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EXECUTIVE SUMMARY
The City of Novato (“City”) retained Walker Parking Consultants (“Walker”) to prepare a
Parking Study and Strategy Plan for its Downtown parking system. The Study and Strategy Plan
are intended to provide decision-making information for the City as it considers near- and
long-term planning, management, and funding decisions for the parking system.
The analysis assesses existing conditions, identifies opportunities and challenges, and develops
specific parking policy alternatives, plans and recommendations that can be implemented by
the City of Novato to improve the parker experience Downtown in the short term. In the long
term the goal is an adequate and well- managed supply of public parking. The highlights of
our findings and results of this work are summarized in the Executive Summary section and
presented in their entirety in the subsequent report.
A specific impetus for this Study and creation of the Strategic Plan, and key to the analysis and
findings, is the need to reexamine the City’s Downtown Parking Waiver Program. Zoning
Ordinance Section 19.30.050F, Parking within the Downtown Core, permits the City to waive
on-site parking requirements for new non-residential building, non-residential building
additions, and non-residential changes of use involving up to a 1.0 floor area ratio (FAR) on
parcels designated Downtown Core. However, this waiver is contingent upon the continued
adequacy of public parking downtown, and may only be granted so long as the peak
occupancy for public stalls remains below 90%. The Downtown Core Parking Occupancy
Survey is conducted by City staff annually to assess the level of existing occupancy of public
parking stalls in the Downtown Core to comply with section 19.30.050F. As the latest Downtown
Core parking occupancy counts showed public parking occupancy approaching 85%, the
City of Novato has sought to conduct a comprehensive analysis of its Downtown parking
system to determine what the City’s next steps should be regarding parking Downtown.
DEFINING THE CURRENT PARKING PROBLEM
Based on our analysis and stakeholder input we determine that the current parking problem in
Downtown Novato is a lack of available, on-street parking spaces along Grant Avenue,
between Redwood Boulevard and Reichert Avenue, and along adjacent side streets, during
the weekday lunch time peak. The nearby Zenk Lot suffers from the same lack of available
spaces.
The lack of parking availability in this portion of Downtown, and for a relatively short though
popular time of the day, has created a strong perception, largely justified, of a lack of
available parking for use by the public. However, we suggest that the parking problem has
some corollaries, some of which are more qualitative rather than quantitative in nature:


Parking spaces, including public spaces, were found to be available a short walk from
crowded Grant Avenue, even during the peak (lunchtime) hour; many of these nearby
spaces could be utilized by longer term parkers who may be parking in the spaces
designated for visitors;
iv
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Despite the pleasant climate and walkable nature of the area, few people, expressed
willingness to walk more than a short distance to utilize available parking;



Business people with whom we spoke expressed some frustration with employees who
parked for long periods in front of businesses;



In two-hour restricted parking spaces on streets adjacent to Grant Avenue, east of
Redwood Boulevard, during the peak period of parking occupancy, cars were not
turning over frequently. At 1:00 PM on a weekday 56% of the 2-hour parking spaces
along Machin Avenue were occupied by vehicles exceeding the time limits. Such
behavior is typical in many cities and very difficult to eliminate.



At the same time, time limits, for the purpose of discouraging long-term parkers were
criticized for not being accommodating for visitors interested in visiting multiple
businesses or requiring longer than the standard two hours on Grant Avenue. Owners
and employees of hair salons in particular raised the issue of appointments, which could
often extend beyond two hours.



Privately owned parking lots were generally not full during the hour of peak demand or
at other times of day; spaces sat empty while drivers spent time and effort searching for
on-street spaces.

Our study and analysis suggests that the greatest challenge regarding parking issues in
Downtown Novato are management, enforcement and policy issues related to on-street
parking, not the total number of parking spaces available. Key to planning parking in
Downtown Novato is the understanding that even if new parking spaces are built or provided
to the public, the challenge of improving parking capacity will remain the allocation of the
most convenient spaces to visitors and not employees. Effective management of the on-street
parking spaces is the first step to any solution.
FUTURE PARKING DEMAND PROJECTIONS – HIGH DEMAND SCENARIO
We modeled parking demand for up to seven existing significant building vacancies in the
downtown study area and four vacant parcels that could be occupied or developed in the
future under three development scenarios for the Downtown. It should be kept in mind that
none of the projects have been proposed or approved for the sites modeled.
Assuming that all these developments and available space were leased, we project
additional parking demand of 158± to 180± spaces during the weekday peak. On an absolute
basis, there are technically enough on-street and public parking spaces within the downtown
area as a whole to accommodate the projected increase in parking demand. However,
without a shift to existing underutilized private off-street parking, visitors and employees would
be parking as far away as 1st Street for uses east of Redwood Boulevard. At the very least,
significant parking management and policy efforts would need to take place to shift current
and future parking into the Whole Foods and City Hall public parking areas and to
underutilized private lots from other locations. Once again we point out that planning the
parking system, and any capital investment to accommodate future parking demand, should
likely be done based on projects that have been proposed if not approved.
v

DOWNTOWN NOVATO
PARKING STUDY & STRATEGY PLAN
AUGUST 13, 2015

33-1805.00

PARKING FUNDING SOURCE
Throughout the analysis, financial constraints are a crucial consideration. The current Parking
Waiver Program allows development to occur Downtown with a reliance on the public
parking system rather than the typical requirement for developers to build their own parking.
However the Program also discourages payment of a parking in lieu fee (Payment in in Lieu of
Parking or PILOP), a reasonable funding source for parking. Funding for public parking
resources in commercial districts in many California cities had until recently been provided by
cities’ redevelopment agencies. In meetings with a number of stakeholders the question of
whether or not the Downtown needs a parking structure was raised. However in our
experience the costs to build and maintain a parking structure are significant for cities. It is
reasonable and fiscally responsible for the City to factor in the costs when considering if or
how to augment the parking supply.
PARKING EFFICIENCIES AND PROJECTED ANNUAL REVENUE FROM A PAID PARKING PROGRAM
Within this report paid parking has been discussed for the purpose of improving the efficiency
of the on-street parking system and making spaces available to the public. Because the
economic benefits and cost savings that result from the efficient management of a parking
space is, in most cases, greater than the revenue that a parking space can generate, paid
parking is typically recommended as a parking management tool first and secondarily as a
source of revenue. Nonetheless, charging for parking generates revenue which Walker
evaluated for the purpose of funding the paid parking program and the possibility of helping
to fund public parking infrastructure and improvements in Downtown Novato.
Based on our assumptions, which include:


Approximately 58+ paid parking spaces along Grant Avenue between Machin Avenue
and Reichert Avenue, excluding ADA spaces, using technology that allows for payment
by credit card and cell phone;



Extension of time limits from two to three hours in response to business and patron
complaints that the current two-hour time limits are inconvenient and arbitrary for some
business patrons;



Paid parking in effect for eight hours per day (11:00 AM to 7:00 PM), five days per week;



An average paid occupancy rate of 40% during hours of enforcement is assumed
throughout the year for all metered spaces1; and



Parking rates are assumed to be $0.75 per hour, which is significantly below current paid
parking rates in Marin County,

we conservatively project the net revenue for the proposed paid parking program upon
stabilization to be approximately $19,600± per year.2 Charging for on-street parking in
The low average rate assumed takes into account low-demand times of the day and year in
Downtown Novato, and shifting of demand to other parking areas.
1
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Downtown Novato would improve parking availability for customers and facilitate parking
enforcement. However, it is unlikely to generate a significant amount of revenue for parking
improvements. Paid parking could generate some revenue, however, for local street and
related improvements including cash-out programs to improve parking availability for
customers. If the City wishes to explore a paid parking program, we suggest that it do so by
exploring a pilot program consisting of paid parking on one to two block faces in the
downtown.
RECOMMENDATIONS AND IMPLEMENTATION
Based on our findings we recommend the following implementation program and
recommendations.
SHORT-TERM IMPLEMENTATION PROGRAM
The following measures can be implemented immediately to enhance the operation of the
current parking system. These measures can be completed with existing staff and will not
have significant fiscal impacts.


Open the “Depot” parking lot, located at the eastern end of Grant Avenue, officially
for long-term public parking for the purpose of “pulling” long-term parkers out of visitor
spaces on the street. 3



Create a parking “cash out” program to encourage City employees to park in the
Depot lot while at the same time opening the parking garage under City Hall to public,
visitor parking:
-

-

Employees would be provided with a key card at the beginning of every month to
record entry and exit into the Depot lot and be paid a daily amount, likely $3.00±
per day at the end of every month for making spaces available below City Hall or
on the street
Parking spaces in the garage below City Hall would be signed and made available
for the general public. Some restrictions may be necessary to prevent “poaching”
by employees from nearby businesses.
Based on the results of the program, daily incentive fees could be adjusted as could
the number of participants, possibly including other area employees
The cost to “gate” the Depot lot is preliminarily projected at $30,000+ in hard costs.

Based on projected gross revenue of $35,000± annually for 58 spaces in the downtown area and
annualized capital and operating costs totaling $15,000± annually. These costs assume parking kiosks
that cost $9,000 per unit, assuming amortization over eight years.
3 Since peak parking occupancy counts were conducted in the summer the Depot lot has been
opened and lunch time occupancy was observed to be roughly 50%. Paving and utilizing the
remainder of the lot for employee parking would make more visitor parking available near businesses
during the lunch time peak.
2
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We project that the cost of the “cash out” program would be up to $750.00± per
employee or additional space made available.



Create an employee parker rewards program in which some or all city hall or other
area employees are incentivized to park in the Depot lot or other peripheral locations.
Lots are monitored on a regular basis and recorded employee vehicles enter them into
monthly drawings for perks and incentives, Incentives used in other cities have included
gift certificates from local businesses.



Monitor, manage, enforce, and adjust as necessary, time limits for public parking
spaces, particularly in popular on-street locations, so as to maximize the efficiency of
the parking system and ensure the availability of (on-street) customer parking.



Eliminate the time limits at the 15-minute spaces on Redwood Boulevard.



Consider implementing 2-hour time restrictions on Grant Avenue west of Redwood
Boulevard to encourage employees to park in the private off-street parking lots behind
businesses and free up on-street parking for customers and visitors.



Negotiate with the owners of Whole Foods to eliminate the two-hour time limit in the 29
parking spaces allocated for public use in the Whole Foods parking structure. This would
allow these spaces to be used by downtown employees or City Hall employees.



As demand for parking in Downtown Novato increases in the future, if new
development occurs, there will likely be a need for more time-restricted spaces and
greater enforcement unless a program of paid parking, such as parking meters on
Grant Avenue, is implemented to enforce time limits.

MEDIUM-TERM IMPLEMENTATION PROGRAM
The following policy recommendations are directed at managing the parking system
programmatically as well as providing an incentive for economic growth in the downtown
area. These policy recommendations require additional processes for implementation.

4

•

End the downtown parking waiver program and replace it with a parking credit
program4 by which property owners may pay a monthly or annual fee per required
parking space for the purpose of satisfying its tenants’ or business’ parking requirements
in the most efficient and inexpensive manner possible. We provide greater detail
regarding this recommendation later in this section.

•

If parking demand east of Redwood Boulevard continues to increase, consider
implementing paid parking on Grant Avenue east of Redwood Boulevard and creating
a Parking Benefit District.

Details of what a parking credit program might look like are discussed in the last section of the report.
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•

Identify a pool of publicly available parking that can reasonably satisfy parking
demand generated by the customers and employees of users of the parking credit
program. To the extent possible, the City should make efforts to bring underutilized
private parking spaces into the pool of publicly available parking.

•

Create a dedicated parking fund within the City’s general fund to ensure that at least a
portion of parking revenue generated in the Downtown areas is dedicated to covering
costs in the District including parking maintenance, operations and capital
improvements as well as other Downtown improvements if needed. A downtown
stakeholder group such as the Downtown Novato Business Association should be
consulted as an advisory group regarding decisions related to the allocation of the
parking fund.
Consider specific parking planning and management measures for the Downtown east
of Redwood Boulevard due to the denser nature of these blocks and higher overall
utilization. These measures should focus on sharing underutilized, privately owned
parking lots between businesses and encouraging employee parking in underutilized
parking lots in the area to make more convenient parking on the street available to
customers. Appendix C contains a sample agreement to facilitate these measures.

•



Improve signage for the purpose of more effectively communicating the location of
parking available to the public. We discuss this recommendation further in this section.

OTHER RECOMMENDATIONS
COMPREHENSIVELY MANAGE PUBLIC PARKING
Issues related to one component of the parking system often affect the system’s other
components: enforcement, planning and sharing, on-street policies and the off-street supply.
Just as parking management policies must be crafted and implemented in consideration of
impacts to the entire system, the management apparatus that puts these policies in place
must be similarly considered.
Managing a municipal parking operation includes financial, operational, enforcement and
public relation issues. In our experience, it is important for a city to have someone overseeing
parking activity to ensure the success and financial soundness of the entire parking system.
Putting one entity, indeed one individual as we will recommend, in charge of the Downtown
parking system is important for three basic reasons:
1. Comprehensive tracking and analysis of parking system performance;
2. Ability to implement and execute comprehensive solutions to parking issues including
the sharing of private parking spaces;
3. One point of contact for parking related issues for those outside of parking.

ix
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STRATEGICALLY ADJUST ENFORCEMENT POLICIES TO BETTER MANAGE DOWNTOWN PARKING
While the goal of parking enforcement is to make short-term parking spaces available to
provide customers access to Downtown businesses, the challenge is that the level of
enforcement necessary to make spaces available can inadvertently alienate customers.
Given its goals, the City’s parking enforcement strategy should be focused on compliance,
not citation issuance, in order to maintain a high customer-service experience for Downtown
patrons.
The following measures are intended to do make enforcement as effective yet visitor-friendly
as possible:


Emphasize (customer-service friendly) compliance over (strict enforcement and
revenue generating) citations. Create a mission statement for the Downtown parking
operation that articulates this goal.



Develop an ambassador approach to parking enforcement.



Create a dedicated parking enforcement section or division with one to two individuals
(full time equivalent employees) assigned to this role. To the extent possible, we
recommend that these efforts be performed through Economic Development, Planning
or another department, rather than the Police Department in order to highlight the
economic development and customer-friendly nature of parking enforcement
Downtown.



Implement a limited paid parking pilot program for one to two block faces along Grant
Avenue east of Redwood Boulevard. Paid parking provides parking enforcement
benefits and, with extended or eliminated time limits, would provide flexibility and
fairness for customers who wish to take time to visit several businesses in the downtown.
We suggest that such a program could generate more revenue than expenses
assuming an amortization of any equipment costs over several years or an arrangement
with equipment vendors to rent parking kiosks on a trial basis.



The perception of on-street parking enforcement is usually quite negative. The manner
in which enforcement is presented to the general public is often cited as the reason,
because enforcement is often considered as punitive, which in many cases is true. For
this reason, and because we are suggesting the need to increase the level of parking
enforcement in its Downtown, Novato should consider an ambassador model for
enforcement. Parking enforcement is typically a source of revenue generation, but at
some point presents the City with a tradeoff between maximizing revenue and
providing a positive experience for visitors. Customer service and compliance with
parking regulations may be more important than the issuance of citations and
collection of fees. Increase in frequency and consistency the enforcement of parking
time limits, particularly on the side streets east of Redwood Boulevard such as Machine
Avenue, Reichert Avenue, Sherman Avenue and Scott Court.



Create an all-day parking permit, sold monthly, to allow parking up to 10-hours
x
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throughout the day in time-limited parking spaces along Sweetser Avenue, Vallejo
Avenue, and Machin Avenue between the two streets. The purpose of the permit
would be to provide auto-related uses and employees with some access to street
spaces while regulating managing the use of these spaces and making some timelimited spaces available for short-term visitor parking.


Comments from people working in Downtown as well as data gathered during our
turnover counts indicated that increased parking enforcement would make more
spaces available for visitors and ensure that long-term parkers park in other locations.



Parking enforcement should be focused on the peak periods of the day, such as
between 10:00 A.M. and 2:00 P.M.



Create a graduated schedule of fines for enforcement as a matter of customer service
and fairness. For example, Fort Collins, Colorado is a city that has put such a schedule
into practice. The following is their schedule for parking enforcement violations:5
-

First citation = warning or Free
Second citation = $10
Third citation = $25
Fourth citations or more = $50

As discussed, the lack of available on-street parking spaces is usually the result of longterm parking by business owners and employees in the area and, of these, a relatively
small number are typically habitual offenders. The occasional forgetful customer,
resident, or employee is not “the problem” nor is it necessarily fair to subject such drivers
to the same punitive measures as the driver who parks day after day in front of
businesses, strategically moving his or her car in order to avoid citations if possible.


Increase enforcement efficiency through upgraded parking enforcement technology.
Enforcement of time limits is labor intensive and often not effective in encouraging the
turnover of parking spaces for visitors. Yet it is necessary to balance out the demand for
on-street and off-street parking spaces. Improvements in license plate recognition (LPR)
technology have led to systems that greatly decrease the amount of labor necessary
to effectively enforce time limits. These systems can also lead to significant increases in
parking revenue. We recommend that the City consider upgrading its enforcement
capabilities using this type of technology.

In our experience, mobile license plate recognition (LPR) systems cost approximately $50,000,
with some price variation depending on the capabilities of the system, including software and
hardware to equip one enforcement vehicle, including installation and training, but not
including ongoing costs such as warranties, remote support and other optional items.

