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I.

EXECUTIVE SUMMARY

The Manitou Springs Economic Development Council commissioned Carl Walker, Inc. to
evaluate parking management practices and to conduct a “Best Practices Review/Parking
Strategic Plan” for the City of Manitou Springs.
Utilizing Carl Walker’s exclusive “20 Characteristics of Best-in-Class Parking Systems” program as
a basis, this study provides the City of Manitou Springs with an analysis of strengths,
weaknesses, opportunities, and threats focusing primarily on the following areas:
•
•
•
•
•
•

Parking Program Organization
On-Street Parking Management
Surface Lot Management
Residential Overflow
Parking Enforcement Practices and
Parking System Planning

This study also provides the community with a comprehensive and strategic approach to
parking management intended to align parking and access management policies with the
larger community strategic and economic development goals and objectives.
The following is a brief overview of the recommended parking and access management
program goals and objectives.
Parking Management Linked to Larger Community Goals - Parking and community access
management strategies are important infrastructure elements that need to be developed in
support of larger community strategic goals.
Equitable Programs - The parking management program needs to be fair and equitable to all
groups.
Varied Parking Management Program Elements - A variety of parking management program
elements will be needed to effectively address the needs of multiple user groups in the
community. As specific program elements are developed it is important to be sensitive to
potential “unintended consequences”. For example, if a new on-street parking management
plan is effective in reducing employee parking in on-street spaces, and the employees are not
provided reasonable alternatives, the result could be that more employees end up parking in
the residential neighborhoods, making that situation worse. In this scenario, implementing new
employee parking options, along with a residential permit program in conjunction with the
new on-street management program may be the best solution. It is important to recognize
the inter-related nature of these issues.
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Self-Funding Programs - It is possible over time, if the recommendations contained in this report
are adopted, to develop a parking program that can be largely self-funding and capable of
developing the needed parking and transportation infrastructure to support the growing
needs of the community. This assumes that the importance of these infrastructure elements is
appreciated and that all the potential parking related revenue streams are harnessed for reinvestment in the needed programs and facilities. At a minimum, this includes parking district
assessment revenues, current off-street revenues, future on-street revenues and parking
enforcement revenues. This could also grow to include elements such as special “trail parking
permit revenues”, fee-in-lieu revenues, transportation fee revenues, special event parking
permit fees, etc.
Core Program Elements - The core program elements are:
a.
b.
c.
d.

On-street parking management
Off-street parking management
Parking enforcement and
Parking and access management planning

In addition, it is strongly encouraged (based on the Guiding Principles) that Transportation
Demand Management/Transit or Shuttle Program integration also be considered as core
program elements. The single most important organizational development issue is the “vertical
integration/management” of these program elements. If this is done, a comprehensive
management plan can be developed efficiently and effectively with the various program
elements integrated in a systematic manner.
Program Re-Organization - A critical first step in the development of the new parking and
access management program is to define and implement the organizational framework
under which the new program will be administered. Two options are provided for your
consideration.
Specialized Expertise - Specialized parking/access management expertise will be required to:
a.
b.
c.
d.

Effectively implement these programs
Provide consistent and responsive service to the community
Be flexible and nimble in adapting to constantly changing demands and
Manage these critical community assets to maximize their effective
utilization in support of a healthy and vital community

Managing Your On-street Assets - The single most important program goal for the immediate
future is to institute effective management controls over your most valuable, and currently
under managed resource, your on-street parking. This includes implementing paid on-street
parking. Specific recommendations for tackling this program element are included. This is
likely to be the most controversial, yet important and beneficial program element that needs
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to be addressed.
Enhanced Parking Enforcement Function - Effective management of the on-street parking
assets and the residential parking areas should also involve an enhanced parking
enforcement function. Given the limited resources available, it is recommended that
advanced parking enforcement technology, such as the mobile license plate recognition
system currently employed by the City of Fort Collins, CO, be utilized to provide an effective,
consistent and cost effective solution.
Residential Permit Program Development - Development of programs to protect and control
parking in residential areas will be another key priority for the new parking management plan
to address. This should be done as part of a comprehensive package of management
options.
Leveraging Technology / Improved Payment Options - Another area where recent technology
advances should be leveraged is in the both the on-street and off-street parking revenue
controls systems. Pay-by Space or Pay and Display multi-spaces meters could be used in both
on-street and off-street applications.
New parking rates and payment options are
recommended for the Cañon and Wichita lots.
Parking Supply Development - Development of parking expansion options, including on-going
assessment of parking needs, land acquisition for strategic parking investment, etc. needs to
occur. Municipal zoning codes and parking requirements need to be reassessed as part of an
on-going parking planning process. Consideration of concepts such as fee-In-lieu parking,
parking maximums, unbundling parking, etc. should be explored.
Parking District Expansion - Just as the scope of the parking program is being expanded, it is
also recommended that the area served by the parking management program be
expanded. It is clear that parking issues extend well beyond the immediate downtown area.
Specifically, up Ruxton Avenue as far as the Cog Railroad (a critical element of the local
economy) and Bar Trail.
Collaborative Use of Private Parking Resources - Another opportunity that needs to be
explored is the potential for creative use of underutilized private parking assets to support
community needs. Opportunities such as using church parking lots during the week to help
meet employee parking needs is one such example. These programs need to provide
benefits to all parties involved whether through financial compensation, shared revenues or
through reciprical use agreements to support institutional special events or similar activities.
Linking to Economic Development - Most of the elements outlined above will have a direct
impact of the economic health of Manitou Springs. The very positive changes already
produced by the recent redevelopment of Manitou Avenue have stimulated business to the
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point that parking, which had been only marginally problematic, will now take on added
importance and indeed a sense of urgency.
Sustainability Initiatives - Finally, it is recommended that strategies be considered that attempt
to reduce parking demand and promote alternative and sustainable forms of transportation.
This report highlights the importance and complexity of parking as a critical element in the
continued development and revitalization of Manitou Springs. With the recent community
investments in streetscape and pedestrian environment improvements, business activity is
increasing. Parking will emerge as a more critical issue than ever before as increased parking
demands begin to approach or even exceed parking supply at peak times.
The development of a more sophisticated and multi-faceted parking management function,
combined with strategic investment in additional parking supply will become critical in the
next couple of years. By properly aligning parking/access resources and management
strategies with the larger community strategic and economic development goals, Manitou
Springs will be better positioned to achieve its desired goals.
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INTRODUCTION
The City of Manitou Springs, Colorado is located 65 miles south of Denver and 4 miles west of
Colorado Springs. With attractions such as Garden of the Gods and Pikes Peak, “America’s
most famous mountain”, the Cog Railroad, etc., Manitou Springs is a natural tourist attraction.
During the peak tourist season, parking presents several challenges:
•
•
•

On-street parking generally remains full, with not enough availability to capture all
customers.
Both visitor and merchant employee parkers overflow into the residential
neighborhoods.
Inconsistent enforcement policies between winter months and summer months.

