
Granicus Item #18-0205 
Report to the 

Manitowoc Plan Commission 
 

 
Meeting Date:  February 28, 2018 
 
Report Print Date: February 23, 2018; 11:09 AM 
 
Request:  (PC 18-2017) Downtown Parking Study – Rich Associates; Update and Discussion 
 
Report:  The downtown parking analysis is nearly complete.  Only a few major tasks remain to 
be completed including: 

• Holding a public outreach event for downtown businesses and property owners 
• Finalizing the Parking Study document with all revisions 
• Seeking formal approval of the final plan 

 
The executive summary of the document is attached for your review.  A copy of the full 
document will be made available on the City’s website once the current round of revisions has 
been completed by the consultant. 
 
Some of the key findings of the study are as follows: 

• The total parking supply in the study area is 4,509 on-street and off-street spaces. 
• The peak occupancy of all parking on a typical weekday is 37%. 
• The study area currently has an overall parking supply/demand surplus of 1,327 spaces. 
• However, there are smaller areas within the study area, and a few blocks in particular, 

that already experience a parking supply/demand deficit. 
• Based on aggressive projections for future development, the study area overall could 

experience  a parking supply/demand deficit in 15 to 20 years. 
 
Some of the key recommendations of the draft study are as follows: 

• Increase the supply of public/city controlled parking with a goal of at least 50%. 
• Discourage any new private parking lots; instead work cooperatively to create more 

public and shared parking. 
• Make permit parking general, not stall or lot specific, and charge a premium for specific 

reservations.  Oversell permit lots by 10 to 18%. 
• Publicize available overnight parking to support downtown residential, and work with 

downtown landlords. 
• Increase enforcement staffing level to one FTE officer, and start enforcing regulations in 

public off-street lots. 
• Move to graduated fine system for overtime parking; first ticket as courtesy ticket ($0). 
• Create a designated parking system (operation) fund.  Revenue is fines and portion of 

permit fees collected. 
• Earmark a portion of funds for maintenance and upgrades. 
• Increase the parking supply. While a parking structure is not yet warranted, one or more 

will eventually be needed depending on the pace of development. 
 
Recommendation:  No action required at this time. 

PC 18-2017 Staff Report February 2018 
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EXECUTIVE SUMMARY

This Downtown Parking Study prepared for the City of Manitowoc is a comprehensive

examination of parking needs. The goal of the report is to evaluate the use of existing parking

supply and determine if the supply is adequate to meet current and future parking demand. The

report discusses how to manage the current supply more effectively and provides tools to aid in

determining when and where new parking is necessary.

This report is an assessment of findings:

• Overview of the parking study process.

• Assessment of how the existing parking is operating and how much new parking may be

required based on current and anticipated future developments.

• Public input.

• Policy and management recommendations.

• Zoning recommendations.

• New parking.

The study process consisted of a two-part analysis. The first part included a determination of

the parking demand by block based on the provided building inventory and calculated parking

generation factors per 1,000 square feet of gross floor space. The demand was compared to

the available supply and the resulting surplus or deficit determined on a block-by-block basis.

The second part of the analysis involved comparing the parking surplus and deficit patterns to

the observed conditions as determined by the turnover and occupancy data. This comparison

offered a benchmark by which the surplus and deficit data was calibrated.

PARKING STUDY AREA

The study area determined by the City of Manitowoc is comprised of 54 blocks covering the

majority of the downtown. This area contains the Municipal offices, County Court system along

with other County offices, retail, restaurant and office space. Rich & Associates evaluated the

parking conditions, supply and activity of the 54 block study area along with blocks just outside

the study boundaries.

PARKING SUPPLY

The following table summarizes the existing parking supply in the study area. There is a total of

4,509 parking spaces in the study area. Of these spaces 1,393 (31%) are on-street spaces and

510 (11%) are public off-street spaces. The balance of 2,606 (58%) are privately controlled off-

street spaces.
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Public Parking Supply

On-Street Totals 1,393 31%

Off-Street Totals 510 11%

Public Parking
Total 1,903 42%

Private Parking Supply
Private Parking
Total 2,606 58%

TOTAL PARKING SUPPLY 4,509

The City of Manitowoc manages and controls 42% of the parking in the downtown core area.

Based on Rich & Associates experience and best practices, we have found that to successfully

manage municipal parking it is desirable for the municipality to have control of at least 50% of

the supply. This allows the municipality to effectively manage the parking in terms of allocation,

changing demand, market pricing, and allows the parking to be enforced with greater efficiency.

Manitowoc does not meet this benchmark.

