager to (a)
liaison with the Parking Advisory Committee and downtown businesses and (b) establish a roll out and communications plan for a pilot.

On-street: Extend Enforcement Hours and Pay-to-Park to at least 8PM
(weekday & weekends).



9
Explore Existing Public and Private Parking Supplies


Use of the Main Library garage to accommodate peak parking demand and potential leasing of private parking spaces may provide
additional public parking supply.



INFRASTRUCTURE
10
Develop formal janitorial and maintenance plans for each City parking
facility. These plans would include performance/success metrics and
reporting protocols and provide between 3% - 5% of gross parking revenue
to a maintenance reserve to ensure appropriate funding for on-going and
future capital maintenance needs (a higher percentage for older facilities
and a lower percentage for newer facilities).

Public parking facilities should be managed to the highest standard of quality, both as a reflection of the City of San Mateo and as an
example of industry best practices. To this end, public lots and garages should have janitorial and maintenance guidelines that are clear,
measurable and results oriented.




11
Initiate evaluation of the current data collection capabilities of current
meter technology and prepare a transition plan and strategy for upgrading
the system using a life cycle replacement model.





This will allow the City to continue using the existing meter system and over a reasonable and cost efficient timeframe advance to meter
technologies that can accurately and efficiently deliver occupancy information and dynamic rate schedules as specified in policy and
code. Planning for replacing existing equipment systems can begin immediately, but should also allow for participation and input from a
new Downtown Parking Manager.
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Recommendation

Immediate
(0 – 12 months)

Phase 1

Phase 2

(12 – 24
mos.)

(24 – 36
mos.)

Phase 3
(3+ years)

12
Continue to explore results of current pilot program to test the capability,
accuracy, functionality and cost of in street (stall) parking sensors, which
could be coupled with existing or future meter technology to track and
communicate occupancy/utilization by block face and area.



This technology is still evolving and has not been fully proven in large-scale urban environments (let alone smaller cities). Issues that are
still being addressed include sensor accuracy, detection and transmission latency (i.e., delays in transmission), interference from other
electrical sources, and the ability to handle all types of spaces (parallel, diagonal, and perpendicular) and all types of vehicles
(motorcycles, oversized trucks, etc.). As with work related to Recommendation C.10, the City and the Downtown Parking Manager
should use the pilot results to determine the efficacy, type and interface that such sensors can provide to data collection, rate and
enforcement functions for the City.



13
Upon completion of Recommendations C.11 and C.12, develop technical
specifications and operating requirements necessary to a procurement
submittal for new revenue collection technology. Technical specifications
would apply to on-street and off-street revenue collection systems (meters
and/or pay stations) and interfaces between such and potential in-street
sensor systems and remote communications.

Work related to the transition plan and strategy for upgrading the system using a life cycle replacement model described in
Recommendations C.11 and C.12 will inform this action step. It will likely also inform costing/budgeting and phasing to new systems.


14
Develop and submit an RFI/RFQ/RFP to solicit firms/teams to transition to
new generation meters and/or pay stations that provide functionalities,
connectivity and reporting outputs necessary to support a market-based
pricing policy.

Conduct a public bidding process for firms/teams that can provide the best cost, technical expertise and equipment/technology
functionality to replace existing pay station revenue control systems in the on and off-street parking supplies.


15
Engage vendor(s) to install new generation meters and/or pay stations and
corollary systems (sensors, remote communications, counter systems, etc.).
City and Vendor(s) to coordinate installation roll out with elements of
Marketing/Communications plan developed per Recommendations D3 & D4
below.

Award of contract for vendor(s) best meeting specifications and requirements for parking systems upgrades as defined in
Recommendations C.12 and C.13.




16
Develop and submit an RFI/RFQ/RFP to solicit firms/teams to establish
integrated wayfinding and dynamic signage system into each City lot and in
the public right of way using City parking brand developed in
Recommendation D.3 below.





17




18

Award of contract for vendor(s) best meeting specifications and requirements for integrated signage package developed in C.14 and C.16.