With the recent completion of the first phase of the Manitou Avenue re-design and
streetscape enhancements, business has increased and parking is becoming a more critical
issue.
The Manitou Springs Economic Development Council commissioned Carl Walker, Inc. to
evaluate parking management practices and to conduct a limited “Best Practices” review of
the parking management program.
Utilizing Carl Walker’s exclusive “20 Characteristics of Best-in-Class Parking Systems” program as
a basis, this study provides the City of Manitou Springs with an analysis of strengths,
weaknesses, opportunities, and threats focusing primarily on the following areas:
•
•
•
•
•
•

Parking Program Organization
On-Street Parking Management
Surface Lot Management
Residential Overflow
Parking Enforcement Practices and
Parking System Planning

This study will also provide the community with a comprehensive and strategic approach to
parking management intended to align parking and access management policies with the
larger community strategic and economic development goals and objectives.

SCOPE OF SERVICES
•

Submit an initial “Request for Information” and schedule the initial site visit to Manitou
Springs.
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•

During a 2-day visit to Manitou Springs, the Carl Walker team will evaluate the City’s
parking assets and programs. We will meet with various City staff, the Manitou Springs
Economic Development Council and downtown stakeholders.

•

Provide an evaluation of the existing parking system following a SWOT analysis format
identifying the parking system’s Strengths, Weaknesses, Opportunities and Threats.

•

Develop recommendations and direction for enhancing the Manitou Springs parking
program specifically addressing the following areas:
o

Parking Philosophy/Guiding Principles
! Review current local requirements, public parking policies, zoning issues.

o

Parking Planning
! Ideas for new parking locations in the future. How to move employees
out of downtown, residential parking, downtown overflow, seasonal issues,
park and ride, etc.

o

Appropriate Organization
! Evaluate various parking system organizational models such as a parking
authority; collapse Metro District into a citywide function, etc.

o

Effective Communications
! Parking website, signs, rules/regulations, new technology implementation,
etc.

o

Consolidated Parking Program
! Evaluate a possible transportation center at gateway, management of
future parking structures/lots, use of on-street meters, employee shuttle
from our areas, etc.

o

Financial Reporting and Planning
! Who keeps and spends parking revenues…on what?

o

Parking Management Strategies
! On-street pay-to-park, lot pay-to-park,
planning – grow inventory with funds, etc.

o

Effective Use of Technology
! Evaluate fee collection systems, review of various parking operations
methodologies (both on-street and off-street).

parking

permits,

long-term
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o

Parking System Marketing and Promotion
! Trailblazer signs, web-based information, etc.

o

Special Events Parking
! Coordination and communication strategies, etc.

o

Parking Enforcement
! Who does it? How to make it more “visitor friendly?” How to deal with
repeat offender issues, etc.
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II.

STAKEHOLDER INTERVIEWS … WHAT WE HEARD

PROJECT STEERING COMMITTEE MEMBERS
Kitty Clemens, (Primary Project Contact) Economic Development Director
Leslie Lewis, (Secondary Project Contact) Director of Chamber of Commerce
Mike Milar, Metropolitan Parking District Board, Ex-City Council, BID Member, Owns a bar
downtown
Spencer Wren, General Manager of Cog Railroad (largest employer)
Paul York, General Manager of Cliff House Hotel
David Hunting, EDC Board President, Local reverend, Downtown Church
David Symonds, Metropolitan Parking District Board, Owns 2 restaurants (Stagecoach and
Craftwood Inns), BID Member
Tim Haas, EDC Board, Owns Garden of the Gods Trading Post and the Outpost, BID Member
Rolf Jacobson, Chair of the Metropolitan Parking District Board, manages public off-street
parking

STAKEHOLDER GROUPS
During the course of our stakeholder interviews, Carl Walker met with the following groups. We
were pleased with the constructive input and candor offered throughout the stakeholder
interview processes.
Stakeholder Group

Meeting Date/Time

•
•
•

Business Improvement District Board
Metropolitan Parking District Board
Chamber Board

June 21, 2007 at 1:30 pm

•
•

Local Merchants
Police Chief

June 21, 2007 at 2:15 pm

•
•
•

Economic Development Council
Manitou Urban Renewal Authority (MURA)
Developers and Contractors Focus Group

June 21, 2007 at 3:00 pm

•

Open Public Meeting

June 21, 2007 at 6:00 pm

•
•
•
•

Historic Preservation Commission
Open Space Commission
Art Commission
Park and Recreation Advisory Board

June 22, 2007 at 9:00 am
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•
•

Planning Commission
City Council Members

STAKEHOLDER INPUT QUESTIONS
We used the following question set, developed in concert with the parking study taskforce
group, to stimulate discussion:
1. Tell us briefly about your business/organization and how parking impacts you?
2. What is your perception of the current state of parking in downtown and throughout
the community?
3. How does current parking availability impact you?
4. What is the single most important parking issue in Manitou Springs?
5. If you could change the current way parking is managed, what would you do?
6. What do you hope this study will achieve?
Following is a summary of common or repeated comments. All stakeholder input notes are
included in the appendix section of this report.