Overall rates, particularly for four or more offenses, should likely be higher due to typically higher
citation rates in California. Such policies have been shown to be successful and widely accepted
throughout the country and in California.
5
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MAKE UNDERUTILIZED SPACES PRIVATE PARKING LOTS MORE WIDELY AVAILABLE
As indicated earlier in the report, a large share of the Downtown area’s parking supply is in
private lots. In order to have an effective parking management strategy for the entire
Downtown area, utilizing these private lots will be necessary. Some options for doing so are as
follows:


Lease spaces from private parking owners: As compared to building additional parking
spaces, the City may consider leasing spaces from private lot owners and making them
available for public or employee-only parking and for inclusion into a parking credit
pool. Funding for such a program is likely to represent a small portion of the funding for
construction of new parking spaces.



Provide a benefit to private parking owners: The City may consider providing
maintenance or improvements to an existing private lot, or provide insurance coverage
for a lot, in exchange for allowing employee or public parking.



Facilitate sharing of spaces between private parking owners. This option may be
especially useful along Grant Avenue east of Redwood Boulevard, where parking
options are limited and utilization higher. Utilization of private lots may establish small
parking “districts” to share parking among active uses.

IMPROVE PARKING SIGNAGE
Walker staff reviewed signage that directs traffic to public parking in the Downtown district.
Most of this signage is located along Delong Avenue. Once on Grant Avenue, there is little to
no signage to direct visitors to public off-street parking. We note that signage could arguably
convey its message more clearly and efficiently than is currently the case. Doing so could
even reduce the amount of vehicles “cruising” for available on-street spaces and direct more
vehicles into the public lots more quickly and efficiently. There is also the need for more
signage explaining that there is parking available behind stores in some cases, accessible via
alleys.
SUMMARY OF A RECOMMENDED PARKING CREDIT PROGRAM
 Establish a system of parking credits that requires an ongoing financial commitment
from property owners for the purpose of receiving an allocation of parking (e.g. $30 per
code-required stall per month). 6 We recommend linking the program to property
rather than business ownership as the former is likely to experience less frequent
changes and therefore makes tracking of the system by the City easier. The property
owner would be reasonable for paying the fee, but pass additional parking credit fees,
if incurred, to tenants;

We note that this figure is an example and that the fee should be determined by the City’s financial
advisor. We also note that a common parking policy practice is to set such fees at a level that is (often
significantly) less than the cost of providing new on-site parking in order to incentivize property owners to
share public parking and not building their own, which results in significant efficiencies and aesthetic
benefits in a commercial district.
6
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Identify an individual at the City who will act as the parking credit program manager, a
contact person for the program who is responsible for tracking the allocation of parking
credits;
Establish that the manager of the parking credit program can issue a credit to the
property owner that satisfies their parking requirements on a one-to-one (credit per
required space) basis. The credit will be renewed annually; if it is not, the property
owner is in violation of their permit;



Many existing businesses currently depend on the supply of public parking in
Downtown. Existing businesses should be grandfathered into the proposed parking
credit system. The parking credit system would apply to new development and
intensification of land uses that would trigger an increase in the building’s parking
requirement. Buildings that did not comply with payment of the parking credit could
suffer consequences regarding their ability to operate including a suspension of their
certificate of occupancy;



Establish a revenue arrangement for the funds collected through the program so that
revenue collected is dedicated to the maintenance, administration, operations and
ideally some capital costs of providing parking in Downtown Novato;



Require that the City staff member overseeing the parking credit program prepare a
brief report regarding the purchasers of parking credits, parking inventory, demand,
and status of the program once to twice per year, depending on the amount of
activity occurring within the program;



Identify specific criteria for defining the supply of and demand for the public parking
that is linked to parking occupancy counts during peak demand periods;



Verify the number of public parking spaces in Downtown committed to the parking
credit program per criteria that is established as part of the program;



Reevaluate the program periodically to ensure that the measures undertaken are
serving the needs of City staff, businesses, the public, and other stakeholders with
regard to the allocation of public parking in Downtown.

OVERALL CONSIDERATION FOR ADDING PARKING SPACES TO THE PUBLIC SYSTEM
Given the issues discussed above, we recommend that the City not proceed with plans to
develop a public parking structure unless all of the following criteria are met:


An effective effort has been implemented to manage on-street parking in the
Downtown area that demonstrates the City’s ability to maintain on-street parking
occupancy rates at 80% to 90% during typical peak hours;



Demonstrated current or future demand (based on approved plans for new
development) for the number of parking spaces planned in the proposed structure;
xiii
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The establishment of a funding source for hard and soft costs, as well ongoing
maintenance and operation, sufficient to fund a parking structure, is identified.
Although additional parking can be an effective economic development tool, the total
construction, soft, maintenance and land costs are significant and should be
considered in a cost-benefit analysis.



Determination that the development of a parking structure is consistent with the City’s
broader goals for Downtown Novato including land use, transportation, fiscal and
environmental goals.

xiv
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INTRODUCTION
This report starts with an overview of current conditions in the Downtown area. Questions
regarding how much supply exists, where the supply is located and what peak period
demand is, and when, are addressed. The next section highlights results of an online survey
issued in October 2014 and provides insight regarding parking user groups, behavior and
preferences. Once the background is in place, the report addresses how parking conditions
may change over time. New development and lease up of existing vacancies are considered
as part of this discussion. Next is a discussion of how to possibly fund future parking changes.
Finally the report concludes with a set of recommendations for addressing the parking
situation in Downtown Novato over time.
CURRENT CONDITIONS
A typical downtown is served by at least three different types of parking spaces: on-street, offstreet publicly owned and off-street privately owned spaces. Together they represent the total
supply of parking. The supply and demand for each should be considered when assessing
current parking conditions. The three different types of parking spaces must be managed
comprehensively in order to effectively serve the public.
SUPPLY AND DEMAND
Walker’s field survey of the parking inventory and occupancy (the supply and demand) within
the Downtown Novato parking system found a surplus of parking spaces in virtually all three
categories. Peak weekday parking demand for the area was found to occur during the 1:00
pm hour, suggesting that weekday employees are the dominant parking user group in the
area. At the peak, 60% of parking spaces within the study area were occupied. Peak parking
occupancy on the weekend also occurred at 1:00 pm (surveyed on Saturday), but the total
occupancy rate at that time was 42%.
Based on our experience studying parking demand in numerous business districts throughout
cities in California, the parking occupancy rate in Downtown Novato is low, but not
tremendously lower than the rates in many other (often seemingly busier) downtowns where
peak occupancy rates can be around 60%. The following table provides some examples from
parking studies conducted in older commercial districts in smaller cities, in Northern and
Southern California.

1
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Table 1: Peak Occupancy Rates Observed in Other California Cities
City
Carmel-by-theSea
Culver City
Del Mar
Goleta
Healdsburg
Mill Valley
Napa
Novato
San Luis Obispo

Peak Occupancy
87%
62%
59%
57%
63%
72%
64%
60%
63%

Peak Period
Weekend, 12PM
Weekday, 1PM
Weekend, 7PM
Weekday, 1PM
Weekday, 1PM
Weekend, 12PM
Weekday, 1PM
Weekday, 1PM
Weekend, 6PM

Source: Walker Parking Consultants, 2014

Most busy commercial districts suffer from a parking perception problem in which a few
impacted (crowded) parking locations lead the public to believe that there is a parking
shortage, even when many parking spaces are available within a close proximity. Parking
“shortages” tend to be parking imbalances that result from challenges in managing the
parking supply rather than a lack of spaces. On-street spaces tend to be more impacted than
off-street spaces and public spaces tend to have higher occupancy rates than private lots or
garages.
Downtown Novato appears to suffer from a similar perception problem to the one noted
above. On-street parking was much more utilized than off-street parking, with occupancies
over 90% seen on some stretches of Grant Avenue and on “Auto-Row” along Sweetser and
Vallejo. Public off-street parking was highly utilized in the Zenk Lot, but underutilized at City Hall
and Whole Foods. Private off-street parking was the least utilized of all types of parking due to
a variety of factors including a lack of signage and wayfinding in general, tandem parking,
and a lack of striping in some areas. In general the area east of Redwood Boulevard
experiences much higher levels of utilization than west of Redwood Boulevard.
While Downtown Novato clearly does not suffer from a parking shortage problem, with
approximately 40% of the total 2,877 parking spaces surveyed in the area unoccupied during
the system- wide peak, we calculate the amount of land in the district occupied by
underutilized parking spaces totals roughly six acres. Much of this report will be devoted to
considering how, from a parking perspective, to use more efficiently this underutilized
resource.
PARKING TURNOVER
The number of parking spaces in a given location determines how many vehicles can park at
a given time, but parking turnover determines how many vehicles and drivers can be
accommodated over a portion or even all of the day. It is an important consideration when
2
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analyzing how to best serve business patrons or other short term visitors. Walker’s survey of
vehicles’ lengths of stay found that, along some side streets, a significant number of short-term
spaces were being occupied by long-term parkers, beyond the posted time limits. However
on Grant Avenue east of Redwood, the 2-hour time limits were generally obeyed. We note
that enforcing time limits without the use of parking meters7 is challenging and time
consuming, even by the most diligent of parking enforcement operations, particularly when
long-term parkers seek to frequently move their vehicles to avoid citations. Given the low
parking occupancy rates, however, the fact that some short-term parking is being used by
long-term parkers is very unlikely to impact access to businesses in the area.
DOWNTOWN NOVATO PARKING INVENTORY
Walker Parking Consultants performed an inventory of public on-street, public off-street and
private off-street parking spaces in the study area, which encompasses the Downtown Core
as illustrated in the following figure. The blocks have been numbered to help communicate
the observed data in a clear manner. It should be noted that the private off-street parking
inventory does not include off-street parking associated with auto body shops, car sales, and
other gated off areas that are generally stacked with vehicles that do not represent actual
downtown parking demand.
The total number of spaces in the study area totals 2,877± with 1,101± on-street (38 percent)
and 1,776± off-street (87 percent). Of the off-street spaces, 96± are public while the remaining
1,680± are private. The following table summarizes the Downtown Novato Parking Inventory.

In this report we do not recommend metered parking in Downtown Novato now or in the foreseeable
future.
7
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Figure 1: Downtown Novato Study Area

Source: Google Earth Pro, Walker Parking Consultants, 2014

4

DOWNTOWN NOVATO
PARKING STUDY & STRATEGY PLAN
AUGUST 13, 2015

33-1805.00

Table 2: Downtown Novato Parking Inventory Summary
Block Number
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
Total

On-Street
64
20
38
50
51
55
48
50
51
59
43
95
41
90
25
25
20
23
23
18
17
24
30
60
51
22
8
1,101

Off-Street Public
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
12
42
0
42
96

Off-Street Private
57
70
17
102
85
73
86
49
29
21
29
44
6
131
31
177
37
80
30
43
40
24
119
85
41
18
156
1,680

Total
121
90
55
152
136
128
134
99
80
80
72
139
47
221
56
202
57
103
53
61
57
48
149
157
134
40
206
2,877

Source: Walker Parking Consultants, 2014

Figure 2 shows the breakdown of parking spaces in downtown Novato by type.
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Figure 2: Downtown Novato - Parking Spaces by Type

Off-Street
Private
59%

On-Street
38%

Off-Street
Public
3%
Source: Walker Parking Consultants, 2014

Public off-street parking makes up the smallest part of the downtown Novato parking supply,
with just three locations, all in the southeast quadrant of the study area. The three public
parking lots are the Zenk lot located in block 25, a portion of the City Hall surface lot which is
striped for public parking in block 24, and a portion of the Whole Foods parking lot which is
signed for public parking. Additionally, public parking is permitted in the City Hall parking
garage after hours, but is restricted to employees only during business hours.
EFFECTIVE SUPPLY
It is an accepted principle in the parking industry that a parking facility or system cannot
operate efficiently when it is filled to capacity. Some empty spaces should be available at all
times to provide for more efficient circulation, and to ensure that motorists do not spend
excessive time looking for the one or two remaining spaces in a large facility or area. This
need to search for the last remaining spaces results in frustration, a perception of an
inhospitable area, people being late to appointments or deciding not to visit or return to the
area.
It is also recognized that if a parking system is planned to meet demand exactly, there will
inevitably be parking shortages due to mis-parked vehicles, repairs or other obstructions, and
minor construction. Therefore, in evaluating the ability of a parking supply to meet demand,
and in planning the size of future parking facilities, we use the “effective” supply rather than
the full supply.
The effective supply is the supply that is realistically usable by patrons or employees, usually
five to ten percent smaller than the actual “full” supply depending on the space type and
6
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whom those spaces are designed to serve. Employees, for example, know the facilities well
and tend to park in more or less the same place each day. They also stay for long periods,
and thus do not generate as much in-and-out traffic; they therefore spend less time searching
for spaces. Visitors generally are unfamiliar with the parking system and generate higher
turnover. Consequently, this group often needs a greater circulation cushion. Size of the
supply is also a consideration when setting the correct effective supply ratio. For example, if
within a supply of 10 spaces one vehicle is mis-parked and takes two spaces, the supply is
reduced by 10%; whereas, if within a supply of 100 spaces it would take 10 mis-parked cars to
influence the supply the same way. A parking supply needs a smaller percentage cushion as
it increases in size. The effective supply cushion varies by land use and user group.
We typically use an effective supply factor of 0.85 to 0.90 for on-street or visitor parking areas
and 0.95 to 1.00 for employee parking. For the purposes of our analysis we use an effective
supply factor of 0.90 for on-street parking spaces and a blended factor of 0.92 for off-street
parking spaces.
The availability of parking spaces is expressed in terms of parking adequacy, which is:
Effective supply of parking
-Parking occupancy
= Parking adequacy
A negative result indicates an inadequate supply of parking while a positive result indicates a
surplus of parking spaces.
The following represents our assumptions regarding the current and effective supply of public
parking in Downtown Novato for the purposes of this study.
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Table 3: Current Effective Parking Supply Downtown

Block
Number
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
Total

On-Street
Effective
Spaces
Supply @
0.90 ratio
64
58
20
18
38
34
50
45
51
46
55
50
48
43
50
45
51
46
59
53
43
39
95
86
41
37
90
81
25
23
25
23
20
18
23
21
23
21
18
16
17
15
24
22
30
27
60
54
51
46
22
20
8
7
1,101
994

Off-Street Public
Effective
Spaces
Supply @
0.92 ratio
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
12
11
42
39
0
0
42
39
96
89

Off-Street Private
Effective
Spaces
Supply @
0.92 ratio
57
52
70
64
17
16
102
94
85
78
73
67
86
79
49
45
29
27
21
19
29
27
44
40
6
6
131
121
31
29
177
163
37
34
80
74
30
28
43
40
40
37
24
22
119
109
85
78
41
38
18
17
156
144
1,680
1,548

Total
Spaces
121
90
55
152
136
128
134
99
80
80
72
139
47
221
56
202
57
103
53
61
57
48
149
157
134
40
206
2,877

With
Effective
Supply
110
82
50
139
124
117
122
90
73
72
66
126
43
202
52
186
52
95
49
56
52
44
136
143
123
37
190
2,631

Source: Walker Parking Consultants, 2014.

DOWNTOWN NOVATO PARKING DEMAND
To determine demand for parking in the study area, Walker Parking Consultants performed
occupancy counts on one weekday and one weekend day. Based on input from City staff,
Thursday and Saturday were chosen as typically busy days to perform the occupancy counts.
The actual occupancy counts were performed four times each day on Thursday June 26, 2014
and Saturday June 28, 2014, centered around 10:00 AM, 1:00 PM, 4:00 PM and 7:00 PM.
8
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WEEKDAY DEMAND
Peak weekday occupancy was observed at 1:00 PM, when 1,738 out of 2,877 parking spaces
(60 percent) were occupied. During this period, 74 percent of on-street and 52 percent of offstreet spaces were occupied. The following table illustrates weekday parking occupancy by
block in the study area.
Table 4: Parking Supply and Adequacy by Block – Weekday Peak (1:00 PM)

Block
Number
Inventory
1
64
2
20
3
38
4
50
5
51
6
55
7
48
8
50
9
51
10
59
11
43
12
95
13
41
14
90
15
25
16
25
17
20
18
23
19
23
20
18
21
17
22
24
23
30
24
60
25
51
26
22
27
8
Total
1101

On-Street
Effective
Supply @
0.90 ratio
Demand
58
36
18
18
34
43
45
18
46
28
50
34
43
27
45
29
46
35
53
26
39
37
86
82
37
46
81
88
23
22
23
16
18
17
21
21
21
19
16
8
15
4
22
11
27
22
54
48
46
50
20
20
7
5
994
810

Adequacy
22
0
(9)
27
18
16
16
16
11
27
2
4
(9)
(7)
1
7
1
0
2
8
11
11
5
6
(4)
0
2
184

Inventory
57
70
17
102
85
73
86
49
29
21
29
44
6
131
31
177
37
80
30
43
40
24
119
97
83
18
198
1776

Off-Street
Effective
Supply @
0.92 ratio
Demand
52
13
64
16
16
9
94
46
78
71
67
42
79
26
45
22
27
20
19
11
27
19
40
24
6
3
121
71
29
16
163
59
34
26
74
40
28
14
40
11
37
22
22
10
109
95
89
42
77
73
17
18
183
109
1637
928

Total

Adequacy
39
48
7
48
7
25
53
23
7
8
8
16
3
50
13
104
8
34
14
29
15
12
14
47
4
(1)
74
709

Inventory
121
90
55
152
136
128
134
99
80
80
72
139
47
221
56
202
57
103
53
61
57
48
149
157
134
40
206
2877

Effective
Supply
110
82
50
139
124
117
122
90
73
72
66
126
43
202
52
186
52
95
49
56
52
44
136
143
123
37
190
2631