Engage vendor(s) to install integrated way finding and dynamic signage
system per C.16 above. Strategically place new and unique way finding
signage in the right-of- way at locations chosen carefully to direct visitors to
off-street locations.
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Many cities have developed a parking “brand” for their public parking facilities as well as utilization of dynamic signage within the public
rights-of-way. These systems are designed and implemented as a means to inform and direct customers to available parking within a
brand that communicates parking quality, availability, and convenience.

Creates a consistent visual standard that customers recognize and identify with parking quality, availability, and convenience

Create a consistent visual standard “package” for facility entry areas that
represents the San Mateo parking brand. This standard should then be
applied to each parking facility.

D.

Comment

MARKETING/COMMUNICATIONS





Recommendation

Immediate
(0 – 12 months)

Phase 1

Phase 2

(12 – 24
mos.)

(24 – 36
mos.)

1
Establish a marketing/communications budget and invest in on-going
marketing/communications efforts to support the San Mateo parking brand
and raise awareness and use of parking assets.



San Mateo’s facility naming format is not customer friendly or informative. For this reason, the City should consider renaming their
facilities as part of a broader effort to brand its parking system.



3

The City’s public information system should provide a clear and consistent message about parking and access to and within downtown in
order to optimize utility and convenience for all users.

Partner with the Parking Advisory Committee to develop/refine a marketing
and communication system for access in San Mateo. The
marketing/communication system should include (but not be limited to):
system branding; maps, website, social media and comarketing/promotional opportunities.



4

Before installation of new systems begin, the City and the Parking Advisory Committee should have a well thought out and strategic plan
in place for the roll out of new parking systems.

Partner with the Parking Advisory Committee to develop/refine a roll out
plan for new parking brand and installation of new technology systems.
Plan should include roll out schedule, messaging, public relations plan, press
releases and community outreach. Plan should be correlated with
installation strategy and initiate with adequate lead time to prepare public
and “troubleshoot” new systems.
E.

Comment

It is essential that San Mateo make positive strides toward positioning its off-street system as a uniquely identifiable system. As the onstreet system is finite, future growth of visitor demand beyond reasonable on-street capacity can only be met off-street.
Customers/visitors should recognize and understand the role and commitment of the City in accommodating their short-term parking
need.

2
Rename all customer/visitor facilities by locations as part of a broader effort
to brand the parking system.

Phase 3
(3+ years)



FUNDING
Planning in this regard can begin immediately, but should also allow for participation and input from a new Downtown Parking Manager.
Also, involvement of a Parking Advisory Committee would be beneficial as funding options are explored.

1
Engage in a comprehensive review of capital planning needs to include
potential public role in new downtown parking facilities. Research and
develop the most feasible and appropriate downtown parking system
funding plan based on the best “package” of funding necessary to support
long-term system needs.



2
In conjunction with Recommendation E.1, develop a 10 Year Capital
Facilities Plan with detailed cost assumptions. Adopt a capital funding plan
for downtown parking.



Work conducted in E.1 will inform and be informed by a long-term (10 year) strategic look and existing and future need. This work will
form the basis for creation and adoption of a capital funding plan for City Council review and adoption.

A-5

This page intentionally left blank.

A-6

Appendix B
Actions and Implementation Schedule (By Order of
Implementation)
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Element

Recommendation
IMMEDIATE IMPLEMENTATION (0 – 12 MONTHS)
A1
Consolidate the management and administration of Parking Services under an
individual Downtown Parking Manager. The new position of Parking Manager (1.0
FTE) will be charged with leading a downtown parking management function under
the office of the City Manager. Funding for the position will be derived from the
Parking Fund.
A2
Develop a job description and submit a service package to create a position of
“Downtown Parking Manager” for the City of San Mateo.

A.