TURNOVER AND OCCUPANCY

Fieldwork for the study included a turnover and occupancy study conducted by Rich &

Associates’ staff. This study involved an examination of on-street and off-street parking

occupancies and vehicle movements encompassing both daytime and evening hours. Parking

in both public and private parking areas were observed.

OCCUPANCY

The occupancy study occurred on Thursday, June 22, 2017 between the hours of 7:00am –

6:00pm. Thursday was chosen to conduct the analysis because Thursdays are most often an

overall average day that has a good amount of evening traffic with restaurants. A second count

was conducted by City staff on Wednesday, June 28, 2017 around the Library due to the Library

being closed during the first count.
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Occupancy Count Summary

Type of Parking
# of

spaces

7:00am -

9:00am

%

Occ.1

9:00am -

11:00am

%

Occ.2

11:00am -

1:00pm

%

Occ.3

2:00pm -

4:00pm

%

Occ.4

4:00pm -

6:00pm

%

Occ.5

Public On-Street 1311 174 13% 331 25% 353 27% 375 29% 296 23%

Public Off-Street 630 210 33% 266 42% 264 42% 230 37% 157 25%

Private 2189 596 27% 914 42% 843 39% 797 36% 616 28%

Totals 4130 980 24% 1511 37% 1460 35% 1402 34% 1069 26%

Key observations from the occupancy counts:

• The 9:00am – 11:00am circuit was the overall peak at 37% occupancy, with 1,511

parking spaces occupied out of the 4,130 parking spaces observed.

• During the peak circuit the off-street parking (both public and private parking) had a

higher occupancy at 42% than the on-street at 25% occupancy.

• Some on-street block faces had 100% occupancy throughout the day.

• The public parking occupancy (on-street and off-street) peaked during the 11:00am-

1:00pm circuit with 32% occupancy.
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TURNOVER

Turnover is an indicator of how often a parking stall is being used by different vehicles

throughout the course of the day. There were 82 vehicles parked beyond two hours meaning

that during course of the day approximately 14 percent of vehicles observed were in violation. A

violation rate of five percent or less is generally considered a sign of adequate enforcement.

Manitowoc is not meeting this benchmark. With circuits lasting approximately two hours,

presumably, a vehicle could be observed twice in these spaces and not be in violation.

TURNOVER AND OCCUPANCY SUMMARY

The occupancy numbers in downtown Manitowoc are relatively low. The peak overall
occupancy was 37% occupied. This tells us that there is an abundance of parking in the
downtown area that is available during peak hours. The issue is that the parking may not be
available for all users, if it is private and it may not be located in the most convenient places.

PARKING DEMAND

The current parking situation is calculated showing an overall surplus of 1,327 spaces. As

development continues to change and additional businesses come to downtown Manitowoc

there is a potential for an increase in the intensity (number of people visiting each land use) of

overall land use. Block 239 has a large deficit due to a large amount of government offices with

only a small number of parking spaces located on the block. The majority of the government

employee parking is located on adjacent blocks.

In our opinion, one of the biggest reasons that many stakeholders perceive there is a parking

shortage in the downtown is because some employees and business owners are parking on-

street, taking prime customer and visitor spaces. When an employee parks on-street due to

greater convenience when their business has a private parking or public leased space available

for their use, the employee is actually taking two spaces out of the parking supply. This is

because the space is not a shared parking space, instead it is reserved only for the business,

whereas the public on-street spaces are intended to be available for anyone visiting the

downtown to visit multiple destinations.

Manitowoc currently leases out off-street public parking spaces individually. This makes the

public off-street parking like private parking that is reserved and can only be used by a specific

person or business. This means that even though the City currently controls 42% of the parking

this number should be much lower because this parking is not working as shared use parking.

With several respondents admitting that they will not walk to their reserved parking space, this

means that several of the reserved public spaces sit empty because they are reserved for a

specific user. Thought the occupancy was only 37% during the analysis, the effective occupancy

was much higher due to this.
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Block # Potential Project

Immediate

(in current

demand)

5

yrs

10

yrs

15-20

yrs

230 11,000 Redevelopment - commercial X

230 18,000 Redevelopment - 18 apartments X

241 6,000

Office expansion (re-occupancy of

vacant space) X

156 25,000 Mixed-use redevelopment X

163 - Residential redevelopment (20 units) X

164 - Renovation X

173 20,000 Office X

179 3,000 Renovation - restaurant X

216 -

Renovation or redevelopment

(10,000sf grocery at 5.00/1,000sf,

19,034 office) X

219/220 70,000

Mixed-use redevelopment (50 parking

spaces remain) X

230 10,000 Redevelopment - 10 apartments X

227 10,000 Renovation or redevelopment X

228 30,000 Renovation or redevelopment X

154 12,000 Mixed-use redevelopment X

165 30,000 Mixed-use redevelopment X

173 40,000 Apartments X

184 15,000 Mixed-use redevelopment X

240 -

Renovation or redevelopment (50

condos) X

241 15,000 Mixed-use redevelopment X

173 5,000 Mixed-use development X

TimeframeSquare Feet

(from vacant,

use change,

or new constr)