Demand
49
34
52
64
99
76
53
51
55
37
56
106
49
159
38
75
43
61
33
19
26
21
117
90
123
38
114
1738

Adequacy
61
48
(2)
75
25
41
69
39
18
35
10
20
(6)
43
14
111
9
34
16
37
26
23
19
53
0
(1)
76
893

Source: Walker Parking Consultants, 2014

Figure 3 illustrates peak weekday on-street and off-street parking utilization by block/block
face.
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Figure 3: On-Street and Off-Street Utilization – Weekday Peak

Source: Walker Parking Consultants, 2014

During the weekday peak period, observed at 1:00 PM, on-street parking occupancy on
Grant Avenue was generally observed to be 85% throughout the study area, and on-street
parking east of Redwood Boulevard was generally over 90% occupied. The public parking at
the Zenk lot was observed to be full, while private off-street parking areas were generally less
utilized.
In addition to individual block analysis, we also analyzed what we feel are logical groupings of
blocks and on-street parking:
 Total parking east of Redwood Boulevard versus parking west of Redwood Boulevard
 On-Street parking on Grant Avenue east and west of Redwood Boulevard
 On-Street parking on Grant Avenue between Machin Avenue and Reichert Avenue
 “Auto-row” – on-street parking on the east side of Redwood between Grant and Olive,
on Machin between Grant and Vallejo, and on Vallejo and Sweetser east of Redwood.
These areas are dominated by auto-body repair shops and other light industrial land
uses.
Table 5 illustrates peak (1pm) occupancy for these groupings.
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Table 5: Parking Supply and Adequacy for Block Groupings – Weekday Peak (1:00 PM)
On-Street
Effective
Supply @
ZONE
Inventory 0.90 ratio
Demand
TOTAL
1101
994
810
EAST
523
472
481
WEST
578
522
329
On-Street
Effective
Supply @
ZONE
Inventory 0.90 ratio
Demand
GRANT
189
170
166
EAST
92
83
83
WEST
97
87
83
On-Street
Effective
Supply @
ZONE
Inventory 0.90 ratio
Demand
Grant Between Machin and Reichert
North Side
32
29
29
South Side
30
27
29
TOTAL
62
56
58
On-Street
Effective
Supply @
ZONE
Inventory 0.90 ratio
Demand
AUTOROW
276
248
265

Adequacy
184
(9)
193

Inventory
1776
843
933

Off-Street
Effective
Supply @
0.92 ratio
Demand
1637
928
778
495
859
433

Total

Adequacy
709
283
426

Inventory
2877
1366
1511

Effective
Supply
2631
1250
1381

Demand
1738
976
762

Adequacy
893
274
619

Adequacy
4
0
4

Adequacy
0
(2)
(2)

Off-Street Public Parking
Effective
Supply @
Public Parking Lot/Area Inventory 0.90 ratio
Demand Adequacy
City Hall
12
11
1
10
Zenk
42
38
40
(2)
Whole Foods
42
38
16
22

Adequacy
(17)

Source: Walker Parking Consultants, 2014

Overall on-street utilization was over 90% during the peak east of Redwood Boulevard, and
under 60% west of Redwood Boulevard. This is likely due to the fact that the land use east of
Redwood Boulevard and north and south
of Grant Avenue is generally all
commercial/industrial, while on the west side of Redwood Boulevard land use transitions to
single family residential immediately to the north and south of the Grant Avenue corridor. Offstreet parking utilization was also higher east of Redwood Boulevard (59% versus 46%).
On-street parking on Grant Avenue on both sides of Redwood Boulevard was over 85% utilized
during the peak, and in the highest activity area, between Machin Avenue and Reichert
Avenue, peak utilization was over 90%. Additionally, the area identified as “Auto-Row,” due to
the preponderance of auto body and other light industrial land uses, was over 95% utilized.
Some block faces in this area were over 100% utilization as vehicles were parked in unmarked
areas and in front of driveways. On-street parking demand in this area is not necessarily
related to parking demand for the commercial/retail areas on Grant Avenue, rather it
appears to be a function of the auto body shops pulling their vehicles in progress and tow
trucks out into the street during the day to free up space on site, and then bringing them back
in at the end of the day.
WEEKEND DEMAND
Peak weekend occupancy was observed at 1:00 PM, when 1,219 out of 2,877 parking spaces
(42 percent) were occupied. During this period, 55 percent of on-street and 35 percent of off11
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street spaces were occupied. The following table illustrates weekend parking occupancy by
block in the study area.
Table 6: Parking Supply and Adequacy by Block – Weekend Peak (1:00 PM)

Block
Number
Inventory
1
64
2
20
3
38
4
50
5
51
6
55
7
48
8
50
9
51
10
59
11
43
12
95
13
41
14
90
15
25
16
25
17
20
18
23
19
23
20
18
21
17
22
24
23
30
24
60
25
51
26
22
27
8
Total
1101

On-Street
Effective
Supply @
0.90 ratio
Demand
58
25
18
7
34
13
45
21
46
24
50
33
43
36
45
26
46
26
53
17
39
22
86
39
37
28
81
71
23
22
23
14
18
11
21
18
21
11
16
4
15
8
22
6
27
14
54
42
46
40
20
18
7
7
994
603

Adequacy
33
11
21
24
22
17
7
19
20
36
17
47
9
10
1
9
7
3
10
12
7
16
13
12
6
2
0
391

Inventory
57
70
17
102
85
73
86
49
29
21
29
44
6
131
31
177
37
80
30
43
40
24
119
97
83
18
198
1776

Off-Street
Effective
Supply @
0.92 ratio
Demand
52
13
64
7
16
6
94
11
78
25
67
0
79
7
45
10
27
19
19
18
27
6
40
17
6
2
121
50
29
10
163
28
34
15
74
14
28
12
40
6
37
24
22
0
109
72
89
38
77
62
17
18
183
126
1637
616

Total

Adequacy
39
57
10
83
53
67
72
35
8
1
21
23
4
71
19
135
19
60
16
34
13
22
37
51
15
(1)
57
1021

Inventory
121
90
55
152
136
128
134
99
80
80
72
139
47
221
56
202
57
103
53
61
57
48
149
157
134
40
206
2877

Effective
Supply
110
82
50
139
124
117
122
90
73
72
66
126
43
202
52
186
52
95
49
56
52
44
136
143
123
37
190
2631

Demand
38
14
19
32
49
33
43
36
45
35
28
56
30
121
32
42
26
32
23
10
32
6
86
80
102
36
133
1219

Adequacy
72
68
31
107
75
84
79
54
28
37
38
70
13
81
20
144
26
63
26
46
20
38
50
63
21
1
57
1412

Source: Walker Parking Consultants, 2014

Figure 4 illustrates peak weekend on-street and off-street parking utilization by block/block
face.
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Figure 4: On-Street and Off-Street Utilization – Weekend Peak

Source: Walker Parking Consultants, 2014

During the weekend peak period, observed at 1:00 PM, on-street parking occupancy on
Grant Avenue was generally observed to be 80% throughout the study area, and on-street
parking east of Redwood Boulevard was generally over 85% occupied. The public parking at
the Zenk lot was full, while private off-street parking areas were generally less utilized.
Table 7 examines the block groupings analyzed for the weekday peak during the weekend
peak.
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Table 7: Parking Supply and Adequacy for Block Groupings – Weekend Peak (1:00 PM)
On-Street
Effective
Supply @
ZONE
Inventory 0.90 ratio Demand
TOTAL
1101
994
603
EAST
523
472
323
WEST
578
522
280
On-Street
Effective
Supply @
ZONE
Inventory 0.90 ratio Demand
GRANT
189
170
151
EAST
92
83
80
WEST
97
87
71
On-Street
Effective
Supply @
ZONE
Inventory 0.90 ratio
Demand
Grant Between Machin and Reichert
North Side
32
29
26
South Side
30
27
28
Total
62
56
54
On-Street
Effective
Supply @
ZONE
Inventory 0.90 ratio
Demand
AUTOROW
276
248
134

Adequacy
391
149
242

Inventory
1776
843
933

Off-Street
Effective
Supply @
0.92 ratio Demand
1637
616
778
414
859
202

Total

Adequacy
1021
364
657

Inventory
2877
1366
1511

Effective
Supply
2631
1250
1381

Demand
1219
737
482

Adequacy
1412
513
899

Adequacy
19
3
16

Adequacy
3
(1)
2

Off-Street Public Parking
Effective
Supply @
Public Parking Lot/Area Inventory 0.90 ratio
Demand
Utilization
City Hall
12
11
0
11
Zenk
42
38
39
(1)
Whole Foods
42
38
19
19

Adequacy
114

Source: Walker Parking Consultants, 2014

Overall weekend on-street utilization was approximately 60% during the peak east of
Redwood Boulevard, and 50% west of Redwood Boulevard. Off-street parking utilization was
also higher east of Redwood Boulevard (49% versus 22%).
On-street parking on Grant Avenue east of Redwood Boulevard was over 85% during the
peak, but just over 70% west of Redwood Boulevard. The area identified as “Auto-Row,” due
to the preponderance of auto body and other light industrial land uses, was much less utilized
on the weekend as many of these businesses are not open on weekends.
TURNOVER
Walker performed license plate inventory (LPI) surveys to examine parking space turnover. The
focus was on locations experiencing high occupancy during the weekday peak period
On June 19, 2014, Walker performed hourly turnover counts in the study area, focused on
Grant Avenue east of Redwood Boulevard with its 2-hour time limit. Grant Avenue, west of
Redwood Boulevard, which has no time limit restrictions, was also sampled for a shorter
duration. The LPI locations, and hours of LPI for each location are shown in Table 8.
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Table 8: License Plate Inventory Locations and Times
Roadway
Grant Avenue
Grant Avenue
Grant Avenue
Scott Court
Reichert Avenue
Sherman Avenue
Machin Avenue

From
Scott Court
Redwood Boulevard
4th Street
Grant Avenue
Sweetser Avenue
Grant Avenue
Sweetser Avenue

To
Redwood Boulevard
4th Street
5th Street
End
De Long Avenue
EV Charging Station
De Long Avenue

Hours of LPI
9:00 AM - 6:00 PM
9:00 AM - 2:00 PM
10:00 AM - 2:00 PM
10:00 AM - 6:00 PM
9:00 AM - 6:00 PM
9:00 AM - 6:00 PM
9:00 AM - 6:00 PM

Source: Walker Parking Consultants, 2014

Figure 5 shows the areas surveyed in the License Plate Inventory.
Figure 5: License Plate Inventory Survey Areas/Time of Survey

Source: Walker Parking Consultants, 2014
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A summary of the results of the LPI fieldwork follows.


Grant Avenue – Scott Court to Redwood Boulevard (88 spaces – 73 2-Hour, 12 30Minute, 3 ADA)
30-Minute Spaces: During the course of the day, a total of 61 cars parked in the 30minute spaces, of which 3 cars (5 percent) were parked for over an hour. Over the
course of the turnover survey there were always 30-minute spaces available.
ADA Spaces: During the course of the day, a total of 9 cars parked in the ADA spaces,
of which 1 car (11 percent) was parked for over two hours. Except during the noon
count, the ADA spaces were generally underutilized.
2-Hour Spaces: During the course of the day, a total of 437 cars parked in the 2-hour
spaces, of which 18 cars (4 percent) were parked for over two hours.
During the peak period of parking occupancy (1:00 PM) 11% of the parking spaces
along this stretch of Grant Avenue were occupied by vehicles exceeding the time
limits.



Grant Avenue – Redwood Boulevard to Fourth Street (50 spaces – 47 Unrestricted, 2
unstriped, 1 ADA)
During the course of the 6-hour LPI, a total of 157 cars parked on Grant Avenue
between Redwood Boulevard and Fourth Street. Since on-street parking on Grant
Avenue west of Redwood Boulevard does not have time restrictions, the average
length of stay is longer, with the average being 2.12 hours. Seven vehicles were parked
on this segment for the entire 6-hour duration of the LPI. In this area, employees of
businesses with underutilized parking in the rear were observed parking on-street on
Grant Avenue for the duration of their workday.



Grant Avenue – Fourth Street to Fifth Street (21 spaces – 21 Unrestricted)
During the course of the 5-hour LPI, a total of 27 cars parked on Grant Avenue between
Fourth Street and Fifth Street. Since on-street parking on Grant Avenue west of
Redwood Boulevard does not have time restrictions, the average length of stay is
longer, with the average being 2.56 hours. Seven vehicles were parked on this segment
for the entire 5-hour duration of the LPI. In this area, employees of businesses with
underutilized parking in the rear were observed parking on-street on Grant Avenue for
the duration of their workday.



Scott Court – (10 spaces – 7 Unrestricted, 3 30-minute)
30-Minute Spaces: During the course of the day, a total of 10 cars parked in the 30minute spaces, of which 3 cars (30 percent) were parked for over three hours. One
vehicle was parked in a 30-minute space for 6 hours. Additionally, vehicles were
observed parking for 3-4 hours at a time behind the 30-minute spaces in unmarked
areas that may not have been official parking spaces.
Unrestricted Spaces: During the course of the day, a total of 15 cars parked in the
unrestricted spaces, staying for an average of four hours. Two vehicles were parked for
the entire 9-hours for which this area was surveyed.
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Reichert Avenue – Sweetser Avenue to Delong Avenue (44 spaces – 29 2-Hour, 3 30Minute, 1 ADA, 9 Unrestricted,2 Unstriped)
2-Hour Spaces: During the course of the day, a total of 126 cars parked in the 29 2-hour
spaces, of which 8 cars (6%) were parked for over three hours.
30-Minute Spaces: During the course of the day, a total of 15 cars parked in the 3 30minute spaces, of which 3 cars (21%) parked for over 2 hours.
Unrestricted spaces: Vehicles tended to be parked longer in the unrestricted spaces,
with several present during the full 10-hours for which the LPI was collected.



Sherman Avenue – Grant Avenue to Midblock (22 spaces – 10 4-Hour, 4 2-Hour, 8
Unrestricted)
4-Hour Spaces: During the course of the day, a total of 41cars parked in the 4-hour
spaces, of which 4 cars (10%) were parked for over four hours.
2-Hour Spaces: During the course of the day, a total of 22 cars parked in the 4 30minute spaces, of which 2 cars (9%) parked for over 2 hours.
Unrestricted spaces: Vehicles tended to be parked longer in the unrestricted spaces.



Machin Avenue – Sweetser Avenue to Delong Avenue (78 spaces – 50 2-Hour, 1 30Minute, 11-Law Enforcement, 16 Unrestricted)
2-Hour Spaces: During the course of the day, a total of 153 cars parked in the 2-hour
spaces, of which 42 cars (27%) were parked for over three hours, and 26 of which
parked for 6-hours or more, meaning that over half of the 2-hour spaces were being
used by long term parkers for most of the day.
Law Enforcement Vehicles – the 11 law enforcement spaces are not available for
public parking. However in addition to these spaces, law enforcement vehicles were
parked for over 3 hours in 3 of the 2-Hour spaces.
Unrestricted spaces: Vehicles tended to be parked longer in the unrestricted spaces.
During the peak period of parking occupancy (1:00 PM) 56% of the 2-hour parking
spaces along Machin Avenue were occupied by vehicles exceeding the time limits.

In general, most parking spaces on Grant Avenue are turning over in accordance with the
posted policies. However, there is less turnover than posted policy would suggest on several of
the north-south side streets east of Redwood Boulevard, particularly on Machin Avenue where
over half of the 2-hour parking spaces were occupied by long-term parkers.
ADA PARKING REQUIREMENTS
The Americans with Disabilities Act (ADA) has numerous requirements with regard to parking
spaces for the disabled. There is one ADA spot in the City Hall garage, and 2 ADA spots in the
City Hall surface lot, all of which were unoccupied during all survey periods. There are two
ADA spots in the Zenk public parking lot, which were both occupied during the Thursday peak
at 1:00 PM. Additionally there are 15 on-street ADA spaces within the study area, of which 4
were occupied during the Thursday peak.
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ADA REQUIREMENTS
The Americans with Disabilities Act (ADA) and the 2013 California Building Code require
parking for the disabled. Disabled parking space requirements, are calculated based on the
information in Table 9, with one in six accessible spaces required to be van accessible.
The 2013 CBC requirements state that when more than one parking facility is provided on a
site, the number of accessible parking spaces provided shall be calculated according to the
number of spaces required for each parking facility.
The CBC also states, “Parking spaces shall be permitted to be located in different parking
facilities if substantially equivalent or greater accessibility is provided in terms of distance from
an accessible entrance or entrances, parking fee, and user convenience.”
Table 9: General ADA Parking Requirements
Total Number of Spaces
Provided in Parking Facility

Minimum Number of Required
Accessible Parking Spaces

1 to 25

1

26 to 50
51 to 75

2
3

76 to 100

4

101 to 150
151 to 200

5
6

201 to 300

7

301 to 400

8

401 to 500

9

501 to 1000

2 percent of total

1001 and over

20, plus 1 for each 100, or fraction
thereof over 1000

Source: 2013 California Building Code, 2010 ADA Standards for Accessible Design (US Justice Dept.)

Table 10 shows the total number of spaces, ADA spaces required and ADA spaces provided in
public parking lots in the study area.
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Table 10: ADA Parking Spaces in Public Parking Lots
Lot/
Location
Zenk Lot
City Hall Garage - 922 Machin
City Hall Surface - 922 Machin

ADA
Total Spaces Requirement ADA Spaces
42
2
2
25
1
1
33
2
2

Surplus
/Deficit
0
0
0

Source: 2013 California Building Code, 2010 ADA Standards for Accessible Design (US Justice Dept.)