SUMMARY OF STAKEHOLDER INPUT MEETINGS
BID, Metro and Chamber Boards

• Parking has become increasingly more difficult over the past several years.
• While it’s good that there is a parking problem because it means that downtown is
growing and the tourist season seems to be bringing in more visitors, we’re concerned
about residential overflow.
• Lack of parking (or mis-management of what we have) limits the amount of potential
merchant/business revenue.
• There isn’t a clear communication system to direct visitors to public parking.
• The 3 and 4 hour time limit for on-street parking is too long.
• We’re not opposed to parking meters, but we’re concerned about cluttering the
streetscape that we’ve just improved.
• There just isn’t enough incentive for merchants to park in the paid parking lots.
• We need to provide enough parking for downtown employees, perhaps by shuttling
them from a remote lot on either the east or west end of town.
• We need to enforce parking year round, not just in the summer months.
• We need to have different parking management systems for the summer and for the
winter.
• We need a plan that addresses short-term, daily and monthly parkers.
• I want to see a blanket authority managing our parking system. I like the idea of BID &
Metro working together.
• We don’t have any loading zone spaces on-street.
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Local Merchants Focus Group and Police Chief

• I would like to see year-round enforcement.
• A shuttle system is on my wish list.
• I’m not opposed to meters, but how hard are they to maintain and how much do
they cost?
• The problem we have with enforcement is that on-street parking signage isn’t clear for
visitors to understand.
• At both entrances to the city, we need to post where parking is located and what the
speed limit is. I think we’re missing a revenue opportunity from people speeding up
and down Manitou Avenue.
EDC Board, MURA Commissioners, Builder and Developers Focus Group

• Parking doesn’t normally affect me when I’m doing a project, but it does as a
resident.
• Now that the streetscape is done, I think that on-street parking is a problem, which is a
good problem to have.
• If you decide to initiate a shuttle/bus system, try to operate within an urban renewal
district.
• If you want meters, get the kind that take meter smart-cards. I used one in Colorado
Springs that I could re-charge.
• You have to have a hook to sell the merchants.
• Parking garages can be attractive, especially in downtowns.
• How are we going to handle Parade of Homes, when 15,000 people coming to
Manitou from mid-August to early-September?
• How are we going to handle the times when Manitou Avenue is closed for a special
event?
• I’ve seen visitors who’ve paid for an all day pass give their pass to another visitor
coming in, since the entire day has already been paid for.
Historic Preservation Commission, Open Space Commission, Art Commission, Park and Recreation
Advisory Board, Planning Commission, City Council Members

The biggest problem is the repeat offenders.
I think we need to really be looking at the future of the City.
It seems like we’re turning more into Bed & Breakfasts.
As we look at our options for parking, we need to keep in line with our streetscape
improvements and pedestrian-friendly atmosphere.
• We need to take care of immediate, short-term needs, but also think about what
we’re trying to gain over the next 5 years, and expanding our economy.
• We need to start building safer, larger buffers to sustain economic ups and downs.
•
•
•
•
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• Because there are trails everywhere, hiker parking is always going to be a problem
and it’s going to affect residential parking.
• I see a problem where people drive all the way up to the Barr Trail Lot and there’s no
available parking which causes more traffic.
• I think shuttling up Ruxton is the best answer.
• There is a good possible parking lot at the old carwash site.
• You can take advantage of smaller parking pockets, such as on Pawnee.
• I think there are tons of solutions, and shuttle seems to be a prevalent solution.
• I think shuttles and valet can work in certain applications.
• We need to think about the safety of wait staff walking to a remote lot after hours,
carrying cash, especially women.
• You can get pretty much anywhere in Manitou Springs in about 5 minutes.
• On the east side of town, you have the new hotels that are coming up. They could
help finance the shuttle system.
• The possibility of partnerships to run the parking authority is tremendous. It took a
partnership effort just to get funding for the parking study. Plus, we won an award for
partnership to get the streetscape program off the ground.
• Isn’t there a little bit of danger using parking as a tool to limit the amount/kind of
development in the City? Shouldn’t we keep it open for all different types of
business?
• We had an intern architect design a parking garage for both the Cañon & Wichita
Lots.
Public Meeting – Open Forum

• Are you including the Cog Train & Barr Trail in the overall parking system, because 2/3
of the people parking in Barr Trail are going downtown?
• Because people haven’t been able to find parking on Manitou Avenue, they are
parking in the secondary residential streets and it causes us residents to walk two
blocks with groceries.
• I like to pay things once a year and not every day. I’d like to have an option for my
local customers, or regular visitors, to not have to pay every visit.
• There are tour buses idling right in the center of town and inhibit visibility. Also trucks
loading & unloading are causing a bottleneck in the center of town.
• Are you looking at putting meters on Manitou & Cañon Avenues, or other roads? I
would disagree that Manitou & Cañon Avenues are the most captive revenue
generator roads. I think that there is a large stretch of Manitou Avenue that could be
metered and is being used by local hikers, etc. (past Ruxton).
• If you have meters downtown, can you have creatively designed meters (horse,
etc.)?
• I’m intrigued by your multi-space meter options. How do the costs compare to singlespace meters?
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• My biggest fear is that this is going to turn into a revenue generated focus. All we
need to do is get merchants and employees to not park in front of their own business.
• You just gave two examples of on-street parking solutions: one where there is paid
on-street parking and one where they use high-tech enforcement to control on-street
turnover. When do we get to choose what we want and what will work for us?
• Isn’t there a system where the first citation is a warning, but you penalize the multiple
violator?
• We need stricter enforcement.
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III.

CURRENT PROGRAM OVERVIEW

DISTRICTS/COUNCILS
Metropolitan Parking District

The Manitou Springs Metropolitan District is a special taxation district located along the
downtown portion of Manitou and Cañon Avenues.
The District has an inter-governmental agreement with the City of Manitou Springs. The District
also has bonding authority. The District pays a yearly fee to the City in exchange for financial
and administrative support. Part of this agreement pays for city employees to collect money
from the parking permit machines and to handle all maintenance. The District works very
closely with the City to keep the parking lots operating. The District repays the City for
necessary expenses. The City Police department also patrols the lots and tickets parking
violators. The City keeps any money from the parking tickets.
The District is overseen by a board of directors which consists of five members and one
Economic Development Committee (EDC) liaison. Rolf Jacobson is Chairman and President.
Board Members currently include: Bud Ford, Larry Fox, David Symonds, and Michael Milar.
Paul York is the EDC representative.
The District also works closely with the following groups:
Economic Development Council

Economic Development Council is a division of local government in Colorado. They
have a 7 member board. The EDC does not have taxing or bonding authority.
Central Business Improvement District

The Central Manitou Springs Business Improvement District is a typical Business
Improvement District or BID. They have a 7 member board and they have the ability to
issue bonds. They get a square foot assessment of .30 per square foot. The BID is set to
sunset after 10 years. The BID was created in January 2004.