CONSOLIDATION OF PARKING
SERVICES

A3
Appoint/hire a Downtown Parking Manager
A4
Establish a Parking Advisory Committee consisting of downtown stakeholders to
assist in parking program implementation and review. Initiate the Parking Advisory
Process
A5
In tandem with formation of the Parking Advisory Committee and a Downtown
TMA, create a technical advisory committee consisting of city staff and downtown
stakeholders to work together to develop a TDM program.
B1
Develop and formalize Guiding Principles for the San Mateo downtown parking
program to give policy direction for decision-making that is relevant today and over
time. Principles should support and recognize the benefit of managing parking
through market-rate based pricing as it contributes to a vital and growing
downtown. These Principles should be developed as policy elements of the
parking code.
B2

B.

POLICY AND CODE

Develop and adopt a parking rate policy for hourly parking would be reflected in
code, particularly Chapter 11.44 Parking Meters. Specific recommendations to
move forward in a Code revision are outlined in Section 5.2.1.1 of the 2013 Parking
Management Plan.
B3
Develop and adopt a parking rate policy for parking permits that would be
reflected in code, particularly Chapter 11.44, sections 11.44.050 – 11.44.100.
Specific recommendations to move forward in a Code revision are outlined in
Section 5.2.2.1 of the Parking Management Plan.
B5
Revaluate San Mateo’s existing fee-in-lieu option/policy for new developments
within the downtown to ensure that it represents a reasonable and market friendly
B-1

option for developers to consider as well as contributing to the City’s strategic
vision for creating new and efficient parking supply options.
C1
Within 12 months initiate and complete evaluation of hourly rates as called for in
Recommendation B.2 above. Rate recommendations should take into account
inflationary impacts, system needs (as well as plan implementation) and demand.
C2
Re-calibrate off-street permit rates as a function of (a) on-street hourly rates (b)
the need to ensure visitor access in core zone lots and (c) to provide an incentive
for employees to park in underutilized off-street lots. This is also consistent with
Recommendation B.6 above.
C5
On-Street: The City should standardize all on-street stalls (core and periphery) to 3
Hours. This will simplify the system for the customer and assure a convenient and
appropriate time stay.
C6
C. OPERATIONS

Off-street: All metered garage and lot spaces should be established as “pay to park
all hours.” This allows users to determine the appropriate level of time they need,
especially if their need exceeds the 3 Hour allowance for the on-street system.
C9
Explore existing public and private parking supplies
C11
Initiate evaluation of the current data collection capabilities of current meter
technology and prepare a transition plan and strategy for upgrading the system
using a life cycle replacement model.
C12
Continue to explore results of current pilot program to test the capability,
accuracy, functionality and cost of in street (stall) parking sensors, which could be
coupled with existing or future meter technology to track and communicate
occupancy/utilization by block face and area.
D1

D. MARKETING/COMMUNICATIONS

Establish a marketing/communications budget and invest in on-going
marketing/communications efforts to support the San Mateo parking brand and
raise awareness and use of parking assets.

D2
Rename all customer/visitor facilities by locations as part of a broader effort to
brand the parking system.
E1
E.
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FUNDING

Engage in a comprehensive review of capital planning needs to include potential
public role in new downtown parking facilities. Research and develop the most
feasible and appropriate downtown parking system funding plan based on the best

“package” of funding necessary to support long-term system needs.

PHASE 1 (12 – 24 MONTHS)
A6
A.

CONSOLIDATION OF PARKING
SERVICES

Centralize revenue and expense reporting using a consolidated report format.
Parking revenue and expenses should be easily tracked with the ability to assess (at
minimum) year- to- year comparative performance for period of three years.
B4

B.