There are currently no adopted ADA requirements for the provision of accessible on-street
parking spaces, however, standards have been put forth and are awaiting adoption. These
standards, if adopted, would generally require one on-street ADA space per 25 on-street
spaces on a block, with a minimum of one ADA space per blockface with parking. Similar to
the off-street requirements, this likely will apply to new construction only, however the City of
Novato has proactively been adding on-street ADA spaces in the downtown, including 6
spaces on Grant Avenue, 3 spaces on Sherman Avenue, 2 spaces on Reichert Avenue, and
one each on 1st Street, 5th Street, Vallejo Avenue and Sweetser Avenue.
SHORT-TERM SPACES
15-MINUTE SPACES
There are 6 15-minute spaces in the study area, on the east side of Redwood Boulevard just
north of Grant Avenue. Given the uses nearest to these spaces (auto body shop and
restaurant), the intention of these time-limited spaces is unclear. These spaces were all
observed to be used by auto body shop vehicles in various states of repair, with no turnover of
spaces during business hours, throughout the weekday survey day.
30-MINUTE SPACES
Of the 523 on-street parking spaces east of Redwood in the study area, 19 spaces (4%) are
designated for parking durations of 30-minutes or less. The majority of these spaces are on
Grant Avenue between Reichert Avenue and Scott Court, and serve uses where customers
often have to bring heavy equipment in/out of the store (Buck’s Saw Service, Old Town Glass,
Marin Color II).
While restrictions of this short duration are extremely difficult to enforce, on the day these
spaces were surveyed most vehicles were parked for less than 30 minutes, with the exception
being the spaces on Scott Court which were observed to be occupied by the same vehicles
for 3-6 hours. These vehicles can reasonably be assumed to belong to employees of nearby
businesses. In other business districts we typically hear that time limits of this nature are too
short. However in conversations with some business owners in Novato, these owners said that
these short-term spaces served the needs of their quick turnover customers. The peak number
of vehicles observed in these spaces was 18 cars.
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TWO-HOUR SPACES
The two-hour spaces on Grant Avenue east of Redwood Boulevard were 95% occupied during
the weekday peak at 1:00 PM. Overall, the two-hour spaces east of Redwood Boulevard were
90% occupied during the peak. As discussed previously, the two-hour time limit was generally
adhered to on Grant, but on side streets, particularly Machin Avenue, vehicles were observed
parking in two-hour spaces all day.
FOUR-HOUR SPACES
There are 10 four-hour spaces on Sherman Avenue. These were observed to be 100% full
during the weekday peak. We note that time restrictions of this nature are challenging to
enforce and there is a possibility that the spaces are used by employees who move their cars
once during the day.
SHORT-TERM SPACES – CONCLUSION AND RECOMMENDATION
The purpose of time limited parking spaces is to ensure their availability as the most convenient
spaces for customers patronizing nearby businesses. Without these restrictions, or their
enforcement, convenient parking is usually dominated by employees to the customers’
detriment. As noted, short-term time limits are difficult to enforce, but for some spaces in
Downtown Novato, drivers are respecting the restrictions.
Given the apparent surplus of private off-street parking in Downtown Novato coupled with
relatively high on-street occupancy, especially along Grant Avenue, the existence of the
short-term spaces we have discussed appears to be crucial. Not having designated shortterm parking spaces could mean that customers might not find an acceptable space to park,
especially on Grant Avenue east of Redwood Boulevard. Based on our preliminary findings, it
may become necessary to enact and enforce time limits on Grant Avenue west of Redwood
Boulevard in the future, since employees are parking in the currently unrestricted on-street
parking spaces while private off-street lots are underutilized. Additionally, more aggressive
enforcement may at times be necessary on side streets such as Scott Court, Reichert Avenue
and Machin Avenue if the time limits are to be respected.8 As demand for parking in
Downtown Novato increases in the future, there will likely be a need for more time-restricted
spaces and greater enforcement.
PARKING SURVEY OVERVIEW
The objective of this task was to develop a survey aimed at obtaining input about the parking
system from current users. Two surveys were developed by City of Novato staff with input from
Walker, one focused on downtown business owners and the second focused on customers
and visitors to downtown. The surveys were designed to solicit information about parking users’
current perceptions of parking downtown, preferences, and duration of visits. The survey
measured respondents’ reactions to a variety of programs with which to fund public parking in
In the policy recommendations section we recommend adjusting the fee structure for parking citations
such that occasional offenders pay only small fines, but single fines for habitual offenders become
substantial.
8
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downtown Novato. There were 35 respondents to the business survey and 119 respondents to
the resident survey.
The business survey period spanned from October 2, 2014 to October 20, 2014. Post cards
were emailed to all 398 businesses in the City’s Downtown Business Improvement District, and
the Downtown Novato Business Association sent an email reminder on October 17 th. During
that time, 35 surveys were completed by businesses. The customer survey period spanned
from October 6, 2014 to October 31, 2014. During that time, 119 surveys were completed. A
summary of the results is provided on the following pages.
The original surveys were designed by the City with input from Walker Parking Consultants and
distributed by the City of Novato. The business survey was administered through an online
questionnaire using the website SurveyMonkey and the customer survey was done through
Open Novato on peakdemocracy.com. The question types included multiple choice,
psychometric scale (Likert-type scale) and yes/no questions.
SUMMARY OF SURVEY FINDINGS
Responses to most of the questions in the surveys were quantifiable and are shown in the
Appendix.
BUSINESS SURVEY RESULTS
Thirty-five business surveys were completed. The majority of the responding businesses were
retail and office uses. Only one restaurant/café responded to the survey.
Collectively, the business survey respondent’s estimated that approximately 90% of their
employees currently drive to work. Three-quarters of the respondent’s indicated that their
business had private parking. Typically businesses with insufficient or no private parking park in
on-street public parking spaces; however many respondents felt that there is a lack of longterm parking in downtown Novato, and there are concerns about the distance between
available public parking and businesses.
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Figure 6: Maximum Preferred Walking Distance – Business Employees
Three Blocks or
More
Two and a Half
9%
Blocks
8%

One Block
37%
Two Blocks
29%

One and a
Half Blocks
17%

Source: City of Novato Business Questionnaire “What is the maximum distance you and your employees would be
willing to walk from public parking to your place of business assuming one block is 300-feet?”, 2014

Seventy-Seven percent of respondents said their customers raise concern about a lack of
available public parking in downtown Novato. The majority of respondents felt that
acquisition and construction of more public surface lots or a parking structure is the best way
to improve the availability and supply of public parking, and that they should be funded by
Municipal Bonds.
CUSTOMER SURVEY RESULTS
Consistent with the general parking preferences that we have observed in traditional
downtowns, on-street parking was the most utilized place to park and a majority of drivers
prefer to park nearest to their destination. However, downtown customers responding to the
survey did indicate a willingness to walk longer distances than downtown employees.
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Figure 7: Maximum Preferred Walking Distance – Downtown Customers
Three Blocks or
More
14%
One Block
18%

Two and a
Half Blocks
15%

One and a
Half Blocks
15%

Two Blocks
38%

Source: City of Novato Customer Questionnaire “What is the maximum distance you would be willing to walk from
public parking to your destination(s) in downtown Novato assuming one block is 300-feet?”, 2014

Survey results indicate that customers perceive a lack of public parking in downtown Novato,
as roughly half of respondents said they frequently have difficulty finding an available public
parking stall with another 30% occasionally having difficulty, and approximately half of
respondents indicated that this lack of parking discourages them from visiting downtown
Novato.
Customer respondents generally felt that the currently posted time limits are acceptable, and
the most popular options for improving the availability and/or supply of public parking were
acquisition and construction of a surface parking lot(s), acquisition and construction of a
parking structure(s) and other (removing the trees on Grant Avenue). Respondents were split
on the efficacy of improved bicycling parking facilities. The most common comment from
customer respondents was dissatisfaction with the decision to remove some on-street parking
on Grant Avenue in favor of trees.
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CONSIDERING FUTURE PARKING
Using current parking conditions and the input provided by downtown stakeholders, we seek
to establish a framework to address issues related to the demand for and supply of parking as
changes occur in the future. The purpose of this section, and ultimately our recommendations,
is to discuss possible changes in downtown that would impact parking in order to address
related issues and opportunities. We have identified three considerations that will impact the
demand for parking in the future and impact how the supply is used:




Impacts of current vacancies being filled
Impacts of future development
Walking distances within the area

The analysis of current conditions demonstrated a significant surplus of parking spaces within
Downtown Novato. Some of these surplus spaces are located in privately owned parking
facilities but nonetheless represent a real value and opportunity to park additional land uses.
FUTURE PARKING DEMAND
Future parking demand in the downtown was projected by adding the parking demand
projected for seven existing significant building vacancies in the downtown study area and
four vacant parcels that could be occupied or developed in the future. The significant
vacancies and potential projects considered in this section are listed in Table 11 and the
locations of the vacancies/projects are shown in Figure 8. The development projections
contained in Table 11 are potential development types and floor areas based on existing
zoning; no projects have been proposed or approved for the sites listed in the table as future
projects.
Table 11: Vacancies and Potential New Development

1
2
3
4
5
6
7
8
9
10
11

Vacancy

Projected Land Use

999 Grant Ave.
7370 Redwood Blvd.
924 Grant Ave. (Novato Theater)
1107 Grant Ave. (Pini Hardware)
900-908 Sherman Ave. (Civic Center)
917 Sherman Ave. (Civic Center)
908 Machin Ave. (Civic Center)
Future Project/Location
Depot Lot Parcel
Mission Lodge Redevelopment
Novato Properties LLC (1st/Olive)
Fonseca (1049 1st Street)

4,275 square feet retail, 4,275 square feet restaurant
3,945 square feet retail
250 Seat Theater
13,500 square feet retail, 4,500 square feet restaurant
3,500 square feet office
2,400 square feet office
8,860 square feet public assembly space
Projected Land Use
6,500 square feet retail, 6,500 square feet office
6,612 square feet retail, 6,612 square feet office
6,100 square feet retail, 6,100 square feet office
1,000 square feet office, 6 1-bedroom apartments

Source: City of Novato, 2014
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Figure 8: Location of Vacancies and Potential New Development

Source: Walker Parking Consultants, 2014

The projects, related assumptions, and the projected parking demand for each, are listed
below. We then combine the projects together in a shared parking model to demonstrate the
overall parking impact on downtown.
SHARED PARKING ANALYSIS
We project parking demand for the projects together and then combined using the
Walker/Urban Land Institute (ULI) Shared Parking Model. Walker led the research effort to
update the most recent ULI Shared Parking Model in 2005. Walker’s internal shared parking
model is based on the ULI model but includes more detail, data points and specific land uses.
We then localize the model based both on conditions we observe “on the ground” and within
the individual developments.
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WALKER/ULI SHARED PARKING METHODOLOGY SUMMARY
Shared parking is the use of a parking area to serve two or more individual land uses without
conflict or encroachment. The ability to share parking spaces is the result of several conditions
including:
1. Variations in the accumulation of vehicles by hour, by day, or by season at the
individual land uses;
2. Relationships among the land uses that result in visiting multiple land uses on the same
trip; and
3. The availability of alternatives to access a destination.
We recognize that land uses within each development may, in some cases, generate parking
demand differently but for the purpose of this analysis the same assumptions are used for
each land use. In order to be cautious, some of our ratios have been set conservatively high.
They include the following:
Table 12: Shared Parking Model Assumptions by Land Use

Land Use
Retail/Commerical Space
Employee
Restaurant
Employee
Theater
Employee
Office
Employee
Residential
1-bedroom
Visitor

Parking Space Parking Space
Base Ratio at
Base Ratio at
peak
peak
(Weekday)
(Weekend
2.9
3.2
0.7
0.8
9
12.75
1.5
2.25
0.3
0.33
0.07
0.07
0.3
0.03
3.25
0.33
First space per unit reserved
1.5
1.5
0.1
0.15

Metric

Drive Ratio

NonCaptive

/ksf GLA
/ksf GLA
/ksf GLA
/ksf GLA
Seats
Seats
/ksf GLA
/ksf GLA

95% - 100%
79% - 84%
95% - 100%
79% - 84%
95% - 100%
79% - 84%
95% - 100%
89% - 94%

90%
100%
60% - 90%
100%
100%
100%
100%
100%

/du
/du

97%
95 - 100%

100%
100%

Time of
day/week
/month

Varies

Source: Walker/ULI Shared Parking Model, 2014.

999 GRANT
The 999 Grant project was completed in 2013 and is partially occupied. The City provided
vacancy information for the property for June 2014, when parking counts occurred:


Retail/Restaurant – 8,550 square feet vacant

In the shared parking model, we assume that half of the vacant space is occupied by a
restaurant, and the other half, by retail. Based on these assumptions, as a standalone
development, we preliminarily project peak parking demand for the vacant portion of the
development to be 41± spaces on a weekday evening and 67± spaces on a weekend
evening. Since this project is already built, and its parking supply and occupancy were
accounted for in the fieldwork, there is no new planned supply. The parking demand
associated with the vacant space will be partially accommodated in the project’s parking lot,
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with the remainder parking in the downtown at large. A summary of this parking demand is
shown in the following table.

Table 13: Parking Demand 999 Grant Vacancies
999 Grant
Peak Demand
Parking User Groups
Customer/Guest All Uses
Employee, All Uses
Reserved Resident
Total Typical Day No Event
Planned New Supply
Parking Spaces Surplus/Deficit

Weekday
34
7
0
41
0
-41

Weekend
57
10
0
67
0
-67

Source: Walker Parking Consultants, 2014

7370 REDWOOD
There is a retail vacancy totaling 3,945 square feet in the 7370 Redwood building. Based on
this assumption, as a standalone development, we preliminarily project peak parking demand
for the vacant portion of the development to be 11± spaces on a weekday afternoon and 13±
spaces on a weekend afternoon. This project is already built, and its parking supply, which is
code-conforming and occupancy were accounted for in the fieldwork. The parking demand
associated with the vacant space will be partially accommodated in the project’s parking lot,
with the remainder parking in the downtown at large. A summary of this parking demand is
shown in the following table.
Table 14: Parking Demand 7370 Redwood Vacancies
7370 Redwood
Peak Demand
Parking User Groups
Customer/Guest All Uses
Employee, All Uses
Total Typical Day No Event

Weekday
9
2
11

Weekend
11
2
13

Source: Walker Parking Consultants, 2014

NOVATO THEATER
The Novato Theater is in currently closed, but in the process of obtaining funds to restore the
theater use, with up to 250 seats anticipated. Based on this assumption, as a standalone
development, we preliminarily project peak parking demand for this site to be 85± spaces on
a weekday evening and 98± spaces on a weekend evening. With no dedicated parking, the
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parking demand associated with the Novato Theater would have to be accommodated in
the downtown at large. A summary of this parking demand is shown in the following table.
Table 15: Parking Demand Novato Theater
Novato Theater
Peak Demand
Parking User Groups
Customer/Guest All Uses
Employee, All Uses
Reserved Resident
Total Typical Day No Event
Planned New Supply
Parking Spaces Surplus/Deficit

Weekday
71
14
0
85
0
-85

Weekend
83
15
0
98
0
-98

Source: Walker Parking Consultants, 2014

1107 GRANT (FORMERLY PINI HARDWARE)
The site of the former Pini Hardware store contains 18,000 square feet, along with a chained in,
30-space, parking lot that could be redeveloped/re-tenanted as retail, restaurant or services
commercial. In the shared parking model, we assume that one-quarter of the vacant space
is occupied by a restaurant, and the other three-quarters, by retail. Based on this assumption,
as a standalone development, we preliminarily project peak parking demand for this site to be
67± spaces on a weekday afternoon and 97± spaces on a weekend afternoon. The parking
demand associated with the vacant space will be partially accommodated in the project’s
parking lot, with the remainder parking in the downtown at large. A summary of this parking
demand is shown in the following table.
Table 16: Parking Demand 1107 Grant Vacancy
1107 Grant (Pini)
Peak Demand
Parking User Groups
Customer/Guest All Uses
Employee, All Uses
Reserved Resident
Total Typical Day No Event
Planned New Supply
Parking Spaces Surplus/Deficit

Weekday
54
13
0
67
30
-37

Weekend
80
17
0
97
30
-67

Source: Walker Parking Consultants, 2014

900, 908 & 917 SHERMAN
These buildings, located in the Civic Center, are currently vacant and need significant
upgrades before they can be repurposed. If repurposed, the three buildings would have a
total of 5,700 square feet of office space. Based on this assumption, as a standalone
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development, we preliminarily project peak parking demand for these sites to be 20± spaces
on a weekday afternoon and 3± spaces on a weekend afternoon. The parking demand
associated with the vacant space would be accommodated in the downtown at large. A
summary of this parking demand is shown in the following table.
Table 17: Parking Demand 900, 908 and 917 Sherman Vacancies
900, 908, 917 Sherman
Peak Demand
Parking User Groups
Customer/Guest All Uses
Employee, All Uses
Reserved Resident
Total Typical Day No Event
Planned New Supply
Parking Spaces Surplus/Deficit

Weekday
2
18
0
20
0
-20

Weekend
0
3
0
3
0
-3

Source: Walker Parking Consultants, 2014

908 MACHIN
This building located in the Civic Center is currently vacant and needs significant upgrades
before it can be repurposed. If repurposed, the building would serve as a public assembly
space, totaling 8,860 square feet. For the purposed of the Shared Parking Model, it was
assumed that there would be roughly 133 seats, and that a public assembly space generates
parking demand in a similar manner to a Theater; i.e. typically evening demand. Based on
this assumption, as a standalone development, we preliminarily project peak parking demand
for this site to be 45± spaces on a weekday evening and 52± spaces on a weekend evening.
The parking demand associated with the vacant space would be accommodated in the
downtown at large. A summary of this parking demand is shown in the following table.
Table 18: Parking Demand 908 Machin Vacancy
908 Machin
Peak Demand
Parking User Groups
Customer/Guest All Uses
Employee, All Uses
Reserved Resident
Total Typical Day No Event
Planned New Supply
Parking Spaces Surplus/Deficit