MISSION
The primary mission for the Metropolitan Parking District is to obtain and operate off street
parking lots in its boundaries. Its secondary mission is to promote pedestrian and traffic safety.
The Parking District also supports projects that help with outdoor recreation such as Parks and
open spaces.
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PARKING SYSTEM INVENTORY
On-Street Spaces:
Off-Street Spaces:

480
80
43
603

Wichita Lot
Cañon Lot
Total

PARKING RATES
On-Street:
Off Street:

Violations:

Free (Three Hour Time Limit)
Transient - $2/day and $3/24 hrs.
Monthly - $100/year (1 - 4 permits)
$75/year (5 - 9 permits)
$50/year (10 + permits)
Daily - $1 token (Manitou residents & employees, purchase in advance)
$5/each

During the Year 2006, revenues from the various parking operations were as follows:
Parking Fees at the Cañon Lot:
Parking Fees at the Wichita Lot:
Permit Fees:
Token Fees:

$29,454
$22,217
$ 7,225
$ 711

TOTAL:

$59,607

Note: This total does not include revenue generated from parking violations (tickets).

PARKING SYSTEM REVENUE MANAGEMENT
The District receives most of its funds from fees collected
for parking in its two parking lots. The larger lot located on
the eastern side of the district on Manitou Avenue is
called the Wichita lot, and has 80 spaces. The smaller lot
is on Cañon Avenue and has 43 spaces. The parking rate
at both lots is $3.00 per day. Yearly permits are sold for
$100.00, with a discount applied to individuals who
purchase multiple parking permits. The current rate for 5
to 9 permits is $75.00 per permit and $50.00 per permit for
10 and over. Manitou residents and employees can
purchase special tokens in advance for $1.00/each for daily parking.
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ENFORCEMENT
The City maintains and staffs parking enforcement
for both on-street and off-street parking locations.

PARKING SYSTEM MARKETING AND PROMOTION
The City provides some limited funds for parking
system marketing and promotion. These monies
cover print and broadcast
advertisements/marketing costs. A number of local
visitor oriented publications include a copy of the City parking map at no charge, and the
City also prints its own visitor brochures. The marketing budget also provides funds for
validation signage for participating businesses.

Internet Websites

The City’s website at www.manitousprings-co.gov is
primarily a resource for city departments, links to
ongoing projects and other government areas of
interest in Manitou Springs. There is a link to an
electronic map showing public parking from Colorado
Springs to the east, to the Cog Railroad at Ruxton
Avenue to the west.
The BID website (www.80829.com) and the Chamber
of Commerce website (www.manitousprings.org) are
great resources for events, lodging, and other visitor
areas of interest in downtown Manitou Springs. There is
a link to an electronic map and guide illustrating the
two public parking lots and their rates, as well as
downtown shops and restaurants. The map and guide are produced by the Central Manitou
Springs Business Improvement District (BID).
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IV.

LIMITED PARKING SUPPLY/DEMAND ASSESSMENT

PARKING INVENTORY
The entire Manitou Springs parking system has a total of 603 parking spaces – 480 on-street
and 123 off-street spaces.
However, the central downtown core of Manitou Springs has a total of 362 public parking
spaces. Of this total number, 239 spaces are on-street spaces and 123 are off-street spaces.
The 123 off-street spaces are located in 2 surface parking lots -- the Cañon Lot and the Wichita
Lot. The general location of these parking assets is illustrated in Figure 1 below.

Figure 1. Parking Inventory - Downtown Area
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PARKING OCCUPANCY – MEMORIAL DAY, MAY 28, 2007
A parking occupancy survey was performed by a Manitou Springs private citizen on Memorial
Day, May 28, 2007, from 2:00 to 4:00 pm. The independent survey showed all downtown
parking spaces as full (on-street and off-street) with the following residential overflow
sequences:
1.
2.

Washington Avenue from Cañon to Floral Path: 6 spaces, all full.
1100 block of Manitou Avenue to the Ute Pass Motel on the north, a little further on the
south: Lot at Creekside Liquor full, all spaces taken as far as the Ute Pass Motel on the
north and nearly all spaces filled to Ute Trail on the south. Roughly 25-30 spaces.
100 block of Ruxton Avenue full to Capitol Hill Street, roughly 12 spaces.
Navajo Avenue to the Osage/Duclo intersection: 20 spaces, all full.
Duclo to Otoe: 18 spaces, all full.
Otoe/Duclo to Manitou Avenue: 9 spaces, all full.
Duclo from Otoe to Modoc (south side of Duclo): 12 spaces, all full.
Duclo from Otoe to Pawnee (north side of Duclo): 27 spaces, all full.
Pawnee and Duclo to Manitou Avenue: 11 spaces, all full.
Deer Path/High Street intersection to Manitou Avenue: 20 spaces, many empty.

3.
4.
5.
6.
7.
8.
9.
10.

According to the independent survey, all of the on-street spaces in the residential areas of the
survey were full, with the exception of sequence 10 (Deer Path/High Street Intersection to
Manitou Avenue). A copy of the entire Memorial Day Survey is included in the Appendix of
this report.
Figures 2 and 3 on the following pages show:
•
•

Only the residential overflow, with the above survey sequences (1-10) noted.
The residential overflow, along with the downtown inventory.
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Figure 2. Residential Overflow - 2007 Memorial Day
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Figure 3. Combined Downtown Full + Residential Overflow
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V.

PARKING SYSTEM SWOT ANALYSIS

This parking system assessment is based on Carl Walker’s “20 Characteristics of Effective
Parking Systems” and is summarized in the following “SWOT” analysis. This analysis identifies the
“Strengths,” “Weaknesses,” “Opportunities” and “Threats” related to the City of Manitou
Springs parking system. The information contained in this analysis was developed through
observations by Carl Walker staff as well as input provided by community members during a
variety of public meetings and stakeholder focus groups.
STRENGTHS
1.
2.
3.

4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.

Existing Parking District organization with bonding capacity
Community relations & support
Parking is currently generating positive cash reserves
targeted for the development of additional parking
capacity
Strong support and relationships with local Business
Improvement District
Strong support and relationship with local Urban Renewal Agency.
Positive relationship with City staff (Planning, Police, Mayor’s Office, etc.)
Desire to create a more effective parking management organization
Recently completed downtown streetscape project
“Genuine ‘Main Street’ Downtown” – Unique environment
Mountain setting and Pikes Peak – tourist destination
Strong retail environment
Other strong local area attractions (Cog Railroad, Garden of the Gods, etc.)
Significant supply of on-street parking (480 spaces)
Surface parking assets (123 spaces)
Current parking supply seems adequate at present (although demand is growing
quickly)
Surface lots are well maintained and in good repair
Adequate parking signage

WEAKNESSES
1. The most valuable parking assets (the on-street supply) are essentially unmanaged
except for limited enforcement of the 3 hour time limit.
2. There is already a perception by some merchants that lack of parking availability is
restricting their ability to grow their revenues.
3. Employees reportedly park in on-street spaces, taking valuable visitor/customer spaces.