POLICY AND CODE

Make revisions to Chapter 17.30 of Code (Valet Parking Chapter) to improve its
clarity and ease of implementation. Specific recommendations to move forward in
a Code revision are outlined in Section 5.9.2 of the Parking Management Plan.
B5
Revaluate San Mateo’s existing fee-in-lieu option/policy for new developments
within the downtown to ensure that it represents a reasonable and market friendly
option for developers to consider as well as contributing to the City’s strategic
vision for creating new and efficient parking supply options.
C3
Work with the City’s current parking operator (Standard Parking) to routinely
provide occupancy data (by hour of day) for each off-street parking facility. This
may require additional work scope requirements within the operator’s current
management agreement.
C7
Off-street: To assure appropriate amounts of customer spaces (i.e., stalls
accommodating stays of 4 hours or less); the City should establish “use/mix”
transaction targets in the garages (particularly those determined to have high
customer/visitor priority) and implement graduated pricing to assure that the 85%
Rule standard is maintained in each off-street facility.
C8

C. OPERATIONS

On-street: Extend Enforcement Hours and Pay-to-Park to at least 8PM (weekday &
weekends).
C11
Complete evaluation of the current data collection capabilities of current meter
technology and prepare a transition plan and strategy for upgrading the system
using a life cycle replacement model.
C12
Finalize evaluation of capability, accuracy, functionality and cost of in street (stall)
parking sensors, which could then be coupled with existing or future meter
technology to track and communicate occupancy/utilization by block face and
area.
C13
Upon completion of Recommendations C.10 and C.11, develop technical
specifications and operating requirements necessary to a procurement submittal
for new revenue collection technology. Technical specifications would apply to on-
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street and off-street revenue collection systems (meters and/or pay stations) and
interfaces between such and potential in-street sensor systems and remote
communications.
D3
Partner with the Parking Advisory Committee to develop/refine a marketing and
communication system for access in San Mateo. The marketing/communication
system should include (but not be limited to): system branding; maps, website,
social media and co-marketing/promotions opportunities.
D.

MARKETING/COMMUNICATIONS

D4
Partner with the Parking Advisory Committee to develop/refine a roll out plan for
new parking brand and installation of new technology systems. Plan should
include roll out schedule, messaging, public relations plan, press releases and
community outreach. Plan should be correlated with installation strategy and
initiate with adequate lead time to prepare public and “troubleshoot” new
systems.
E2

E.

FUNDING

In conjunction with Recommendation E.1, develop a 10 Year Capital Facilities Plan
with detailed cost assumptions. Adopt a capital funding plan for downtown
parking.

PHASE 2 (24 - 36 MONTHS)
C4
Fully implement demand based pricing by location in the downtown. Such pricing
should occur “annually and not more frequently than quarterly;” surveying average
occupancy for each parking area by either block face or zone (see
Recommendation B.3). Rates will be adjusted up or down in reasonable
increments to achieve the target occupancy rate of 85%.
C7
Supplement the City’s unlimited time stay option in downtown with progressive
pricing to (a) provide customers with high convenience and (b) ensure high
turnover of on-street space to support ground level business activity and vitality.
C.

OPERATIONS

C14
Develop and submit an RFI/RFQ/RFP to solicit firms/teams to transition to new
generation meters and/or pay stations that provide functionalities, connectivity
and reporting outputs necessary to support a market-based pricing policy.
C15
Engage vendor(s) to install new generation meters and/or pay stations and
corollary systems (sensors, remote communications, counter systems, etc.). City
and Vendor(s) to coordinate installation roll out with elements of
Marketing/Communications plan developed per Recommendations D.3 and D.4.
C16
Develop and submit an RFI/RFQ/RFP to solicit firms/teams to establish integrated
way finding and dynamic signage system into each City lot and in the public right of
way using City parking brand developed in Recommendation D.3.
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C17
Create a consistent visual standard “package” for facility entry areas that
represents the San Mateo parking brand. This standard should then be applied to
each parking facility.
C18
Engage vendor(s) to install integrated way finding and dynamic signage system per
C.16 above. Strategically place new and unique way finding signage in the right-ofway at locations chosen carefully to direct visitors to off-street locations.
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610 SW Alder, Suite 1221
Portland, OR 97205
Phone: (503) 236-6441 Fax: (503) 236-6164
E-mail: rick.williams@bpmdev.com

MEMORANDUM
TO:
FROM:
DATE:
RE:

I.