Shared use is an important component of parking that allows municipalities to develop less

parking for each land use due to the ability to park once and visit multiple locations. There is a

higher concentration of private parking in the downtown that is not shared parking. Much of the

private parking was underutilized during the occupancy analysis. This is why it is important that

a municipality control at least 50% of the parking supply in a downtown, so it can adjust

allocation and durations to accommodate all users of the parking system. The other issue that

should be noted is that the majority of permit spaces are leased specifically to a person and

cannot be used by anyone else. This means that the majority of the off-street public parking

supply is not available for shared use.

FUTURE

When projecting the future demand scenarios we used a rate of 40% re-occupancy of vacant

space in the five year projections, 80% in the 10 year projections, and 100% in the 15-20 year

projections. A mixed use parking generation ratio of 2.25 parking spaces per 1,000 square feet

was used to project the parking need of the existing 330,497sf of vacant space in the

downtown. Table G is a detailed list of potential projects provided to Rich and these potential

projects were included in the future demand matrix projections.

With these potential projects factored into the demand model, the 5 year future scenario is

reduced to a surplus of 510 spaces. The 10 year future scenario further reduces the surplus to

165 spaces and the 15-20 year future scenario becomes a small surplus of 33 spaces. It should

be noted that these are all potential projects and that they are included in the demand model

without any additional parking. Rich includes these projects to help understand the potential

impacts to the parking supply.
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PARKING DEMAND ZONES

A second analysis was run to look at the core downtown separately from the surrounding

blocks that have ample parking and less density. With much of the core parking areas fairly well

occupied and the parking just outside the core area underutilized, we felt that it was important

to look at different zones in the downtown to get a more realistic view of the parking demand.

Three zones were determined, the first is Zone 1, the core business area to the north of the river.

Zone 2 is the core business area north of the County Courthouse and south of the river and

Zone 3 is the combined business area made up of Zone 1 and Zone 2. Map 8 gives a spatial

view of the current surplus/deficit split into Zone 1(Table H) and Zone 2 (Table I) followed by

Map 9, a spatial view of Zone 3 (Table J).

When we look at the current and future scenarios in the zones we get a different look at the

parking situation:

Zone 1 current: surplus of 57 spaces, 5 year scenario, -106 spaces, 10 year scenario,

-153 and the 15-20 year scenario, -186 spaces.

Zone 2 current: deficit of -24 spaces, 5 year scenario, -361 spaces, 10 year scenario, -437

and the 15-20 year scenario, -468 spaces.

Zone 3 current: surplus of 33 spaces, 5 year scenario, -467 spaces, 10 year scenario,

-590 and the 15-20 year scenario, -654 spaces.

Although the overall study area has an existing parking surplus, it clear to see that this will

quickly change with additional development, when considered in the context that the core

downtown has an existing and projected deficit of parking that could be exacerbated if new

developments are built on existing parking lots that increase the parking demand while at the

same time reducing the parking supply. It is time for the City to begin looking toward the future

and how to add more public parking to the downtown either with new parking facilities or

working with private parking owners to allow for shared use parking. As in many downtowns

there is an issue with “convenient parking” within the core area.

PUBLIC INPUT

Public input was solicited in the form of surveys and several meetings with stakeholders of the

downtown. Discussions with stakeholders included questions specific to where they worked,

lived or had encounters with parking in the downtown.

Most stakeholders stated that there is a parking shortage, though some did state that they felt it

was more a perception rather than an actual parking shortage in the downtown. It was also

stated that it is sometimes difficult to find parking on street, though additional parking is

available within a reasonable walking distance. Other discussions that came out of the
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stakeholder meetings included discussions of how parking shortages are becoming an issue for

any future developments.

Other Stakeholder comments:

• Many employers and employees are parking on the street and should park in the lots.

• Safety of employees walking in the downtown.

• Lighting.

• Snow removal or lack of snow removal.

• People will not walk in the winter.

• Not enough barrier free parking.

• Wayfinding signs.

• Not enough permit parking for employees.