Page 25

Parking Management Study & Strategic Plan
City of Manitou Springs, CO
Draft Report
December 21, 2007

4. During peak season, the on-street spaces remain full which forces both customers and
merchants to park in residential areas, where parking is already limited. This creates
problems for the residents of these neighborhoods.
5. Parking for hikers and other tourist parkers is limited at the Cog Railroad parking lots, also
forcing parkers to park in residential areas.
6. Promoting greater turnover of the on-street spaces will improve local business sales and
sales taxes. This could be done most effectively by reinstating parking meters on-street
and investing in new parking enforcement hardware/software.
7. Due to the mountainous terrain and lack of available land near the core of downtown,
securing convenient sites for additional surface parking will be difficult.
8. Available sites for future surface parking are too distant unless some form of shuttle
transportation is provided. While shuttling is one possible option, it is very expensive to
operate.
9. The current Parking Commission is run by volunteers who have other full-time jobs.
10. The parking program does not have dedicated staff or any real parking expertise.
11. The fact that Manitou Springs had meters twice before in its past, may make going
back to meters more politically sensitive.
12. The equipment and rate structure for off-street lots could be improved to provide more
customer payment options, be less susceptible to abuse and generate more revenue.

OPPORTUNITIES
1. There is a great opportunity to create a new parking organization that will have the
potential to be financially self-sustaining and able to support the community
development into the future.
2. Effective management of on-street assets could generate new revenue streams that
could be reinvested in the downtown including an expanded parking program.
3. There is an opportunity to correct parking pricing dynamics to reflect the appropriate
economic values and influence parker behaviors in a systematic and sustainable
fashion that will benefit the parking system, the downtown merchants and the
community as a whole.
4. Investment in advanced parking enforcement systems will improve consistency,
efficiency and revenue generation of the parking enforcement function, while at the
same time creating better use of the most convenient (and therefore valuable) parking
assets, the on-street spaces. This investment could potentially repay itself within 1.5 - 2
years time.
5. There is the potential to create a new parking organization that would be responsible
for on-street parking, enforcement and off-street parking. This vertically integrated
model would provide parking management, parking planning and other related
services to the City/Community.
6. Generation of new parking revenue streams, centralized in the new parking
organization:

Page 26

Parking Management Study & Strategic Plan
City of Manitou Springs, CO
Draft Report
December 21, 2007

a.
b.
c.
d.

Parking enforcement revenues
Future on-street meter revenues
Expanded off-street parking revenues
Parking In-Lieu-Fees

THREATS
1. As the downtown continues to develop, inadequate parking supply/management
could quickly become THE major problem for downtown.
2. Some parking lots are vulnerable to flooding.
3. Lack of available, close in property for future parking capacity
4. Due to the lack of available, close in property for future parking capacity, adding a
deck over the existing lot off Manitou Avenue (Wichita Lot) might become a
requirement before adequate funding can be accumulated. Also if this scenario were
to play out, finding an alternative parking option during construction could be
problematic. Further, a shuttle program would likely be required during construction
adding even more cost. Negative impacts on local businesses could be significant.
5. There are a number of exciting and potentially beneficial parking projects that can be
envisioned, however, the City/Metropolitan Parking District is unlikely to be able to fund
multiple elements simultaneously. Examples include:
a. Hiring a parking program manager
b. Capital purchase of on-street meters
c. Investment in new parking enforcement technology
d. Investment in new off-street parking control equipment
e. Implementation of a new residential parking permit program
f. Investment in additional land for surface parking
g. Investment in a parking shuttle operation
h. Investment in a future structured parking facility.
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VI.

SIGNIFICANT ISSUES

PARKING MARKET DYNAMICS
Changing the Market Dynamics
The two flow charts that follow illustrate the current dynamics in the Manitou Springs parking
market and the results expected from implementation of the key changes recommended in
this report. Those key changes are:
1. Implementation of paid on-street parking.
•

Implementation of paid on-street parking will provide the initial stimulus to move
employees out of the on-street spaces and in search of off-street alternatives.

2. Expansion of the parking district’s role to manage the entire parking system.
•

This will create a more unified parking management program.

•

All revenues generated by permits, daily and hourly users, citations, meters (if
adopted by the City), etc. should remain in one budget to be used for parking
system maintenance and improvements.

The following logic chart shows the principal dynamics that exist in the Downtown Manitou
Springs parking market. The end result is a perception of scarce parking and frustration with
trying to do business or shop Downtown.
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Current Market Dynamics
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The following logic chart shows the expected impact of proposed changes in the current parking
system and its management.

Changing Market Dynamics
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ON-STREET PARKING
On-Street (curbside) parking is the most valuable asset in the City's parking system. It is the
most convenient parking for nearly everyone visiting, working or doing business downtown.
The exception is an “attached" parking structure that provides a fully weather protected route
from workplace to parking space, but that advantage comes into play only when weather is
an issue.
The availability of ample on-street parking in small to mid-size downtown areas is critical to
downtown businesses. In order to compete with suburban businesses, the Downtown must
make sure that as many potential customers as possible can find convenient on-street parking.
The consistent availability of on-street parking can make a dramatic difference in the time
needed for trips downtown to shop, eat or do other business. It is particularly important in
drawing people from outside the Downtown area who have limited time for their trip and
have alternatives elsewhere.
Downtown restaurants and cafes, for example, can attract
more lunchtime business from outside Downtown or from across Downtown if convenient
parking is consistently available nearby. In most cases, particularly for those restaurants
located along Manitou Avenue, that means on-street parking. Restaurants that have the
potential for drawing from outside Downtown can do so if those potential customers are able
to travel to the location, park quickly in an on-street space, eat, and return to their workplace
within a reasonable time. If the search for parking and the walking distance between the
parking space and the restaurant adds too much time to the process, those potential
customers are more likely to find somewhere else to eat. If on-street parking is not available,
convenient and visible off-street surface lots can meet the same needs although on-street
parking is preferred by most drivers.
The same principle holds true for other types of businesses that compete with other nearby
locations for customers. Whether the business is a law firm, accounting firm, or retail business,
the ability of clients and customers to make short trips can have a dramatic impact on the
success of those businesses by expanding their market reach beyond the daytime population
of downtown residents and workers.
The most important change that must take place in Manitou Springs is the change in both
policy and culture related to on-street parking in the central business district. Presently, much
of that parking is taken up by employees. Although most parking in the Downtown area is
subject to time limits, it is common knowledge that Downtown workers park in curbside spaces.
Most complaints about parking from those Downtown workers are that they have to move
their cars once or twice during the day in order to avoid a parking ticket. Likewise, employers
complain about the fact that they have to allow their employees to leave work to move their
cars.
On-street parking must be reserved for short-term visitors and business customers. Employees
must find parking in off-street parking facilities. When management measures to make this
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happen are implemented in Manitou Springs, it is critical that we also provide employee
parking options and at the same time protect the residential neighborhoods from further
parking abuses.
One of the questions that arose during discussions with stakeholders, and during the public
forum, was "Where will employees find parking if they don't park on the street?" That issue will
be addressed in more detail later, but the real question should be "Who is better able to find
off-street parking alternatives, employees who work Downtown every day and know the area,
or customers and visitors who are not as familiar with Downtown parking options?"
In summary form, here are the basic principles governing the proper management of on-street
parking:
1)