Matt Bronson, City of San Mateo
Rick Williams, RWC
Terri O’Connor, CDM Smith
March 11, 2014
San Mateo Downtown Parking Management Plan
Task 5: Supplemental Analysis Rate/Revenue Estimate
BACKGROUND

The City of San Mateo recently completed an extensive review of it parking system. Strategies for
improving the efficiency and performance of the parking system have been developed and are included
in the Downtown San Mateo Parking Management Plan –Final Report (March 2014). One of many
strategic recommendations for the City to consider in implementing the Parking Management Plan is
correlating parking rates to actual demand. Historically, the City has not had a specific rate policy or a
process for the routine review of rates for its on or off-street parking assets. The Parking Management
Plan provides both a policy framework and recommended review and decision-making process for the
routine evaluation of parking rates over time.
To this end, the City was interested in learning what the revenue potential might be for specific rate
increments (e.g., $0.10, $0.25, $0.50 and $0.75). The purpose of this memorandum is to explore this
question further.
II.

DATA SETS – MODELLING ASSUMPTIONS

Creating revenue estimates can be difficult because, in an ideal situation, the City would have access to
the total number of vehicle hours parked in its system for each hour of every day in the operating year; 1
by on-street/off-street supply and by location (i.e., core/periphery on-street and individual garage/lot).
Vehicle hours parked reflect “revenue hours” for purposes of revenue forecasting, as specific dollar
values can be assigned to each vehicle hour parked. At this time, the type and breadth of data that
completely represents every downtown parking day is not available.

1

Operating year being defined as all hours when parking pricing is in effect.

However, in completing the Downtown San Mateo Parking Management Plan; the City did gather data
sets that reflect “typical peak season operating days” for a prototypical weekday (Wednesday) and
Saturday. For purposes of estimating, the consultant team developed a rate/revenue model that:
(a) Uses the existing weekday and Saturday data sets to calculate vehicle (revenue) hours for the
surveyed days.
(b) Includes factors to establish a “bell curve” for parking that represents a typical Monday – Friday
operating week. 2
(c) Uses existing revenue hour data for Saturday as representative of “typical peak season”
Saturday.
(d) Establishes two parking seasons – peak and off-peak, with the peak parking season running for
20 weeks (May – August) and the off-peak running for 32 weeks (September – April).
(e) Establishes the off-peak season at 70% of the peak season.
(f) Adjusts all revenue hours calculated downward by 10% to account for “leakage” in payment
systems. 3
(g) Further reduces total vehicle hours parked by those hours spent in violation of a time stay.
(h) Allocates revenue hours (based on existing data) to specific areas in the downtown; e.g.,
core/periphery within the on-street system and by specific off-street lot or garage.
(i) Assigns value to total annual hours estimated by potential hourly rate increments that could be
considered in the future (e.g., $0.10, $0.25, $0.50 and $0.75).
The consultant team believes the rate/revenue model described herein provides the City with a
reasonable framework from which to review and consider the impacts of potential incremental
increases in hourly rates over time. The consultant team also wants to emphasize that the model is only
as good as the assumptions that provide inputs into the calculations. The model is designed to allow the
City to revise assumptions, manipulate factors and refresh revenue hour estimates as new information is
derived through implementation of the Parking Management Plan and/or input from stakeholders. For
these purposes the model presented is intended to serve as a tool for evaluating rates and exploring
impacts and not as a predictor of actual outcomes; which could be affected by other variables.
Table 1 provides a compiled summary of the revenue estimating model. Tables 4 & 5 at the end of this
memorandum provides a more detailed outline of data points.