Weekday
38
7
0
45
0
-45

Weekend
44
8
0
52
0
-52

Source: Walker Parking Consultants, 2014
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DEPOT PARCEL
The downtown depot parcel, located on the eastern edge of downtown could be developed
as retail space with 2nd floor office. In the shared parking model, we assume it could be
developed as 6,500 square feet of office space above 6,500 square feet of retail space, and
that approximately one-third of code required parking would be provided by this on-site
parking waiver eligible property. Based on these assumptions, as a standalone development,
we preliminarily project peak parking demand for the development to be 43± spaces on a
weekday afternoon and 25± spaces on a weekend afternoon. The parking demand
associated with the development would be partially accommodated in the project’s parking
lot, with the remainder parking in the downtown at large. A summary of this parking demand is
shown in the following table.
Table 19: Parking Demand - Depot Parcel Development

Parking User Groups
Customer/Guest All Uses
Employee, All Uses
Reserved Resident
Total Typical Day No Event
Planned New Supply
Parking Spaces Surplus/Deficit

Depot Parcel
Peak Demand
Weekday Weekend
18
18
25
7
0
0
43
25
16
16
-27
-9

Source: Walker Parking Consultants, 2014

MISSION LODGE PARCEL DEVELOPMENT
The former site of the Mission Lodge, located at the intersection of Redwood & Diablo, could
be developed as retail space with 2nd floor office. In the shared parking model, we assume it
could be developed as 6,612 square feet of office space above 6,612 square feet of retail
space, and that all code required parking would be provided on-site. Based on these
assumptions, as a standalone development, we preliminarily project peak parking demand for
the development to be 43± spaces on a weekday afternoon and 25± spaces on a weekend
afternoon. The parking demand associated with the development would generally be
accommodated in the project’s parking lot. A summary of this parking demand is shown in
the following table.
Table 20: Parking Demand – Mission Lodge Parcel Development
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Mission Lodge
Peak Demand
Parking User Groups
Customer/Guest All Uses
Employee, All Uses
Reserved Resident
Total Typical Day No Event
Planned New Supply
Parking Spaces Surplus/Deficit

Weekday
18
25
0
43
41
-2

Weekend
18
7
0
25
41
16

Source: Walker Parking Consultants, 2014

NOVATO PROPERTIES, LLC PARCEL DEVELOPMENT (1ST/OLIVE)
The Novato Properties LLC Parcel, located at the intersection of 1 st & Olive, could be
developed as retail space with 2nd floor office. In the shared parking model, we assume it
could be developed as 6,100 square feet of office space above 6,100 square feet of retail
space, and that all code required parking would be provided on-site. Based on these
assumptions, as a standalone development, we preliminarily project peak parking demand for
the development to be 40± spaces on a weekday afternoon and 24± spaces on a weekend
afternoon. The parking demand associated with the development would generally be
accommodated in the project’s parking lot. A summary of this parking demand is shown in
the following table.
Table 21: Parking Demand – Novato Properties LLC Parcel Development
Novato Properties
Peak Demand
Parking User Groups
Customer/Guest All Uses
Employee, All Uses
Reserved Resident
Total Typical Day No Event
Planned New Supply
Parking Spaces Surplus/Deficit

Weekday
19
21
0
40
38
-2

Weekend
17
7
0
24
38
14

Source: Walker Parking Consultants, 2014

FONSECA PARCEL DEVELOPMENT (1049 1ST STREET)
The Fonseca Parcel, located at 1049 1st Street, could be developed as residential over office.
In the shared parking model, we assume it could be developed as 1,000 square feet of office
below six one-bedroom apartments, and that all code required parking would be provided
on-site. Based on these assumptions, as a standalone development, we preliminarily project
peak parking demand for the development to be 11± spaces on a weekday afternoon and
10± spaces on a weekend afternoon. The parking demand associated with the development
would generally be accommodated in the project’s parking lot. A summary of this parking
demand is shown in the following table.
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Table 22: Parking Demand – Fonseca Parcel Development
Fonseca
Peak Demand
Parking User Groups
Customer/Guest All Uses
Employee, All Uses
Reserved Resident
Total Typical Day No Event
Planned New Supply
Parking Spaces Surplus/Deficit

Weekday
0
2
9
11
10
-1

Weekend
1
0
9
10
10
0

Source: Walker Parking Consultants, 2014

SUMMARY OF FUTURE PARKING DEMAND
The section above projected each vacancy/future development’s peak parking demand as
a standalone, primarily suburban style development, based on the projected land use.
However, not every vacancy/future development’s projected peak period of parking
demand coincides with the existing peak period of parking demand currently experienced in
downtown Novato. Uses such as the Novato Theater have nighttime and weekend peaks,
whereas the downtown as a whole experiences peak demand around lunchtime on a
weekday, and this weekday peak is noticeably higher than weekend parking demand. In this
case, adding the peak parking demand for each vacancy/future development as a
standalone project would overestimate their cumulative impact on projected parking
demand. Therefore, the vacancies and future developments have been combined into one
shared parking model to determine the total amount of parking demand added to the
downtown during both the weekday peak and weekend peak.
Table 23 shows the results of the parking demand model for all vacancies/future
developments combined for the following three scenarios:




No Development of the Depot lot
Development of the Depot lot with retail/office
Depot lot converted to a 75-space parking lot

When combined in the Shared Parking Model, the projected afternoon peak hour of weekday
demand for the vacancies/future developments occurs at 1PM, and the projected afternoon
peak hour of weekend demand occurs at 2PM, which closely mirrors the observed peak
parking demand at 1PM on both survey days.
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Table 23: Parking Demand – All Vacancies/Developments
Total Development
(No Depot Lot Dev)
Peak Demand
Parking User Groups
Customer/Guest All Uses
Employee, All Uses
Total Typical Day No Event
Planned New Supply
Parking Spaces Surplus/Deficit

Weekday
131
99
230
119
-111

Weekend
233
76
309
119
-190

Total Development
Peak Demand
Weekday
147
121
268
135
-133

Weekend
251
82
333
135
-198

Total Development
(Depot Lot as Parking)
Peak Demand
Weekday
131
99
230
194
-36

Weekend
233
76
309
194
-115

Source: Walker Parking Consultants, 2014

Table 24 summarizes peak weekday parking occupancy in the study area for existing
conditions and the three “with development” scenarios. The subsequent figures illustrate this
projected parking demand in a heat map format.
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Table 24: Peak Parking Demand – Existing & Future Conditions

Existing
Scenario 1
Scenario 2
Scenario 3

Existing
Scenario 1
Scenario 2
Scenario 3

Existing
Scenario 1
Scenario 2
Scenario 3

On-Street
Inventory Demand Utilization
1101
810
74%
1101
866
79%
1101
908
82%
1101
819
74%

Off-Street
Inventory Demand Utilization
1776
928
52%
1907
1102
58%
1923
1139
59%
1982
1149
58%

On-Street
East of Redwood
Inventory Demand Utilization
523
481
92%
523
517
99%
523
520
99%
523
481
92%
On-Street
Grant East of Redwood
Inventory Demand Utilization
92
83
90%
92
87
95%
92
89
97%
92
83
90%

On-Street
West of Redwood
Inventory Demand Utilization
578
329
57%
578
349
60%
578
388
67%
578
338
58%
On-Street
Grant West of Redwood
Inventory Demand Utilization
97
83
86%
97
86
89%
97
86
89%
97
83
86%

Total
Inventory Demand Utilization
2877
1738
60%
3008
1968
65%
3024
2047
68%
3083
1968
64%

Source: Walker Parking Consultants, 2014

Figure 9: Scenario 1 – Weekday Peak Parking Demand

Source: Walker Parking Consultants, 2014
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Figure 10: Scenario 2 – Weekday Peak Parking Demand

Figure 11: Scenario 3 – Weekday Peak Parking Demand
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FINDINGS
Our preliminary analysis suggests that the number of spaces provided on site by the new
development will need to be augmented by public parking spaces in order to meet projected
parking demand. Our understanding is that this expectation already exists.
For each of the three future scenarios analyzed, on-street parking on Grant Avenue both east
and west of Redwood Boulevard is likely to be over at or over 90% utilized during peak periods.
West of Redwood Boulevard, it is projected that there will still be on-street availability on the
numbered streets north of Grant Avenue, while east of Redwood Boulevard, all on-street
parking between Vallejo and Delong is projected to be close to 100% utilized.
The main source of public parking currently, the Zenk lot, already reaches capacity during
peak periods for existing conditions. In the future scenarios, the currently underutilized public
parking at City Hall is projected to be full as well, and in Scenario 2, the public parking in the
Whole Foods lot is projected to be at full capacity. In Scenario 3, where the Depot Lot is
developed as a 75-space parking lot, the public parking lot at Whole Foods is projected to
remain underutilized, while the Depot Lot is projected to be approximately 70% utilized.
However, given the general unavailability of on-street parking projected during peak periods,
the Depot Lot and Whole Foods public parking may see increased demand above what is
projected.
In all scenarios, existing private lots remain underutilized, while private lots associated with new
development are assumed to be parked to capacity before parking spills over onto the street
and public parking lots.
On an absolute basis, there are technically enough on-street and public parking spaces within
the downtown area as a whole to accommodate the projected increase in parking demand.
However, in both Scenario 1 and Scenario 2, without a shift to existing underutilized private offstreet parking, visitors and employees would be parking as far away as 1st Street for uses east
of Redwood Boulevard.
At the very least, significant parking management and policy efforts would need to take
place to shift current and future parking into the Whole Foods and City Hall public parking
areas and to underutilized private lots from other locations.
WALKING DISTANCES AND ACCOMMODATING FUTURE PARKING DEMAND
Every trip requiring parking begins and ends with a pedestrian trip. Parking and walking are
inextricably tied. The amount of parking supply serving an area or destination depends on how
far visitors and employees are willing to walk.
As part of our design and study of parking facilities, Walker has extensively researched how far
parkers are willing to walk. The answer varies based on a number of factors including the
parking user group (restaurant patron, shopper, commuter, employee, or event attendee),
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the pedestrian-friendliness of the built environment, and weather. Walker has developed levels
of service for various parking user groups and conditions.
Table 25: Walking Distances and Associated Levels of Service

Maximum Walking Distances (in Feet)
Within Parking Facilities
Surface Lot
Structure
From Parking to Destination
Climate Controlled
Outdoors (Covered)
Outdoors (Uncovered)

F

E

Level of Service
D
C

B

A

2,100
1,800

1,750
1,500

1,400
1,200

1,050
900

700
600

350
300

8,000
3,000
2,400

6,600
2,500
2,000

5,200
2,000
1,600

3,800
1,500
1,200

2,400
1,000
800

1,000
500
500

Source: Walker Parking Consultants, 2014

We note that the distances for outdoor locations are based on conditions nationwide. Despite
the generally mild climate in Novato, we recommend using the “Outdoors, uncovered”
standard. Sixteen hundred feet is approximately 0.30 miles. Most drivers would not be
expected or would agree to walk these distances to park, but levels of service (LOS) C and D
would be suitable for some employees, while LOS A and B would be reasonable for some
shoppers. However, the idea that employees should generally accept LOS C/D walking
distances clashes with the business survey where 83% of respondents said the maximum
distance they and their employees would be willing to walk was two blocks (600 feet) or less.
In this case the clash of expectation versus reality may make it difficult to satisfy different user’s
desired walking distances.
Given that Downtown Novato along Grant Avenue has pedestrian-oriented characteristics
that one finds in a park-once district, some customers would be willing to walk more than
1,000’ total during their visit to Downtown if they have desirable destinations to walk to. The
type of development projected for this exercise would in fact increase the number of
destinations in the area and therefore, presumably, the walkability of the area as well.
However it should be noted that Redwood Boulevard, with its approximately 150-foot cross
section, is an impediment to walking between the eastern and western half of Downtown
Novato. The typical block along Grant Avenue is 300 feet long with cross streets such as
Machin Avenue being approximately 40 feet wide.
FUTURE PARKING FACILITY ANALYSIS
One finding of the future development analysis scenarios is that both on-street and off-street
public parking are projected to be full, especially east of Redwood Boulevard, if the
development assumptions outlined come to fruition. Two possible approaches to solving
perceived public parking shortfalls would be to encourage more use of the currently
underutilized private off-street parking through policy changes or to construct additional
parking in Downtown Novato, preferably east of Redwood Boulevard. This section discusses
potential sites for adding future parking capacity if the City decides to pursue this option.
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Walker has preliminarily determined four potential new sites in Downtown Novato for providing
additional public parking in the future as well as the possibility of providing public parking in
three private locations. The seven potential sites, along with a preliminary list of advantages
and disadvantages of each site are included below. A summary of the location and
projected number of parking spaces to be gained from each is shown below.
Figure 12: Possible Locations for Future Parking Facilities and Projected Number of Spaces 9

Source: Walker Parking Consultants and City of Novato, 2015

Depot Lot: Potential Site H
As discussed in the future development section, the Depot lot could potentially be developed
into commercial/office space or it could be converted into a surface parking lot with
In the analysis of possible future development contained in this report, 7416 Redwood Boulevard may
be shown as a possible site for new development with the parking demand for that site incorporated
into total future parking demand projections. This contrasts with the consideration of the site here as
public parking. The assumptions regarding the use of 7416 Redwood Boulevard will be noted in each of
these sections as necessary.
9
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approximately 75 parking spaces. During the course of this parking study, the Lot has been
open to the public. The Depot lot is a good candidate for providing additional parking since it
is already graded and would require minimal investment to pave and stripe for parking.
Additionally, as evidenced in the surveys, there is already an expectation among customers
and businesses that the Depot lot should become a public parking lot. However, the Depot
lot is on the eastern fringe of Downtown Novato and would require good wayfinding and
signage to direct users there. Additionally, due to its location it would not be the first choice
for anyone parking in Downtown Novato, all else equal, and would be better suited as a longterm parking lot for Downtown employees and City employees.
916 Sherman Avenue Potential Site G
916 Sherman Avenue is an approximately 12,500 square foot parcel with a single family home
on the property immediately to the west of the Zenk public parking lot. The City could explore
the purchase of the 916 Sherman property for the purpose of augmenting the Zenk lot. This
could potentially provide a net increase of 35 parking spaces.
908 Machin Avenue (Novato Community House) Potential Site F
As discussed in the future development section, this building, located in the Civic Center is
currently vacant and needs significant upgrades before it can be repurposed into
approximately 8,860 square feet of public assembly space. As an alternative to this
development, the parcel could be converted into an approximately 10,000 square foot
surface parking lot, which could potentially provide 30+ off-street public parking spaces, or it
could be combined with the current City Hall surface parking lot to form one larger
public/private parking lot.
Given the tandem parking spaces that currently exist in the City Hall surface parking lot, it
appears that combining the two lots would not result in additional efficiencies that would
create more parking spaces than if the two lots remained separate. It is possible, however,
that in such a scenario the existing tandem spaces in the City Hall lot could become standard
spaces and thereby be made more accessible for use by the general public.
A second option for providing parking on this parcel while maintaining/restoring the existing
building would be to create a subterranean level of parking beneath the building.
A third parking option for the site would include removal of the building, combination of the lot
with the existing City Hall lot and creation of two-level parking deck (one at grade and one
level above grade).
This parcel is conveniently located to the most impacted portion of Downtown Novato in
terms of parking supply, and is much more visible and accessible than the DEPOT lot.
Converting this parcel to surface parking would involve demolition and removal of the existing
structure, as well as the loss of existing landscaping and trees, making it a more expensive
option than the DEPOT lot which is already graded for parking. Additionally, the planned
39

DOWNTOWN NOVATO
PARKING STUDY & STRATEGY PLAN
AUGUST 13, 2015

33-1805.00

public assembly space use may be an important component of the Civic Center in the future,
hosting community meetings and other events.
Of the three potential options presented for this site, creation of a surface lot is likely the least
costly, while creation of a subterranean level would be the most costly. The option to
construct a two-level parking deck would also incur greater costs, and may not be
aesthetically pleasing, additionally the ramp required to get to the second level of such a
small structure may make the structure inefficient overall.
1107 Grant Avenue (formerly Pini Hardware) Potential Site A
As discussed in the future development section, 1107 Grant Avenue is the site of the former Pini
Hardware store and contains 18,000 square feet of building space along with a chained in, 30space parking lot that could be redeveloped/re-tenanted as retail, restaurant or services
commercial. As an alternative to this redevelopment, the existing vacant buildings could be
demolished and the existing parking lot incorporated into an approximately 34,000 square foot
surface parking lot which could potentially provide 100+ off-street public parking spaces.
However, this parcel is west of Redwood Boulevard, and would serve the portion of Downtown
Novato this is not anticipated to experience serious parking perception issues.
The
redevelopment of this site is one of the few changes expected in the Western half of
Downtown, converting the parcel to parking would add capacity to an area that would not
need additional parking. Additionally, the City would have to acquire the land and demolish
the existing structures before a surface parking lot could be created.
858 Grant Avenue (Potential Site D), 861 Grant Avenue (Potential Site E) and 877 Sweetser
Avenue (Potential Site C)
The City could consider leasing underutilized private parking lots for public parking or
downtown employee parking. Both 858 Grant Avenue and 877 Sweetser Avenue have
approximately 25 parking spaces, while 861 Grant Avenue has approximately 17 parking
spaces. 858 and 861 Grant were typically 40-50% full during the peak period of parking
occupancy observed during the counts, while 877 Sweetser peaked at 17% occupancy.
This option would be relatively low cost, depending on the lease rates obtained, however it
could create perverse incentives for private lot holders. For example, the existing parking
demand in these lots would still need to be accommodated downtown, so in a sense the City
might be leasing spaces from a business, just to have the employees/customers of the business
park there. In the case of 877 Sweetser, it is unclear if the business is overparked today, or if
employees are parking on the surrounding streets instead of in the parking lot. Again, the City
leasing the lot would encourage the business to have its employees park on the street in order
to be able to lease the lot to the City. Lastly, the City would still need to improve wayfinding,
to encourage people to use the lots behind the stores on Grant Avenue; which is something
that can be accomplished regardless of whether the lot is leased out or not.
Table 26 summarizes the potential sites for providing future public parking.
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Table 26: Potential Future Public Parking Site Summary
Potential Future
Publicly Owned
Parking
Location