On-street parking must be dedicated to downtown visitors, clients and customers.

2)

Employees and Downtown residents must not park in on-street spaces during normal
business hours. Streets that are predominantly residential streets, typically at the periphery
of the downtown core, are the exception.

3)

On-street spaces should be managed with time limits or pricing (parking meters) to ensure
that they are used only for short-term stays. Time limits without parking meters are
generally less successful in achieving the desired space turnover. In either case, these
management tools require an effective and consistent parking enforcement program to
realize the desired benefits.

4)

The goal in managing on-street parking is to provide convenient parking for the greatest
number of potential parkers while applying time limits that reasonably accommodate the
needs of downtown customers and visitors.
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PAID ON-STREET PARKING
The City should consider a return of parking meters to the on-street (curbside) parking system.
•

This will provide an incentive for downtown employees to seek
off-street parking alternatives and leave valuable on-street
parking for downtown customers and visitors.

Placing a cost on
curbside parking will
provide a financial
incentive for private
property owners to
make paid parking
available
to
employees
seeking
off-street alternatives.
This will expand the effective parking supply by
bringing more private parking spaces into the
publicly available market.
•

•

The meters can be designed to provide an initial
"free" period (15-30 minutes) that would allow for
quick "pick-up" stops without having to pay. This
can ease concerns about implementing metered
parking until the positive effects of a properly
functioning system become apparent.

•

Dual-space meters can be used to reduce the initial capital cost (one meter controlling
two spaces).

•

The appearance of the meter should be considered in the selection process, with
preference for meters that contribute to the "nostalgic" look, consistent with recent
signage additions.

•

Given the recent investment in the Manitou Avenue Streetscape improvements, Carl
Walker recommends that the City invest in newer technology that offers several
advantages over traditional parking meter systems – specifically multi-space meters.
These new electronic multi-space meters are more customer friendly allowing multiple
forms of payment including credit and debit cards.

•

There are new single spaces meters that also accept credit cards.
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PARKING SUPPLY / FUNDING
Another major benefit of implementing paid-on-street parking and the required enhancement
to the parking enforcement program is the ability to build funding mechanisms to support the
needed program management and infrastructure development.
There is an immediate need to hire someone full-time to begin program development and
implementation. Improved management of the on-street assets is a critical first step.
Developing and implementing new employee parking options and a residential parking
permit program are another key priority. There will be recruitment and salary costs as well as
initial capital expenditures required if these program recommendations are to get off the
ground. These are critical needs that will allow you to make the most effective use of the
assets you currently own or control.
However, looking to the not-to-distant future, the most critical and expensive elements will be
the needed investments in land acquisition and parking lot development. Clearly some new
parking supply is needed on the west end of Manitou Springs. As business continues to
improve, the existing parking assets of the Cañon and Wichita lots will be fully occupied more
and more often. Given the linear nature of Manitou Springs, due to its geography, land in the
central business district is very limited. This means that options for additional parking resources
are likely to have walking distances that are greater than will be acceptable to most user
groups. This leaves only a couple viable options, i.e., developing surface lots and providing
shuttle service or considering investment in structure parking options existing lots. For example,
the site of restaurant Tajime Alami would be a likely future parking asset, but it’s proximity to
downtown may be too far for downtown visitors or even employees to use on a regular basis.
However, it would be a good investment to support future development on the east end of
Manitou Springs.
Providing shuttle services from remote surface lots can be an effective interim solution or an
effective strategy to address special demand situations such as special events, however, as a
long-term strategy it is not ideal. I liken the situation to deciding whether to rent or buy a
house. The remote lot with shuttle service is less expensive initially, but in the long-term the cost
of on-going shuttle operations is like paying rent. The costs will always be there and they will
escalate every year. The cost of gas is another volatile element.
However, investing in a parking structure, while more expensive initially, gives customers what
they really want, close, convenient access and without the on-going shuttle costs and will
generate more revenue. The costs that would have been spent on shuttle services are
replaced by debt service payments, but you are building equity into a asset that will help
support the downtown for years to come.
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The Cañon lot is really too small to be an effective site for structured parking, however, the
Wichita lot has possibilities. Carl Walker reviewed a set of parking garage plans previously
developed by the Colorado Center for Community Development. We found several issues

with the plans, the primary concern being the bay width dimensions (approximately 55’ or
56’). We do not believe these dimensions would work well. At a minimum, the level of service
would be less than desirable. Using the same general site boundaries/constraints, we did
develop an option that we believe would work on the site. This conceptual plan is illustrated
above and on the following page.
After sketching several options we found the “Donut” scheme shown above, works best on the
irregularly shaped site. This option provides 284 parking spaces on three levels in 94,256 square
feet. The parking efficiency is 332 sq. ft. per space. The parking spaces are all 9’-0” wide. The
estimated cost is $4,241,520 based on $45 per sq. ft., which equates to $14,935 per parking
space. One of the trees falls within the center areaway and the other could possibly be saved
by notching the garage and losing a few spaces, if that is desirable. The opening in the
center functions as “light well”, and provides additional natural light within the structure. It
could also be an interesting opportunity to create a public art feature.
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Because of the natural elevation change, the 3 level structure would not be out of scale for
the surrounding architecture. There might also be an opportunity to add other uses in the
structure if desired, such as a level of affordable housing or artists’ lofts on top.
The primary entry would be from Manitou Avenue, but the most exiting traffic could be
directed out the back, thus mitigating traffic impacts onto Manitou Avenue.