• Some felt that there is not enough parking while others felt that there was sufficient

parking.

Surveys were employed for gaining input from the community. The surveys were sent out by

Manitowoc staff to the business owners and managers in the downtown. There were three

surveys developed; the first was a business operator survey, the second was an employee

survey and the third was for customers of the downtown.

There was a great deal of participation in the surveys. The surveys collected are as follows:

On-Line Parking Survey Results:

• Business Operator: 36 Responded

• Employee: 229 Responded

• Customer: 536 responded

RECOMMENDATIONS

The recommendations presented are intended to enhance the existing supply of parking

through operational, management, parking pricing and allocation changes. While aimed

primarily at increasing the efficiency of the parking system, the recommendations are

comprehensive and provide a holistic approach to improving parking in the downtown today and

provide a plan for accommodating future infill and development of the downtown study area.

The recommendations provided in this report are a set of tools that Manitowoc staff can use to

manage the parking system. Manitowoc will also be given the demand matrix chart (Table F) to

maintain and manage the parking surplus and deficit in the downtown. This chart can be



Parking Study
Manitowoc, Wisconsin Preliminary Draft Report

ES8

updated with new development, vacancy or in-fill, and any changes to the parking inventory. The

chart allows staff to understand the impacts of potential development and allocate parking and

durations to meet the needs in the downtown.

A parking system is not just about parking vehicles, it also involves the walkability of a

downtown, signage, enforcement, lighting as well as marketing parking to business owners,

employees and customers/visitors. The utilization of lots can depend on any or all of these

factors, as well as the overall condition of a lot. Fundamentally, these issues can impact a

parking system and therefore downtown economics in general. A recommendation summary

can be found on pages 33-34.

ZONING RECOMMENDATIONS

Parking is often overlooked from a public policy perspective. Yet, it has significant impact on

urban design and affects both the land use and transportation systems. However, it is generally

not addressed in municipal comprehensive and land use plans because it is not a primary land

use and it is also overlooked in transportation plans because it is not part of the street network.

This parking study provides an opportunity to examine the City’s parking policies and programs.

The parking supply is a result of policies and programs implemented by the City of Manitowoc.

The City through public investment has provided both on-street and off-street parking spaces.

Private off-street parking is created as a result of zoning regulations enacted by the City. This

section will explain how the City policies create the private parking supply and suggest how

changes in the zoning ordinance can work to improve how parking is provided in light of the

Rich & Associates analysis. Zoning recommendations can be found on page 62.

NEW PARKING

The amount of parking needed depends on whether developments are implemented. Without

additional development occurring in the downtown the deficit is not large enough to warrant a

parking structure. In order to determine the size of a potential structure, the 5 year scenario

demand from each zone was averaged, giving us a need for 311 spaces. This number was

rounded to 300 for this current level of site analysis. Rich & Associates analyzed various

parking structure potentials on the five sites, developed a decision matrix with prepared cost

estimates for parking structures and an estimated expense analysis for the downtown can be

found on starting on page 67.
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DEFINITIONS

The following are definitions used for the analysis:

• Parking Supply – The number of parking spaces available for use by a specified group or

groups of individuals (i.e. shoppers, employees, etc.).

• Turnover - Turnover is the number of vehicles that occupied a parking space in a

particular period. For example, if a parking lot has 100 spaces and during the course of

the day, 250 different vehicles occupied the lot, then the turnover is two and a half times

(2.5).

• Occupancy - The number of vehicles observed in a specific lot or block face represented

as a percentage of spaces occupied.

• Occupancy Rate – The percentage of all parking spaces with vehicles parked in them at

a given time.

• Circuit - A circuit refers to the two-hour period between observances of any one

particular parking space. For the turnover and occupancy study, a defined route was

developed for each survey vehicle. One circuit of the route took approximately two

hours to complete and each space was observed once during that circuit.

• Block Face - A number was assigned to each block within the study area. Each block is

then referenced by its block number and by a letter (A, B, C or D). The letter refers to the

cardinal face of the block; with (A) being the north face, (B) the east face, (C) the south

face and (D) the west face. Therefore, a block designated as 1A would refer to the north

face of block 1.

• Modal Split – Fractional split identifying what percentage of people travel by a certain

transportation type (i.e. automobile, bicycle, walking, etc.).

• Parking Demand – The number of parking spaces generated by a single-purpose

building, multi-purpose building, group of buildings or outdoor amenity.

• Parking Need – Represents the number of parkers who need to be accommodated in a

given block after the use of alternative parking facilities is considered. Use is affected

by price, location, accessibility and user restriction.
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