Approximate
Space Gain

Visibility

Proximity to High
Demand
Locations

Depot Lot
916 Sherman
908 Machin

75
35
30

Low
High
High

Moderate
High
Moderate-High

1107 Grant (Pini)

71

High

Low

Relative Cost

Ease of
Implementation

Inexpensive
Moderate
Moderate
ModerateInexpensive

Easy
Moderate
Moderate
ModerateEasy

Source: Walker Parking Consultants, 2014

SIGNAGE
As we have discussed, the perception of parking availability is what drivers tend to accept as
reality. If parking is available, but difficult to find or access, a driver will believe that parking is
challenging in that area. We feel that Downtown Novato could offer better signage directing
drivers to the public parking areas at City Hall and in the Whole Foods structure.
Drivers approaching the Downtown area need visible signage that directs them to these
parking areas. This signage is appropriate near the highest volume intersections. Once within
the lot, signs should alert drivers to time restrictions or other special instructions. There should
also be pedestrian signage on Grant Avenue that directs drivers back to the public lots. We
discuss this issue in greater detail in the recommendation section at the end of the report.
FUNDING OPTIONS
Based on our analysis of the parking system, below we discuss several options for funding
parking in Downtown Novato.
PARKING ASSESSMENT DISTRICT
In a parking assessment district, property owners are assessed in order to generate a revenue
stream which is then leveraged for funding parking improvements.
Advantages of Parking Assessment program:
Overall, funding the public parking with property assessments can have significant benefits
including the following:


Consistent revenue stream. A parking assessment program would provide a consistent
revenue stream to fund the maintenance and potentially the planned capital project
to create new public off-street surface parking in Downtown Novato. Revenue from this
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program would not depend on future development. While an assessment could allow
for bonded debt to construct new parking facilities in the form of a revenue bond, in
our experience cities prefer a general obligation bond in such instances due to what
may be the potential for a lower interest rate.
Fairness. Property owners pay for the benefit they receive, including provisions in which
those properties located in closest proximity to the parking lots can pay more than
those for whom use of the lots is less convenient. Further, seeing as the lots benefit
Downtown businesses, residents and businesses throughout the City need not contribute
financially to their upkeep, as is the case if the facilities are funded by the General
Fund.

Disadvantages of Parking Assessment Program:
The passage of Proposition 218 in California resulted in the requirement that assessment levies
follow strict guidelines of special and general benefit and that all benefited properties be
assessed. In the context of a parking district, in which a large number of properties would
potentially benefit (including publicly owned parcels) approval of this kind of assessment has
become increasingly rare and difficult, making this method of funding parking largely
unviable.
Conclusion:
We recognize the challenges associated with authorizing assessments as a result of Proposition
218, but suggest that, given the benefits, it would be worthwhile provided that it is politically
viable.
PARKING BENEFIT DISTRICT
A parking benefit district (PBD) is a relatively new policy idea in which parking revenue, or a set
portion of the revenue, generated within the district remains in the district for the purpose of
providing public improvements. In this sense, some revenue from parking is “localized.”
A PBD differs from a parking assessment district due to how it is funded. A parking assessment
district is funded by an assessment on property owners within the district that provides a
revenue stream for improvements. A PBD is funded by revenue from paid parking options,
such as parking meters.
PBDs are typically created by City ordinance, with the ordinance stipulating what percentage
of net parking revenue generated within the PBD be used to fund neighborhood
improvements. An advisory council, consisting of representatives of businesses and the
residential community is created and charged with developing a project list based on
community input. If paid parking does not already exist within the new PBD, parking meters or
other paid parking is deployed. A Public relations plan is formulated to explain the role of the
paid parking and articulate how revenue will be utilized to benefit those within the PBD.
Where paid parking exists, the policy typically starts with increasing the price of on-street
parking in order to create turnover of spaces and better manage the parking supply. Political
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support for the district and its policies is earned by earmarking all or a set portion of the
increased revenue to improvements within the district. A board of stakeholders is typically
given an advisory if not active decision making role with regard to the funds, providing an
incentive to make what may otherwise be politically unpopular but ultimately a beneficial
decision with regard to parking management and funding. The revenue typically goes first to
funding off-street parking facilities and/or street improvements, but may also be used for street
trees, sidewalk repairs and other improvements.
Given that all public parking is free in Downtown Novato, we recognize the limitations of a PBD
in Downtown Novato although some aspects of this kind of parking funding and management
strategy could be helpful.
Advantages of PBDs:
In the case of Downtown Novato, some characteristics of a PBD could be useful. These
include:


Stakeholder involvement and political support: Whether in an advisory capacity to the
City or actually allocating some funds, a PBD creates buy in and increases knowledge
of the issues among stakeholders who tend to take ownership of parking and funding
issues within the district.

The most frequently cited case of a successful parking benefit district is that of Old Pasadena
although the district was one of several parking policies instituted. The parking policies were
ultimately part of a larger revitalization plan.
Disadvantages of PBDs
Much of the effectiveness of PBDs come from the fact that their stakeholders are incentivized
to properly manage parking based in part on the secondary parking revenue they generate.
In the case of Downtown Novato, this revenue would likely be relatively small.
Conclusion – PBD
Features of PBD programs would benefit Downtown Novato, the management of its parking
system and its stakeholders. We recommend that the features that promote more active and
comprehensive management of the parking system be incorporated into the overall
Downtown Novato parking system management and funding plan.
IMPLEMENTATION OF PAID PARKING (METERS) ON GRANT AVENUE
Many of the benefits of a PBD are derived from the use of revenue from paid parking to
improve the district in which the revenue is generated. There is currently no paid parking in
downtown Novato, and therefore; a PBD would have no revenue with which ti enact quality
of life and experience improvements in the Downtown.
While the results of the occupancy study show that throughout downtown there is a large
surplus of private off-street parking spaces, on-street parking, particularly on Grant Avenue
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east of Redwood Boulevard is in high demand. There is the potential for paid on-street parking
on this portion of Grant Avenue to generate revenue to support creation of a PBD and
implementation of community improvements.
However, there are counter arguments to paid parking as well. Comments regarding paid
parking in the surveys were generally against the idea of paid parking downtown. Parking
demand could shift to private off-street lots while the metered spaces go underutilized.
Businesses will most likely argue that implementation of paid parking poses a dire risk to their
economic prospects and that people will shift their shopping and spending to other parts of
Novato. The benefits of a PBD and implementation of paid parking would have to be
broadcast clearly and effectively to achieve stakeholder buy in and approval.
As briefly mentioned in the PBD section above, one of the most successful examples of this
approach is Old Pasadena in the City of Pasadena, CA. Parking meters were installed in Old
Pasadena in 1993. Businesses, which were at first opposed to the idea, came onboard after
the City promised to reinvest the net revenue from the parking meters directly into the
community; on a street-by-street basis (only streets participating in the meter program were
improved with revenue from the program).
Over the next decade, Old Pasadena
transformed from a rundown area to a top regional dining and retail destination.
PARKING EFFICIENCIES AND PROJECTED ANNUAL REVENUE FROM A PAID PARKING PROGRAM
Because the economic benefits and cost savings that result from the efficient management of
a parking space is, in nearly all cases, greater than the revenue that a parking space can
generate, paid parking is typically recommended as a parking management tool first and
secondarily as a source of revenue. Nonetheless, charging for parking generates revenue
which should be directed first to maintaining, operating and when necessary augmenting the
parking supply, and represents funding that is needed to sustain public parking in Downtown
Novato.
REVENUE FROM PAID PARKING
Our analysis of paid parking in Downtown Novato utilizes the following assumptions:






The potential metered area generally includes parking spaces on Grant Avenue
between Machin Avenue and Reichert Avenue
The potential metered area includes 58+ parking spaces. This total excludes ADA
spaces which would be planned to be part of the meter program.
Meters will be in operation eight hours per day (11:00 AM to 7:00 PM), five days per
week;
An average paid occupancy rate of 40% during hours of enforcement is assumed
throughout the year for all metered spaces10; and
Parking rates are assumed to be $0.75 per hour, with a three hour time limit typical
among the spaces.

The low average rate assumed takes into account low-demand times of the day and year in
Downtown Novato, and shifting of demand to other parking areas.
10
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Based on these assumptions we calculate $602± gross revenue annually per metered on-street
parking space.
Assuming the metering of the 58+ selected on-street spaces, we project annual gross revenue
of $34,900±.
Creating paid parking may increase opportunities for non-compliance and therefore
additional citations being issued, which would increase enforcement revenue. Enforcement
of paid parking is easier than enforcement of timed restricted parking as time restricted
parking requires two enforcement passes to be able to issue a ticket rather than one.
EXPENSES ASSOCIATED WITH PAID PARKING
Significant costs are associated with the implementation of a free-to-paid parking system. In
order to ensure that a paid parking system in Downtown Novato will not only cover costs, but
also generate additional revenue we project these costs using the following assumptions:




On-street parking spaces are assumed to be enforced using credit card capable
multispace meter (MSM) technology. 11
For on-street parking we assume one MSM unit per block face or roughly one unit per 9
parking spaces.
The cost per multispace meter is assumed to be $9,000 per unit including installation.

Based on our assumptions we project the net revenue for the proposed paid parking program
upon stabilization to be approximately $19,600± per year. No increased costs of enforcement
are assumed as part of this program. Metered parking is significantly more efficient to enforce
than time limits, which require two visits to a space (the first for “chalking” and the second to
determine an overstaying of the time limit) compared to enforcing a metered space, which
requires simply identifying expired meters.

A single space meter (SSM) system with credit card acceptance capabilities was also considered.
Some drivers like the SSM’s intuitive features of a traditional parking meter. Others dislike the street
clutter. While the cost per unit is lower, total cost of the system is projected to be 25% to 50% more. In
addition, the MSM system facilitates the use of LPR enforcement and related pay-by-phone features.
11

45

DOWNTOWN NOVATO
PARKING STUDY & STRATEGY PLAN
AUGUST 13, 2015

33-1805.00

Table 27: Annual Projected Revenue from Proposed Paid Parking Program
Proposed Paid Parking - Meter Grant Between Machin and Reichert 11AM-7PM
$0.75/hr
Projected Revenue Selected On-street Block Faces (58 Spaces)

$34,939

Operating Expenditures
Estimated Machine and Signage Cost (Eight Year Amortization)
Annual Mgmt. & Paper Fees
CC Processing Fees (50% of revenue@10%)
Total Projected Paid Parking Expenditures

$8,072
$5,460
$1,747
$15,279

Projected Surplus/(Deficit) from Paid Parking

$19,660

Source: Walker Parking Consultants, 2015

We project that a paid parking program would provide a positive revenue source to the
parking system’s operating budget. We recommend that these funds first be reinvested in
measures to provide needed maintenance on existing parking assets and the improvement of
the performance of the parking system.
PARKING IN-LIEU FEES
In-lieu fees are a mechanism for financing parking that is used in cities throughout the country
and particularly in mid-sized to small California cities. A city charges a developer a fee in lieu
of each required parking space that the developer does not build. Practically speaking, a city
which uses a system of in-lieu fees must have specific minimum parking requirements in place
in order to determine the amount of the fee that the developer would have to pay, which
Novato does.
Section 19.30.050 of the Novato Municipal Code does allow for required parking to be
reduced or waived for projects within the Downtown (D) Overlay when the property owner
executes an agreement with the City to pay a parking in-lieu fee, the amount of which is
established by resolution of the City Council.
For example, the minimum parking requirement for a commercial space is 3.0 parking spaces
per 1,000 square feet and the City has set the parking in-lieu fee for the area at $10,000 per
space. A developer wants to build a 7,000 square foot commercial building. The developer
could build the minimum 21 parking spaces as part of the development or pay, in this
example, $10,000 per space. The in-lieu fees go into a fund that the City uses to fund the
development of public parking facilities. Depending on how the program is structured, the
developer could also pay only for those spaces that he/she could not provide on the site. In
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California cities, Walker has seen parking in lieu fees that range from less than $10,000 per
space up to $60,000 per space.
Practically speaking, a project cannot be exempt from the in-lieu fee program. It must pay the
required in-lieu fee or provide its own parking.
If the size or shape of the parcel being developed creates a situation that makes
incorporating parking spaces difficult and/or expensive, the developer might gladly pay the
in-lieu fee. In some instances, a developer may choose to provide as many spaces as he/she
can build for less than the price of the in-lieu fee. Then, once the marginal cost per provided
space goes above the in-lieu fee, he/she would choose to pay the fee instead of building the
more expensive parking spaces. In this way, developers may choose to build a portion of their
required spaces and pay in-lieu fees to satisfy the requirement for the remaining spaces that
are more expensive to build.
In-lieu fees are not necessarily set as the cost of providing a new parking space. An in-lieu fee
should fill the gap between what a space costs to construct and the net revenue that it
generates over a set period of time. In a location where parking is free, in-lieu fees may equal
or exceed construction costs. This has historically been true in places such as Downtown Palo
Alto, where parking is free yet expensive to build. However, where one is able to charge for a
parking space, the in-lieu fee will ideally be set equal to the difference between costs and net
revenue over a set period of time; the higher the parking rate in the area, the lower the in-lieu
fee that the city needs to charge the developer. This consideration, however, is largely
irrelevant in Downtown Novato, where parking is free.
A city typically sets its in-lieu fees based on the policy that it wishes to incentivize. If a city
wants to be the entity that develops parking downtown, likely in order to encourage shared
parking or to have significant control over parking and transportation policy, it may set in-lieu
fees so low that developers are encouraged to have the city build their parking spaces for
them. If a city only wants to be the developer of parking as a last resort, it would set in-lieu fees
higher.
A policy of funding public parking with in-lieu fees also addresses an important issue of fairness
with regard to current and future property owners. There are times when existing property
owners consider it inequitable for a city to build public parking for the benefit of future
developers, while those who had already developed downtown were required to provide
their own parking. On the other hand, if a city provides parking which in turn enables
development and enhances an underutilized area, it can contribute to rising property values
for everyone in the area. However, with an in-lieu fee policy, when the price is set correctly
new developers essentially pay for as much parking as they are required to have. Developers
tend to appreciate the fairness and flexibility, as well as the predictability, of the policy.
In-lieu fees can be negotiated and then set on a case-by-case basis, which may be
determined based on construction and/or land costs. The alternative is that the city may
apply the same uniform in-lieu fee per parking space for each development. The City of
Beverly Hills has used both methods and found that developers preferred the predictability of
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the latter. In Novato’s case, fee acceptance is discretionary on the part of the City and
typically based on the availability of surplus public parking that either exists or is programmed.
Below are a list of advantages and disadvantages of an in-lieu fee policy for the financing of
parking by municipalities:
Advantages:
•
•

•
•
•

•

Flexibility for businesses in how to provide (and pay for) parking spaces.
Flexibility with regard to a change of use (particularly for older buildings). Should the use
of the property change, for example a retail space changing to a restaurant use,
additional in-lieu fees can be assessed for the increase in parking demand.
Predictability within the system: City staffs are generally provided with a clear method
by which to approve projects and their varied demands for parking.
Shared Parking: Fewer spaces are required overall as land uses with different peak
hours for parking demand are able to share (public) parking.
Park Once: Customers can park one time to visit several destinations as opposed to
having to move their cars from one private parking lot to another after visiting an
establishment.
Historic Preservation: Buildings that might not be economically viable due to an inability
to meet parking requirements may find it easier to find tenants

Disadvantages:
•

•

•

•

•
•

Unnecessary where a significant supply of public or potentially publicly available
parking already exists. In lieu fees are designed to fund the creation of new parking as
demand for parking increases. Where adequate parking exists, in lieu fees are arguably
unnecessary.
Timing of completion of parking projects: When adequate parking does not exist, a
system of in lieu fee financing presents challenges with regard to when new
development and its associated parking comes on line. Often development may
precede the supply of available parking.
High fees/upfront costs may discourage development: Fees in lieu of providing parking
can be significant. Developers or businesses may be unable or simply refuse to pay
them. Low fees may not be high enough to cover parking space capital and
maintenance costs. In-lieu fees may have to be one of many sources of revenue used
to finance the parking system. The City’s 1.0 FAR parking waiver program was intended
to address this issue, but little new development has taken advantage of the waiver.
High fees can also defeat the purpose of having parking in-lieu fees at all: If given the
option, developers may choose to build their own parking, which at times may not be
available to the public. The opportunity to share parking would be lost.
Lack of on-site parking: If given the option, providing parking off-site may be less
desirable to many businesses and developers than providing it on-site.
Parking spaces are not guaranteed: When one provides their own private parking it is
easier to ensure that customers have spaces. When it is provided as part of a public
facility, businesses have less control and cannot guarantee parking.
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SETTING IN-LIEU FEES
The assistance of a financial advisor is required in order to set the in-lieu fee at the appropriate
rate to fund construction and cover operating costs. However, in most cases, in-lieu fees are
not the only source of funds to finance parking facilities. Other sources may be required to
fund parking facilities. As stated previously, it is reasonable to set an in-lieu fee only high
enough to fill the gap between the cost of providing the parking space and the amount of
revenue received from that parking space.
Walker has not observed a specific method, such as a system of indexing, by which cities
adjust the amount of their in-lieu fees to take into account changes in construction costs. Just
as many cities do with parking rates, in-lieu fees may be revisited every few years and
adjusted by the City Council.
The City of Novato currently has a parking in-lieu fee program in place for the Downtown
Core, set at $10,000 per space. However no developments have participated in the parking
in-lieu fee program as they typically utilize the parking exemption that is also provided in the
Downtown Core.
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PARKING CREDITS
A parking credit system is similar to an in lieu fee program and therefore provides many of the
same benefits to the City, businesses and developers, and the public. However, there are
important differences:



Typically the cost of a parking credit, charged per required parking space, is a relatively
small charge when compared to an in lieu fee. It is ongoing and paid annually or
monthly;
The money is typically not devoted to the construction of new parking facilities, but
rather is devoted to allocating a limited supply of parking, maintaining an existing
parking program, and encouraging the shared use of an available supply of parking.