We recommend that the option to develop additional parking capacity on the Wichita Lot be
further evaluated.
Page 36

Parking Management Study & Strategic Plan
City of Manitou Springs, CO
Draft Report
December 21, 2007

ZONING / PARKING REQUIREMENTS
We know that the City Planning Department is working on reassessing local zoning codes and
parking requirements. We support this initiative.
We have provided Dan Folke with recently updated information regarding parking
requirements that was developed by the Parking Consulting Council of the National Parking
Association. We also provided Dan with a white paper on “Fee-In-Lieu Parking Strategies”.
As part of the information provided to us in our initial “Request for Information” we were
provided a spreadsheet that compared parking requirements for Manitou Springs to several
other Colorado communities. As part of our research for this project we updated this
document for your review. An electronic version of this will be provided for your use.

RESIDENTIAL PARKING PERMIT PROGRAMS
As mentioned previously, development of a program to protect and manage parking in the
residential areas bordering the downtown is important and recommended. The following is an
overview of the elements that typically comprise a residential parking program. It also
contains some program examples.
The strong economy of recent years, and parking charges in central business districts,
hospitals, colleges, and universities, has resulted in more vehicles looking for free parking
spaces off-site. Residential areas in close proximity to these parking generators are often
overrun with non-resident vehicles parking in front of their homes, especially during weekday
hours.
Some of the potential parking generators in residential neighborhoods include:
" Commuters into CBDs or other commercial office districts
" Retail establishment employees and their customers
" College and University students, faculty, staff, and visitors, given most colleges and
universities charge a fee to park on campus
" Public transit riders, where residential streets are near transit routes
" Hospital staff and visitors, as many hospitals now charge a fee to park
" Public Schools, as most high schools have high numbers of students who wish to drive to
school, competing for smaller numbers of parking spaces
In response to these issues, many municipalities have developed Residential Parking Permit
Programs to deal with parking encroachment into residential areas, typically by requiring
special resident parking permits be displayed during certain hours while parked on specific
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streets. Such programs allow parking availability for residents while limiting non-resident
parking on residential streets.
Requirements/Guidelines for Residential Parking Permit Program Creation
Requirements by cities and counties vary somewhat, but most RPP programs require the
following guidelines be met:
"

Citizen participation is essential to the development of an effective RPP program.
o

The residents/neighborhood association must petition the local governing body
requesting an RPP program be implemented.

o

Governments normally require a certain percentage of residents to sign the
petition, to ensure there is popular support for the change.

o

The resident percentage necessary for signing the petition can range anywhere
from 50% to 80%.

" The total number of street(s) affected by the petition must be identified.
" Governing bodies may restrict the petitioners on a street-by-street, block-by-block,
subdivision, or other basis.
o

The block(s) surrounding the street(s) on which the RPP program is requested
must be zoned residential.

o

The governing body should conduct a parking survey to verify one or more of
the following:
! That at least “X”% (i.e., 33%) of vehicles parked on the affected street are
registered to non-residents. This information can be verified by vehicle
license/registration checks.
! That at least “X”% (i.e., 33%) are parked a minimum continuous number of
hours, i.e., four hours or more. A vehicle inventory and turnover analysis
can verify this information.
! That at least “X”% (i.e., 33%) are parked at least nine months out of the
year (designed to include public school/college/university parkers).
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! That a similar parking demand occurs on at least “X” number (i.e., five)
contiguous blocks.
! That the residents petitioning the local government are willing to pay for
the initial cost and installation of parking signs required to enforce the RPP
regulations. This requirement is not very common, however. When the cost
of the program signage must be passed on to the residents, it is usually
through residential parking permit fees.
The flow chart below depicts a typical approval process for a municipal RPP program.

Once the above requirements have been met, the municipality may approve the request for
the implementation of a Residential Parking Permit Program.
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Typical Process for Implementing a Neighborhood Parking Permit Program
The City or Parking District:
" Conducts a parking survey and gathers information to assess the need for an NPP zone.
" Develops a draft proposal (including zone boundaries, the type of zone, recommended
parking restrictions, permits available and other details). A neighborhood meeting may
be held to assist in developing the proposal and receive public input.
" Modifies the original proposal if necessary.
" Holds a public hearing before the Transportation Advisory Board to review the proposal.
" Forwards Board recommendation and public hearing comments to the City Manager
for review.
" The City Manager makes the final decision regarding the zone and informs the City
Council.
RPPP Policies, Options, and Restrictions
RPPP Permits are issued to residents by the municipality in order to restrict parking within the
RPPP zone. Below are some typical permit issuance policies:
" Residents are issued a limited number of permits per household. The permit price can
vary from no charge to $50 per permit per year or more.
" The number of permits issued can vary based on resident demand and lot frontage
size/parking area within the permit zone.
" The price for the permits is normally based on whether or not the municipality wishes to
recoup the cost of the program (signage, permits and/or enforcement) from the
residents.
" Short-term visitors are often accommodated by allowing for up to two hours of free
parking without a permit.
" Longer term visitors can be accommodated in several ways:
o Some cities offer one visitor permit per household, either at no charge or at the
prevailing rate.
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o

Some cities offer visitor permits for up to 30 days at a time, normally at no
charge.

o

There are usually restrictions on the number of times a visitor permit will be
issued to the same vehicle (i.e., once per year).

o

Some cities offer work permits for contractors or repair people needing parking
for longer than the typical two-hour limit.