2

Actual revenue hours for Wednesday are assumed to parallel Tuesday and Thursday, while Monday and Friday are
factored at 80% of mid-week revenue hours.
3
Leakage is defined as vehicle hours parked that result in zero revenue. An example would be a customer that
parks in a 2 HR coin meter stall but only pays for 1.5 hours.
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Table 1
Consolidated Summary: Rate/Revenue Analysis by Hourly Rate Increment
Average
Average "Off
"Peak" Season Peak" Season
Total Annual
@ 32 weeks
@20 weeks
Revenue
Est. Potential Est. Potential Hours (est.)
Revenue
Revenue
Hours
Hours

Space Type

Increments of Revenue Increase Over Existing Hourly
Rates (Annual)

$0.10

$0.25

$0.50

$0.75

Off-Street
4 Hour
Centra l Ga ra ge

87,347

97,828

185,175

$18,518

$46,294

$92,588

$138,881

Tenni s Court Ga ra ge

17,316

19,394

36,710

$3,671

$9,177

$18,355

$27,532

El Ca mi no Rea l Ga ra ge

16,981

19,019

36,000

$3,600

$9,000

$18,000

$27,000

Ma i n Street Ga ra ge

77,162

86,422

163,584

$16,358

$40,896

$81,792

$122,688

Ta l bots Lot

9,504

10,644

20,148

$2,015

$5,037

$10,074

$15,111

Ra vi ol i Hous e Lot

8,410

9,419

17,828

$1,783

$4,457

$8,914

$13,371

Sub-Total

216,720

242,726

459,446

$45,945

$114,862

$229,723

$344,585

159,062

178,150

337,212

$33,721

$84,303

$168,606

$252,909

10 Hour
Centra l Ga ra ge
Tenni s Court Ga ra ge

59,299

66,415

125,714

$12,571

$31,429

$62,857

$94,286

El Ca mi no Rea l Ga ra ge

154,246

172,755

327,001

$32,700

$81,750

$163,500

$245,251

Ma i n Street Ga ra ge

115,452

129,306

244,758

$24,476

$61,190

$122,379

$183,569

Tra ns i t Center Ga ra ge

121,885

136,511

258,397

$25,840

$64,599

$129,198

$193,797

Sub-Total

609,944

683,138

1,293,082

$129,308

$323,271

$646,541

$969,812

2 Hour

40,270

45,102

85,372

$8,537

$21,343

$42,686

$64,029

4 Hour

311,083

348,413

659,496

$65,950

$164,874

$329,748

$494,622

On-Street
Core

Peri phery

III.

2 Hour

77,375

86,660

164,035

$16,403

$41,009

$82,017

$123,026

4 Hour

129,071

144,559

273,630

$27,363

$68,408

$136,815

$205,223

10 Hour

45,972

51,489

97,461

$9,746

$24,365

$48,730

$73,095

RATE SCENARIOS

Two hypothetical rate change scenarios were modeled. Based on the assumptions developed for the
rate/revenue model outlined above, net new revenue generation could total between $699,576 and
$885,793 annually. The rate scenarios evaluated included:
Scenario 1
Table 2 summarizes Scenario 1 and estimates potential annual net revenue generation of $699,576,
based on the following.
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•
•

•

•

A $0.50 per hour increase in on-street parking rates within the “core zone.” Rates in the
“periphery zone” would remain the same.
All parking in the Central Garage would be reformatted to unlimited stays and charged at an
hourly rate of $1.00. This results in an increase of $0.50 per hour in the 174 spaces that were
4HR stalls and an increase of $0.75 per hour in the 209 stalls that were 10 HR stalls.
All parking in the Tennis Garage would be charged at an hourly rate of $0.25. This would result
in decreasing the rate in the 48 spaces that are now 4HR stalls to $0.25 (a decrease of $0.25 per
hour).
Rates at all other garages/lots would be unchanged.
Table 2
Rate Scenario #1
RATE SCENARIO #1

Scenario 1:

2HR

4HR

10HR

Annual Est.