In Downtown Novato where there is not an ample supply of off-street public parking currently
existing, a system of parking credits to satisfy minimum parking requirements might be difficult
to implement.
A parking credit program takes into account the existing parking supply and demand on a
district or subarea level as opposed to the parcel level; the pool of parking available for
parking credits is based on the available parking surplus within the system, not just the total
supply of existing spaces. Arguably, this is similar to how parking is required for all the businesses
in a major shopping center. The policy allows a city to grant entitlements based on parking
that is located within the district and accessible to the public, in some cases whether that
parking is publically or privately owned, and in some cases if it is in a parking lot or on the
street.
When determining the number of spaces that should be considered available, the City should
consider peak parking conditions (which occur on weekdays). 12 Property owners/businesses
would be able to satisfy their parking requirements by purchasing the needed number of
credits, up to the number of parking spaces required. The parking requirements or credit pool
should factor in shared parking; given the current parking requirements for businesses,
particularly restaurants, in Downtown Novato, we believe that shared parking has already
been incorporated into the parking requirements. The number of credits issued is tracked and
the credit pool should be reassessed once a certain number of credits have been issued. This
may include performing occupancy counts and identifying additional proximate parking to
consider for inclusion into the pool.
Advantages of parking credits:
•

Flexibility and significantly reduced parking costs for new and expanding businesses.
The upfront cost to property owners for required parking is significantly less than either
providing one’s own parking or paying in lieu fees up front.

The City could also consider a secondary program based on the significantly higher availability of
parking on evenings and weekends for businesses for which parking demand would peak at these offhour times.
12
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New business is developed Downtown without devoting more land area to surface
parking lots, which already represent a significant amount of Downtown land, increase
distances between businesses and destinations, discourage pedestrian behavior and
“park once” strategies, and arguably produce an undesirable aesthetic.
Flexibility with regard to a change of use, particularly for land uses that have higher
parking requirements, such as restaurants. Should the use of the property change, for
example a retail space changes to a restaurant use, additional fees can be paid to
cover the increase in required parking.
Predictability within the system: Both City staff and local business people are provided
with an understanding of how projects are approved and their costs. Parking credits
create a predictable process for granting entitlements. There would be no need to
obtain a zoning variance or modification in a public hearing.
Fairness. Until recently, property owners Downtown partly paid for and enjoyed the
benefits of the existing parking supply. A parking credit program relies on those who are
opening or expanding businesses in the future to pay to take advantage of the public
parking established before them.
Shared Parking: Fewer spaces are required overall as land uses with different peak
hours for parking demand are able to share (public) parking.
Park Once: Customers can park one time to visit several destinations as opposed to
having to move their cars from one private parking lot to another after visiting an
establishment.
Historic Preservation: Buildings that might not be economically viable due to an inability
to meet parking requirements may find it easier to find tenants.
Underutilized parking, which currently serves no purpose, is put to productive use.
Encourages those types of businesses that respondents to the parking survey indicated
they would like to see more of in Downtown Novato. The increased flexibility and
reduced cost of providing parking should encourage those businesses for which
providing parking is most challenging, namely eating and drinking establishments.
Creates opportunities for development and economic growth by enabling the use of
parcels with limited or no on-site parking
Revenue. As new or expanding businesses open, parking credits generate a potential
revenue stream to fund maintenance of public parking facilities.
A “win-win.” The parking system benefits from a revenue stream while new businesses
are able to satisfy parking requirements at lower cost. The City has a predictable yet
flexible way to analyze and approve new and expanding businesses.

Disadvantages of parking credits:






Revenue source to maintain parking is unpredictable, particularly at the inception of
the program, in that revenue depends entirely on expanding or new businesses.
Requires overhead to administer the program including the active monitoring of
parking demand, supply and impacts of parking management policies. However, the
active management of the parking system provides significant additional benefits with
regard to the performance of the parking system.
Lack of existing public parking in Downtown Novato with which to “seed” the credit
program.
Does not actually increase parking supply.
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Would likely require arrangements with private parking owners to make their spaces
available to the public if necessary since public parking not available.

OTHER METHODS OF FUNDING
We note the use of the following policies to fund parking although their inclusion is not meant
to recommend their use at the current time in Downtown Novato. Among other challenges
with these methods, we note a significant disconnect between those who use the parking,
whether drivers or businesses, and those who pay the costs and manage the parking.
Ultimately, this tends to result in greater inefficiency than when parking users or providers pay,
at least partially, the costs to provide parking.
SPECIAL TAX DISTRICT
Under the California Mello Roos Act, parking facilities can be financed by the levy of a special
tax and approval of the tax and the financing by two-thirds (of the landowner or registered
voter vote). A special tax district is formed and established to effect such funding.
PUBLIC/PRIVATE PARTNERSHIPS
In instances where municipalities, or other large entities such as hospitals, find themselves
unable to come up with adequate funding to construct a parking facility, they may choose to
enter into a public-private partnership with a firm that will build the facility for them. In this
case, the municipality and the firm enter into a public-private partnership in which the private
firm builds and finances the new facility, which it then leases to the municipality for a period of
time after which ownership of the parking facility and the land it occupies reverts back to the
municipality. Typically, a non-profit (501c3) corporation must be set up to undertake this type
of development. While the upfront costs of financing are significantly reduced for the cities,
ultimately the city must pay more for the facility as it is (albeit slowly) covering the developer’s
profit. Ultimately, this type of arrangement may provide flexibility, but will not reduce a city’s
costs.
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RECOMMENDATIONS
The recommendations contained in this section are designed to address the following goals:





Management of parking supply and demand to best serve Downtown visitors;
Enhancement of Downtown economic development including the increase in new
and expansion of existing businesses;
Improved funding for public parking; and
Improved efficiency of existing parking resources including increased sharing of parking
spaces.

Based on these goals, we recommend that the City consider the following policies for
implementation. The recommendations largely work as a comprehensive program and will be
more effective if multiple policies are implemented. The one possible exception is the active
and purposeful management and enforcement of the public parking system; in many cases
this step is crucial for the other recommendations to be effective.
TWO COMPLEMENTARY PARKING STRATEGY METHODS – “PUSH” AND “PULL”
As discussed in the Current Conditions section of the report, in most respects Downtown
Novato suffers from an imbalance in the locations of the demand for and supply of parking
spaces rather than an absolute shortage of parking spaces within an acceptable walking
distance of destinations. Some parking spaces will always be closer to destinations than others
and without proper policies in place a shortage of only the most convenient spaces will occur
while other spaces sit unused.
Our observations and findings suggest that an efficient and effective way to improve parking
space availability for visitors is to address the significant number of long-term (primarily business
owner and employee) drivers who park in spaces that should be available for visitor spaces.
As part of the overall strategy for creating a parking management plan, we define two types
of policy measures that can help achieve the broader policy goal, 1) “push” and 2)“pull”
measures applied to long-term parkers parked in spaces designated for visitors.
“Push” policies are focused directly on the on-street spaces to encourage only those who wish
to park to visit businesses to use those spaces. “Push” policies include time restrictions on
spaces (as is used currently), pricing spaces, and related measures used to encourage the use
of spaces for short periods of time and enforce compliance of these policies and restrictions.
“Pull” policies are put in place in parking spaces away from the high demand locations. They
encourage or incentivize long-term parkers not to park in the coveted visitor spaces, but
instead to use other means to access the downtown. “Pull” policies typically take the form of
incentives for drivers to park in certain locations, and include relaxed or eliminated time limits
and inexpensive or free parking. Quality bicycle parking, convenient shuttle service, and
pedestrian improvements that increase employees willingness to walk can all be
characterized as “pull” policies.
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Almost by definition “push” policies are punitive in nature while “pull” policies are incentives to
change behavior. “Pull” policies attempt to make what initially may be an inconvenient
choice into a more attractive choice. “Push” policies therefore address the issue at the source
whereas “pull” policies arguably work in a more indirect fashion.
Because “push” policies are more targeted, they are nearly always more effective than “pull”
policies though they require more effort to implement. “Pull” policies are generally easier or
more attractive to implement than “push” policies, primarily because they rely on incentives
rather than punishment of drivers who do not follow the desired policies.
The most effective policies to improve parking system performance combine “push” and
“pull” policies. In some cases, the implementation of both “push” and “pull” policies are not
only desirable but necessary in order to achieve the desired parking management goals.
COMPREHENSIVE MANAGEMENT OF THE PARKING OPERATION EFFORT
Issues related to one component of the parking system often affect the system’s other
components: enforcement, planning and sharing, on-street policies and the off-street supply.
Just as parking management policies must be crafted and implemented in consideration of
impacts to the entire system, the management apparatus that puts these policies in place
must be similarly considered.
Managing a municipal parking operation includes financial, operational, enforcement and
public relation issues. In our experience, it is important for a city to have someone overseeing
parking activity to ensure the success and financial soundness of the entire parking system.
Putting one entity, indeed one individual as we will recommend, in charge of the Downtown
parking system is important for three basic reasons:
1. Comprehensive tracking and analysis of parking system performance;
2. Ability to implement and execute comprehensive solutions to parking issues including
the sharing of private parking spaces;
3. One point of contact for parking related issues for those outside of parking.
The problem with placing parking in other departments is that it usually takes second place to
the department’s primary activity and results in a neglected parking division. In general, if a
City chooses not to have a separate parking division, it is therefore far less important as to
which department in the city houses the parking operation than it is that parking reports are
monitored consistently, carefully and in a comprehensive fashion.
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PARKING ENFORCEMENT
Given its goals, the City’s parking enforcement strategy should be focused on compliance,
not citation issuance, in order to maintain a high customer-service and visitor experience.
Time restrictions in the downtown area are primarily enforced by the Novato Police
Department’s Traffic Interns who are part-time civilian employees. Parking enforcement is
done as time allows and is not necessarily a priority task. The City of Novato provided parking
enforcement data for the months of March, April and May, 2014. In each month,
approximately 19.25 hour were spent on parking enforcement each month, and an average
of 28 time-restriction related parking citations were issued each month. This low level of
enforcement time is reflective of the intermittent time and availability of police interns to
monitor parking and perform enforcement activities.
Although we note that a consistent parking enforcement effort could result in an increase in
parking revenue from citations compared to the current effort, we recommend that any
shortfall be covered by the parking system itself, tied to the possible sources of parking
revenue discussed in this section. We note that funds dedicated to enforcement can be more
effective in providing adequate parking than funds devoted purely to capital investments.
RECOMMENDED MEASURES FOR MORE EFFECTIVE AND FAIRER ENFORCEMENT








Emphasize (customer-service friendly) compliance over (strict enforcement and
revenue generating) citations. Create a mission statement for the Downtown parking
operation that articulates this goal.
Develop an ambassador approach to parking enforcement.
Create a dedicated parking enforcement position with one to two individuals (full time
equivalent employees) assigned to this role. To the extent possible, we recommend that
these efforts be performed through Economic Development, Planning Division or
another department, rather than the police department in order to highlight the
economic development and customer-friendly nature of parking enforcement
Downtown.
The perception of on-street parking enforcement is usually quite negative. The manner
in which enforcement is presented to the general public is often cited as the reason,
because enforcement is often considered as punitive, which in many cases is true. For
this reason, and because we are suggesting the need to increase the level of parking
enforcement in its Downtown, Novato should consider an ambassador model for
enforcement. Parking enforcement is typically a source of revenue generation, but at
some point presents the City with a tradeoff between maximizing revenue and
providing a positive experience for visitors. Customer service and compliance with
parking regulations may be more important than the issuance of citations and
collection of fees. Increase in frequency and consistency the enforcement of parking
time limits, particularly on the side streets east of Redwood Boulevard such as Machine
Avenue, Reichert Avenue, Sherman Avenue and Scott Court.
Comments from people working in Downtown as well as data gathered during our
turnover counts indicated that increased parking enforcement would make more
spaces available for visitors and ensure that long-term parkers park in other locations.
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Parking enforcement should be focused on the peak periods of the day, such as
between 10:00 A.M. and 2:00 P.M.
Create a graduated schedule of fines for enforcement as a matter of customer service
and fairness. For example, Fort Collins, Colorado is a city that has put such a schedule
into practice. The following is their schedule for parking enforcement violations:13
-
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First citation = warning or Free
Second citation = $10
Third citation = $25
Fourth citations or more = $50

As discussed, the lack of available on-street parking spaces is usually the result of longterm parking by business owners and employees in the area and, of these, a relatively
small number are typically habitual offenders. The occasional forgetful customer,
resident, or employee is not “the problem” nor is it necessarily fair to subject such drivers
to the same punitive measures as the driver who parks day after day in front of
businesses, strategically moving his or her car in order to avoid citations if possible.
Increase enforcement efficiency through upgraded parking enforcement technology.
Enforcement of time limits is labor intensive and often not effective in encouraging the
turnover of parking spaces for visitors. Yet it is necessary to balance out the demand for
on-street and off-street parking spaces. Improvements in license plate recognition (LPR)
technology have led to systems that greatly decrease the amount of labor necessary
to effectively enforce time limits. These systems can also lead to significant increases in
parking revenue. We recommend that the City consider upgrading its enforcement
capabilities using this type of technology.14
Implement a limited paid parking pilot program for one to two block faces along Grant
Avenue east of Redwood Boulevard. Paid parking provides parking enforcement
benefits and, with extended or illuminated time limits, would provide flexibility and
fairness for customers who wish to take time to visit several businesses in the downtown.
A pilot program would allow the City and businesses the opportunity to test the
program’s effectiveness.

REWARD EMPLOYEES WHO PARK IN DESIGNATED, UNDERUTILIZED LOCATIONS
If we cannot price or restrict long-term parkers from parking in visitor spaces, the second best
thing we can do is incentivize long-term parkers to park in typically underutilized locations.

Overall rates, particularly for four or more offenses, should likely be higher due to typically higher
citation rates in California. Such policies have been shown to be successful and widely accepted
throughout the country and in California.
14 In our experience, mobile license plate recognition (LPR) systems cost approximately $50,000, with
some price variation depending on the capabilities of the system, including software and hardware to
equip one enforcement vehicle, including installation and training, but not including ongoing costs such
as warranties, remote support and other optional items.
13
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The demand for employee parking in popular commercial districts is typically managed by
applying a price to visitor parking spaces that is higher, on an incremental basis, than the price
of employee parking spaces. The result is a price of parking that is acceptable for a visitor,
who parks for just part of the day, and on an infrequent basis but a price that is unacceptable
for a long-term parker, at least on a regular basis, as the long-term parker would be subject to
the price over many hours and on a daily or frequent basis.
While time limits can make long-term employee parking in visitor spaces inconvenient for
employees (and visitors), effective enforcement can be extremely challenging. In our
experience studying time-limited on-street parking in smaller cities throughout California, even
for the best enforcement operation, determined long-term parkers can and often do thwart
the system.
In just a few cities where on-street parking is not priced, rewards have been offered to
employees to park in the desired location. The policy is therefore a “pull” rather than a push
measure.
The City of Glenwood Springs, Colorado is a hot springs, dining and outdoor destination in the
Rocky Mountains. The town implemented such a program, primarily to deal with parking issues
during a downtown construction project. The City characterized the program as a success.
The Downtown Parking Perks program was presented to local employees on its website, shown
in the figure below.
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Figure 13: Sample Employee Rewards Website (Glenwood Springs, CO)

Source: http://downtownparkingperks.com/, March 19, 2014 (site has been discontinued with the end of the
program as the goal was parking demand mitigation during construction. Other descriptions of the program still
exist in the press online).

The Glenwood Springs program encourages bicycle commuting as well. We do not focus on
this policy in the case of Novato, but acknowledge that a policy which encouraged more
commuting by bicycle (likely some employees) would be helpful and desirable in mitigating
parking issues. However, compared to Glenwood Springs, it may be less realistic for Novato
given the limited street access to Downtown.
We envision implementing such a program in Novato as part of the larger parking
enforcement operation and technology. Employees could register their vehicles’ license plate
numbers into a City data base or use place designated parking permits on their dashboard.
Parking enforcement or other City staff would periodically scan or note the license plates or
permits of vehicles parked in the locations in which employee parking was encouraged.
Employees would be eligible for selection in a random drawing for rewards, other prizes, or
potentially cash or cash equivalents.
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PARKING “CASH OUT” FOR CITY EMPLOYEES WHO PARK IN THE DEPOT LOT
Providing employee parking represents a significant cost to employers. Parking cash out
policies are meant to provide employees a cash-equivalent to the parking perk they are
provided in order to create a positive (and not punitive) incentive for those who would be
willing to exchange cash for the valuable convenience that a parking space represents. Not
all employees need to participate for such a program to work and for employees already
parking on site the program represents no change in the current policy. For Downtown
Novato we recommend that the City consider a parking “cash out” program to encourage
City Hall employees to park in the Depot lot while at the same time opening the parking
garage under City Hall to public, visitor parking:






Employees would be provided with a key card at the beginning of every month to
record entry and exit into the Depot lot and be paid a daily amount, likely $3.00±
per day at the end of every month for making spaces available below City Hall or
on the street
Parking spaces in the garage below City Hall would be signed and made available
for the general public. Some restrictions may be necessary to prevent “poaching”
by employees from nearby businesses.
Based on the results of the program, daily incentive fees could be adjusted as could
the number of participants, possibly including other area employees
The cost to “gate” the Depot lot is preliminarily projected at $30,000+ in hard costs. It
is possible that this system could also be implemented using the LPR system
discussed elsewhere in the report, in which case gates would not be necessary.

If we assume twenty employees reimbursed $3.00 per workday over the course of a year, the
cost per new space made available to the public is $750.00 per year or $19,000 per space
over 25 years. Even If we add the cost of the gates noted above, the cost to make these
spaces available for twenty five years is equivalent or less than the cost per space of building
structured parking.15
SHORT-TERM IMPLEMENTATION PROGRAM
The following measures can be implemented immediately to enhance the operation of the
current parking system. These measures can be completed with existing staff and will not
have significant fiscal impacts.



Monitor, manage, enforce, and adjust as necessary, time limits for public parking
spaces, particularly in popular on-street locations, so as to maximize the efficiency of
the parking system and ensure the availability of (on-street) customer parking.
Eliminate the time limits at the 15-minute spaces on Redwood Boulevard.

Based on our most recent review of public parking structure costs in the San Francisco Bay Area, the
“hard” costs per space for an above ground structure are between $22,000 and $26,000.
15
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Consider implementing 2-hour time restrictions on Grant Avenue west of Redwood
Boulevard to encourage employees to park in the private off-street parking lots behind
businesses and free up on-street parking for customers and visitors.
Negotiate with the owners of Whole Foods to eliminate the two-hour time limit in the 29
parking spaces allocated for public use in the Whole Foods parking structure. This would
allow these spaces to be used by downtown employees or City Hall employees.
Open the “Depot” parking lot, located at the eastern end of Grant Avenue, officially
for long-term public parking for the purpose of “pulling” long-term parkers out of visitor
spaces on the street.
Create a policy whereby some or all city hall employees are incentivized to park in the
Depot lot or other remote location through either the employee incentives or parking
cash-out strategies discussed. This policy could be pursued before or after additional
enforcement efforts were found effective at reducing long-term parking in time
restricted spaces on Machin and other streets.
Create an all-day parking permit, sold monthly, to allow parking up to 10-hours
throughout the day in time-limited parking spaces along Sweetser Avenue, Vallejo
Avenue, and Machin Avenue between the two streets. The purpose of the permit
would be to provide auto-related uses and employees with some access to street
spaces while regulating managing the use of these spaces and making some timelimited spaces available for short-term visitor parking.
As demand for parking in Downtown Novato increases in the future, if new
development occurs, there will likely be a need for more time-restricted spaces and
greater enforcement unless a program of paid parking, such as parking meters on
Grant Avenue, is implemented to enforce time limits.

MEDIUM-TERM IMPLEMENTATION PROGRAM
The following policy recommendations are directed at managing the parking system
programmatically as well as providing an incentive for economic growth in the downtown
area. These policy recommendations require additional processes for implementation.
•

•

•

•

16

End the downtown parking waiver program and replace it with a parking credit
program16 by which property owners may pay a monthly or annual fee per required
parking space for the purpose of satisfying its tenants’ or business’ parking requirements
in the most efficient and inexpensive manner possible. We provide greater detail
regarding this recommendation later in this section.
If parking demand east of Redwood Boulevard continues to increase, consider
implementing paid parking on Grant Avenue east of Redwood Boulevard and creating
a Parking Benefit District.
Identify a pool of publicly available parking that can reasonably satisfy parking
demand generated by the customers and employees of users of the parking credit
program. To the extent possible, the City should make efforts to bring underutilized
private parking spaces into the pool of publicly available parking.
Create a dedicated parking fund within the City’s general fund to ensure that at least a
portion of parking revenue generated in the Downtown areas is dedicated to covering

Details of what a parking credit program might look like are discussed in the last section of the report.
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costs in the District including parking maintenance, operations and capital
improvements as well as other Downtown improvements if needed. A downtown
stakeholder group such as the Downtown Novato Business Association should be
consulted as an advisory group regarding decisions related to the allocation of the
parking fund.
Consider specific parking planning and management measures for the Downtown east
of Redwood Boulevard due to the denser nature of these blocks and higher overall
utilization. These measures should focus on sharing underutilized, privately owned
parking lots between businesses and encouraging employee parking in underutilized
parking lots in the area to make more convenient parking on the street available to
customers. Appendix C contains a sample agreement to facilitate these measures.
Improve signage for the purpose of more effectively communicating the location of
parking available to the public. We discuss this recommendation further in this section.

OTHER RECOMMENDATIONS
UTILIZE PRIVATE LOTS
As indicated earlier in the report, a large share of the Downtown area’s parking supply is in
private lots. In order to have an effective parking management strategy for the entire
Downtown area, utilizing these private lots will be necessary. Some options for doing so are as
follows:17

Lease spaces from private parking owners: As compared to building additional parking
spaces, the City may consider leasing spaces from private lot owners and making them
available for public or employee-only parking and for inclusion into a parking credit
pool.

Provide a benefit to private parking owners: The City may consider providing
maintenance or improvements to an existing private lot, or provide insurance coverage
for a lot, in exchange for allowing employee18 or public parking.

Facilitate sharing of spaces between private parking owners. This option may be
especially useful along Grant Avenue east of Redwood Boulevard, where parking
options are limited and utilization higher. Utilization of private lots may establish small
parking “districts” to share parking among active uses.
IMPROVE PARKING SIGNAGE
It should be noted that signage and wayfinding are not the same thing. The term "wayfinding"
was first used in 1960 by Kevin Lynch in The Image of the City, where he referred to maps,
street numbers, directional signs and other elements as "way-finding" devices. Lynch’s early
description may explain the current misunderstanding that wayfinding is essentially the same
as "signage."
Though the two terms are often used interchangeably, wayfinding and signage are not
synonymous. Signs and signage specifically refers to the size, shape, design and fabrication of
A sample agreement used for making private spaces available to the public is included in the
appendix of this document.
18 The employees referred to, in this case, could be City or other employees. The goal of this policy is to
encourage employees not to park on the street, thereby making the space available for visitor parking.
17
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signs. Wayfinding is a term that refers to one’s ability to help navigate unfamiliar environments
while not relying exclusively on signs.
People who find themselves in unfamiliar environments need to know where they actually are
in the relation to the area, the layout and location of their destination, in order to formulate
their action plans.
Faulty sign design can cause navigation problems in unfamiliar environments. Some signs lack
conspicuousness or visibility, because lettering lacks legibility when viewed from a distance.
Others contain inaccurate, ambiguous or unfamiliar messages; many are obscured by trees or
other obstructions, or contain reflective surfaces that hinder readability. Often there are just
not enough signs or enough consistency of directional signs in the area to help people
navigate. Consequently, many people do not see or read signs. Under these conditions, it is
easier to ask for directions than to read the signs.
Because wayfinding problems are not confined to signs alone, they typically cannot be solved
by randomly adding more signs. Instead, such problems can be unraveled by designing an
environment that identifies logical traffic patterns that enable people to move easily from one
spot to another without confusion.
Walker staff reviewed signage that directs traffic to public parking in the Downtown district.
Most of this signage is located along Delong Avenue. Once on Grant Avenue, there is little to
no signage to direct visitors to public off-street parking. We note that signage could arguably
convey its message more clearly and efficiently than is currently the case. Doing so could
even reduce the amount of vehicles “cruising” for available on-street spaces and direct more
vehicles into the public lots more quickly and efficiently. There is also the need for more
signage explaining that there is parking available behind stores in some cases, accessible via
alleys.
SUMMARY OF THE RECOMMENDED PARKING CREDIT PROGRAM




Establish a system of parking credits that requires an ongoing financial commitment
from property owners for the purpose of receiving an allocation of parking (e.g. $30 per
code-required stall per month). 19 We recommend linking the program to property
rather than business ownership as the former is likely to experience less frequent
changes and therefore makes tracking of the system by the City easier;
Identify an individual at the City who will act as the parking credit program manager, a
contact person for the program who is responsible for tracking the allocation of parking
credits;

We note that this figure is an example and that the fee should be determined by the City’s financial
advisor. We also note that a common parking policy practice is to set such fees at a level that is (often
significantly) less than the cost of providing new on-site parking in order to incentivize property owners to
share public parking and not building their own, which results in significant efficiencies and aesthetic
benefits in a commercial district.
19
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Establish that the manager of the parking credit program can issue a credit to the
property owner that satisfies their parking requirements on a one-to-one (credit per
required space) basis. The credit will be renewed annually; if it is not, the property
owner is in violation of their permit;
Many existing businesses currently depend on the supply of public parking in
Downtown. Existing businesses should be grandfathered into the proposed parking
credit system. The parking credit system would apply to new development and
intensification of land uses;
Establish a revenue arrangement for the funds collected through the program so that
revenue collected is dedicated to the maintenance, administration, operations and
ideally some capital costs of providing parking in Downtown Novato;
Require that the City staff member overseeing the parking credit program prepare a
brief report regarding the purchasers of parking credits, parking inventory, demand,
and status of the program once to twice per year, depending on the amount of
activity occurring within the program;
Identify specific criteria for defining the supply of and demand for the public parking
that is linked to parking occupancy counts during peak demand periods;
Verify the number of public parking spaces in Downtown committed to the parking
credit program per criteria that is established as part of the program;
Reevaluate the program periodically to ensure that the measures undertaken are
serving the needs of City staff, businesses, the public, and other stakeholders with
regard to the allocation of public parking in Downtown.

PARKING CREDIT PROGRAM IMPLEMENTATION
The establishment of a parking credit program would likely require an amendment to the
City’s zoning ordinance. However, the successful implementation of the program would also
require attention to a number of operational considerations once the program has been
established. We discuss these considerations below.
DETERMINING THE PRICE OF THE PARKING CREDIT
The precise dollar amount of a parking credit should be determined by the City’s
Administrative Services Department or Financial Advisor. However, the amount is not usually
the result of a formula or simple calculation. Instead, in most cities the amount depends on the
policy priorities of the program. The amount may be tied to the City’s cost to administer the
program or the maintenance and capital costs of the parking district. Clearly, a smaller
amount increases the incentive to private interests to create or expand businesses. Compared
to the cost to business of providing additional parking or most parking in- lieu-fees, which are
ultimately used to construct more parking, parking credits are less expensive.
Parking credit fees are at times subsidized in order to incentivize businesses to open or expand.
At the same time if fees are so high as to hinder participation in the program neither business
expansion nor revenue generation to help fund public parking will occur.
DETERMINING THE NUMBER OF SPACES IN THE “POOL” OF PARKING
A parking credit program does not reserve or even allocate specific parking spaces to those
who pay into the program. Nonetheless, the number of spaces that are contained in the
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parking credit “pool” should be determined so that the number of credits purchased can be
tracked and compared to the available supply.
The following are three primary considerations for determining the size of the parking credit
pool:






Number of spaces that are unutilized and reasonably available during the peak
weekday hours as well as off-peak evening and weekend hours for businesses that may
be open only during those times.
Which spaces to include in the pool? Public spaces are obviously more readily utilized
and available than private spaces, but to the extent that underutilized private spaces
exist they represent a valuable resource and should not be overlooked. Later in the
report we discuss ways to utilize private spaces for public use, which may not require
use of the parking credit program.
We note that in some locations, the inclusion of underutilized on-street spaces in the
parking credit pool may be justified.
Location of spaces. Based on Walker’s research and standards for walking distances,
most parcels within the Downtown study area are located within an acceptable
walking distance of underutilized parking spaces. This is certainly true for employee
parking and generally true for customer parking. However, although there were over
1,000 vacant parking spaces noted in the Downtown study area during peak
occupancy, not including parking in the residential neighborhood north of Grant
Avenue, (equating to over 850 parking spaces after calculating the effective supply),
these spaces are not uniformly distributed throughout the area. One challenge is
whether the City can reasonably put in place sufficient enforcement and policy tools to
ensure that parking demand generated in one location can be distributed to
underutilized parking spaces so as not to unacceptably impact an area around a new
business that participates in the parking credit program.

Given these considerations and the fact that the level of demand for parking credits by
businesses is at present unknown, we preliminarily suggest a pilot or phased approach
whereby parking credits are provided A) by location or proximity and B) a limited number of
spaces is designated for a “first round” of parking credits. In terms of location and types of
spaces, parking credits could initially be allocated as follows:



Zoning Credit District “A” – Blocks 14, 15, 24, 25 and 26 (Grant Avenue between Machin
and Scott) could consist of some underutilized private off-street parking spaces, and
the DEPOT lot, if the DEPOT lot is converted to parking;
Zoning Credit District “B” – Grant Avenue west of Redwood could consist of some
underutilized private off-street parking spaces, and potentially the vacant lot which is
part of the former Pini Hardware site..

A more precise, but potentially more complicated way to measure the appropriate supply of
spaces that could serve a business and the parking credit program would be to include
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spaces from selected parking facilities within a specific distance from the parcel, for example
1,000 feet.20
Including all 900 surplus spaces into a zoning parking credit pool (or more, if one considers
parking demand during evenings and weekends only) may be premature and an overly
ambitious way to begin the program. However, limiting the number of available spaces by
location could result in those businesses that are most in need of the flexibility provided by the
parking credit program from being served.
INCORPORATING UNDERUTILIZED PRIVATE PARKING – USE OF CURRENT ZONING CODE
PROVISIONS
Occupancy surveys demonstrated that much of the private parking supply in Downtown
Novato is significantly underutilized, even during the times of overall peak occupancy. This
supply of parking represents a significant amount of land and resources in the area; it is too
valuable to be “written off.” Sharing private parking utilizes parking that otherwise might sit
vacant and may actually be located in a more convenient location than the parking located
in the centralized public parking lots; private parking lots exist almost everywhere in the district.
Incorporating private parking into the parking credit pool could therefore be useful to some
businesses or property owners. However, the City’s zoning code already contains provisions for
businesses to share parking in Downtown Novato.21 Unlike the parking credit program, these
provisions assign specific parking spaces to the land uses that require them. However, for all
intents and purposes, this provision appears to achieve most of the primary objectives of the
parking credit program, providing businesses flexibility to satisfy their parking requirements and
reducing the overbuilding of parking. For this reason, it may not be necessary to include
private parking in the pool eligible for parking credits, unless City staff has determined that the
current zoning code has not provided the flexibility that was intended.
Appendix C contains a sample agreement between a city and private parking lot owner
designed to address this issue.
MONITORING THE PROGRAM – AND THE PARKING
Our experience with both public and private parking systems suggests a tendency to
underemphasize the importance of parking management as a means to address parking
supply and demand challenges that arise. The establishment of a framework for the parking
credit program is crucial, but active monitoring of the program, including the utilization of the
parking system, is crucial as well.
Fragmentation of the responsibility for parking can make effective management of the
parking system more challenging. To the extent possible, we recommend that one individual
or at least one department oversee the following measures which will be necessary for the
proper functioning of a parking credit program and the parking system as a whole:

Walker’s recommended walking distances exceed 1,600 feet for employees or commuters in some
cases.
21 Novato Code of Ordinances, Chapter 19 - Zoning, 19.30.050 – Adjustments to Parking Requirements.
20
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Allocation of parking credits among property owners;
Determination of the supply of parking that can be considered part of parking credit
pool;
Parking occupancy rates particularly during peak hours;
Interface with a stakeholder group (Novato Downtown Business Association) that
provides input regarding parking policy decisions related to the parking credit program;
and
Recommendations to adjust on- and off-street parking restrictions in order to address
changes in parking occupancy rates that may occur as a result of changes in parking
demand in Downtown Novato.

PARKING CREDITS RECOMMENDATIONS - CONCLUSION
Despite the emphasis on a parking credit program’s ability to create flexibility and
predictability within the development process, a few points should be noted. First, the City’s
current parking requirements for businesses in Downtown are not onerous, particularly for
restaurant uses. Nonetheless, a system of parking credits is meant to address older properties
built to or nearly to the lot line, which may have little or no options for on-site parking and
therefore cannot even meet reasonable parking requirements.
A second point concerns a parking credit program’s ability to enhance economic
development which readers will know intuitively but may be worth repeating. Parking credits
can help stimulate economic development only insofar as the lack of flexibility in the current
code requirements specifically hinders business development. Obviously, the policy cannot
address larger economic development questions that the Downtown area may face. In short,
parking management and funding policies in and of themselves are not revenue or economic
development plans. However, they can be very useful tools to enhance such plans given the
significant costs that are typically involved for a business to provide parking.
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Appendix A
Sample Agreement Language
Leasing of Private Parking to the City
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