On- Street
$1/hr core on-s treet ($0.50 i ncrea s e)

$

42,686

$

$0.50/peri phery on-s treet (no cha nge)

$

-

$

o $1/hr Centra l ($0.50 i ncrea s e i n 174 4HR s ta l l s )

$

-

$

o $1/hr Centra l ($0.75 i ncrea s e i n 209 10HR s ta l l s )

$

-

$

o $0.25/hr Tenni s ($0.25 decrea s e i n 48 4HR s ta l l s )

$

-

$

o $0.25/hr Tra ns i t (no cha nge)

$

-

$

-

o $0.50/hr - Al l others (no cha nge)

$

-

$

-

$

42,686

$

329,748

$

-

$

-

$

-

$

-

92,588

$

-

$

92,588

-

$

372,434

Garages

Sub -Total Estimated New Revenue (Annual)

403,981

252,909

$

252,909

-

$

(18,355)

$

-

$

-

$

-

$

-

(18,355) $

$

252,909

$

699,576

Scenario 2
Table 3 summarizes Scenario 2 and estimates potential annual net revenue generation of $895,793
based on the following.
•
•

•

•

A $0.75 per hour increase in on-street parking rates within the “core zone.” Rates in the
“periphery zone” would remain the same.
All parking in the Central Garage would be reformatted to unlimited stays and charged at an
hourly rate of $1.00. This results in an increase of $0.50 per hour in the 174 spaces that were
4HR stalls and an increase of $0.75 per hour in the 209 stalls that were 10 HR stalls.
All parking in the Tennis Garage would be charged at an hourly rate of $0.25. This would result
in decreasing the rate in the 48 spaces that are now 4HR stalls to $0.25 (a decrease of $0.25 per
hour).
Rates at all other garages/lots would be unchanged.

C-4

Table 3
Rate Scenario #2
RATE SCENARIO #2
Scenario 2:

2HR

4HR

10HR

Annual Est.

On- Street
$1.25/hr core ($0.75 i ncrea s e)

$

64,029

$

$0.50/peri phery (no cha nge)

$

-

$

o $1/hr Centra l ($0.50 i ncrea s e i n 174 4HR s ta l l s )

$

-

$

o $1/hr Centra l ($0.75 i ncrea s e i n 209 10HR s ta l l s )

$

-

$

o $0.25/hr Tenni s ($0.25 decrea s e i n 48 4HR s ta l l s )

$

-

$

o $0.25/hr Tra ns i t (no cha nge)

$

-

$

o $0.50/hr - Al l others (no cha nge)

$

-

$

$

64,029

$

494,622

$

-

$

558,651

-

$

-

$

-

92,588

$

-

$

92,588

-

$

Garages

Sub -Total Estimated New Revenue (Annual)

IV.

(18,355) $
568,855

$
$
$

252,909

$

252,909

-

$

(18,355)

-

$

-

-

$

252,909

$

885,793

SUMMARY

The models summarized above provide insight into the possible impacts of rate increases in specific
facilities or locations in the downtown. The information provided here is for discussion purposes only
and is not intended as a specific predictor of future rates. Most importantly, the model developed for
the City provides a format for analyzing future decision-making related to parking rates in the
downtown.
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Table 4
Detailed Rate/Revenue Model Worksheet (peak season)
"Peak Season" @ 20 weeks
Wednesday

Tues./Thurs.

Space Type
Total Vehicle
Hours

Potential
Revenue Hours
less 10%
leakage

Total Vehicle
Hours Over

Est. Potential
Revenue Hours

Saturday

Mon./Fri.

Est. Potential
Revenue Hours

Total Vehicle
Hours

Potential
Revenue Hours
less 10%
leakage

Total Vehicle
Hours Over

Average "Peak"
Week

Average "Peak"
Season @20
weeks

Average "Off
Peak" Season @
32 weeks

Est. Potential
Revenue Hours

Est. Potential
Revenue Hours

Est. Potential
Revenue Hours

Total Annual
Revenue Hours
(est.)

Off-Street
4 Hour
Centra l Ga ra ge

1,106

230

788

1,577

1,261

892

69

741

4,367

87,347

97,828

185,175

Tenni s Court Ga ra ge

181

6

158

315

252

160

3

141

866

17,316

19,394

36,710

El Ca mi no Rea l Ga ra ge

200

16

166

331

265

104

7

87

849

16,981

19,019

36,000

Ma i n Street Ga ra ge

723

30

624

1,247

998

1,138

39

989

3,858

77,162

86,422

163,584

Ta l bots Lot

68

3

59

117

94

232

3

206

475

9,504

10,644

20,148

Ra vi ol i Hous e Lot

85

8

69

139

111

115

2

102

420

8,410

9,419

17,828

Sub-Total

2,363

293

1,863

3,726

2,981

2,641

123

2,266

10,836

216,720

242,726

459,446

10 Hour
Centra l Ga ra ge

1,728

0

1,555

3,110

2,488

888

0

799

7,953

159,062

178,150

337,212

Tenni s Court Ga ra ge

644

0

580

1,159

927

332

0

299

2,965

59,299

66,415

125,714

El Ca mi no Rea l Ga ra ge

1,792

0

1,613

3,226

2,580

326

0

293

7,712

154,246

172,755

327,001

Ma i n Street Ga ra ge

1,180

0

1,062

2,124

1,699

986

0

887

5,773

115,452

129,306

244,758

Tra ns i t Center Ga ra ge

1,404

0

1,264

2,527

2,022

313

0

282

6,094

121,885

136,511

258,397

Sub-Total

6,748

0

6,073

12,146

9,717

2,845

0

2,561

30,497

609,944

683,138

1,293,082

2 Hour

438

16

380

760

608

319

23

266

2,013

40,270

45,102

85,372

4 Hour

3,178

104

2,767

5,533

4,427

3,201

59

2,828

15,554

311,083

348,413

659,496

2 Hour

848

37

730

1,460

1,168

634

66

511

3,869

77,375

86,660

164,035

4 Hour

1,298

37

1,135

2,270

1,816

1,408

38

1,233

6,454

129,071

144,559

273,630

10 Hour

490

0

441

882

706

300

0

270

2,299

45,972

51,489

97,461

On-Street
Core

Peri phery

Table 5
Detailed Rate/Revenue Model Worksheet (off-peak)
"Off-Peak Season" @ 32 weeks
Average "Off
Peak" Season @
32 weeks
Est. Potential
Est. Potential
Revenue Hours Revenue Hours
Average "Off
Peak" Week

Wednesday

Tues./Thurs.

Mon./Fri.

Saturday

Est. Potential
Revenue Hours

Est. Potential
Revenue Hours

Est. Potential
Revenue Hours

Est. Potential
Revenue Hours

Space Type

Off-Street
4 Hour
Centra l Ga ra ge

552

1,104

883

518

3,057

97,828

Tenni s Court Ga ra ge

110

221

176

99

606

19,394

El Ca mi no Rea l Ga ra ge

116

232

185

61

594

19,019

Ma i n Street Ga ra ge

437

873

699

692

2,701

86,422

Ta l bots Lot

41

82

66

144

333

10,644

Ra vi ol i Hous e Lot

49

97

78

71

294

9,419

Sub-Total

1,304

2,608

2,087

1,586

7,585

242,726

Centra l Ga ra ge

1,089

2,177

1,742

559

5,567

178,150

Tenni s Court Ga ra ge

406

811

649

209

2,075

66,415

El Ca mi no Rea l Ga ra ge

1,129

2,258

1,806

205

5,399

172,755

Ma i n Street Ga ra ge

743

1,487

1,189

621

4,041

129,306

10 Hour

Tra ns i t Center Ga ra ge

885

1,769

1,415

197

4,266

136,511

Sub-Total

4,251

8,502

6,802

1,792

21,348

683,138

2 Hour

266

532

425

186

1,409

45,102

4 Hour

1,937

3,873

3,099

1,979

10,888

348,413

On-Street
Core

Peri phery
2 Hour

511

1,022

817

358

2,708

86,660

4 Hour

794

1,589

1,271

863

4,517

144,559

10 Hour

309

617

494

189

1,609

51,489

C-8