RPP Enforcement
The basis for any effective enforcement program is adequate signage
restricting parking within the RPPP zone. This signage will indicate the type
of permit required (i.e., zone-specific), the hours of enforcement, and the
parking time limit (if applicable).
Enforcement hours are normally 8:00 a.m.
to 6:00 p.m. weekdays, depending on the
parking demand generator nearby and
enforcement capabilities.
RPP applicants must prove residency, by
providing a drivers license, vehicle registration, and utilities
bills, in order to obtain permits.
Most cities require payment in full of any outstanding parking
tickets issued to permit applicants before any RPP permits are
issued/sold.
Enforcement should be aware that it is not uncommon for
residents to sell their permits to non-residents, sometimes for a
large profit. This is especially true in neighborhoods near a
college or university.
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RPP Program Conclusions
Residential parking permit programs can be an excellent tool to ensure both adequate
parking for residents on streets in front of their homes, and to encourage non-resident parkers
to park in more appropriate areas, often generating additional parking revenue at the
demand generator location. RPP programs can also be seen as a bureaucratic headache
requiring residents and their guests to obtain permission to park in front of their own homes,
while prohibiting other citizens from parking on public streets. The decision to implement an
RPP program must take these factors into consideration, after a careful analysis of the parking
survey data indicates a need for such a program.
Sample Documents
A sample document from the City of Boulder RPP Program is provided on the following pages. It
illustrates the type of information typically provided by a municipality to explain the program and also
shows a sample application form.
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City of Boulder Neighborhood Permit Parking Zones Map
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PARKING PROGRAM GUIDING PRINCIPLES
The following set of Parking Program Guiding Principles is recommended as the foundation
and strategic framework for parking and access management policy development.

OBJECTIVE STATEMENT
1. To implement a Strategic Parking Action Plan based on community developed Guiding
Principles for downtown Manitou Springs.
2. The Parking Plan will support the development of a vibrant, accessible, tourism-oriented
community.
3. The plan will meet the needs of commercial, retail, recreational and residential uses and
support our community economic development and sustainable initiatives.

GUIDING PRINCIPLES FRAMEWORK
Based on community feedback, the following framework was developed to provide a
comprehensive planning context for the Manitou Springs Parking Management Plan:
GUIDING PRINCIPLES
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Organization/Leadership
Planning/Visioning/Policy Development
Integrated Access/Mobility Management
Marketing/Promotion
Effective Management
Customer Service
Leveraging Technology
Economic Development
Sustainability
Accountability

The following is a brief description of the intended outcomes from each major category
above:
Guiding Principle for Organization/Leadership
The parking system will be organized to be “vertically integrated” with responsibility for:

•
•
•

On-street parking
Off-street parking
Parking enforcement
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•
•

Parking planning and
Transportation demand management

To develop and sustain downtown access improvements, key decision makers will be actively
involved and committed to creating and supporting a progressive parking and access
strategy to support downtown and community development goals.
By integrating parking and access management functions a under a single consolidated
entity, in cooperation with the city, we will establish a consolidated parking management
system that is action-oriented, responsive, and accountable. This approach will also generate
new revenue streams to fund parking program, economic development and access related
initiatives.
Guiding Principle for Planning/Visioning/Policy Development
The vision of an integrated, parking/access management system will be pursued on multiple
levels.
Parking and transportation resources shall be effectively planned and managed to promote
and support multiple access modes into and around downtown and the community. Primary
access modes include automobile, transit, tour busses, bike and pedestrian users.
Parking management strategies and programs should support and compliment other access
modes as a means to better facilitate the accessibility and user-friendliness of downtown
Manitou Springs as a preferred regional and tourism destination.
Parking management will work toward developing a parking system that is self-supporting and
sets asides funds for future capital asset development, facility maintenance reserves and
operations.
Guiding Principle for Integrated Access Management
The downtown parking and access management plan will promote a “park once” strategy
that supports other forms of mobility and access. Progressive urban design guidelines will
create and enhance positive pedestrian amenities and experiences.
Access linkages include parking, transit/shuttle, and pedestrian/bicycle trail systems.
A simple employee parking/visitor shuttle program should be evaluated for the peak tourism
season and possibly beyond to stimulate more year-round business activity.
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Guiding Principle for Marketing and Promotion
Develop parking/access management programs and facilities to function as a marketable
asset for Downtown.
Parking management strategies and programs will be cross-marketed as a way to maximize
total access capacity and to promote downtown as a unique and visitor friendly regional
destination.
Access programs shall be well publicized and easy to understand. They will enhance the
perception of parking as a positive element of the downtown experience.
Specific parking system branding and marketing strategies will be developed and
coordinated with larger downtown/community marketing initiatives including a
parking/transportation website or web-page.
Guiding Principle for Effective Management
We will support the development of a forward thinking, “best in class”, parking and access
management program.
The Manitou Springs parking program will anticipate future customer, business and residential
needs and develop responsive and supportive parking management/access strategies as
appropriate. Evaluation of other customer friendly services, progressive program options and
assessment of new technologies should occur on an on-going basis.
Guiding Principle for Customer Service
Parking will be leveraged to support the downtown as a desirable destination for businesses,
shopping, dining, and recreation by making parking a positive element of the overall
downtown experience.
The parking system will strive to develop and operate parking facilities that are convenient,
safe and secure for both the general public as well as downtown residents and employees.
Through regularly scheduled safety and security audits of parking facilities, the Manitou Springs
parking system will strive to set the community standard for customer amenities, safety and
security.
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Guiding Principle for Leveraging Technology
The parking management program will be an early adopter of technology solutions to
enhance customer parking information and service options. One goal is to make parking less
of an impediment to visiting downtown and more of an amenity.
Technology should be leveraged to enhance operating efficiency, streamline and simplify
access to downtown Manitou Springs and will be a key parking management strategy.
Guiding Principle for Economic Development
The City, the Metropolitan Parking District and the Business Improvement District will assume
leadership roles in developing public policies that support parking and access management
as a key element of the downtown economic development strategy. Policy directives should
be the result of collaborative processes between City officials, other downtown agencies and
involved downtown stakeholders.
The City will promote “friendly, but not free” parking resource management, the development
of shared parking strategies and the promotion of alternative access modes through parking
revenue reinvestment.
The parking program will promote the creation of incentives,
partnerships and programs to attract private investment; this will include evaluating and
updating city parking requirements, as appropriate.
Guiding Principle for Sustainability
Initiatives to promote a more sustainable and efficient operation will be actively pursued.
“Green” strategies that can result in more efficient use of parking facilities and provide other
environmental benefits, including reduced congestion, improved transportation choices, more
efficient land use, and improved streetscape aesthetics will be explored.
Guiding Principle for Accountability
Develop a parking management program that is responsive to community needs and that is
“action oriented” and accountable to stakeholders.
Parking management strategies and programs should provide an integrated, action-oriented
and accountable system of access that supports, facilitates and contributes to creating an
ideal downtown.
Programs such as “annual parking reports”, customer surveys and strategic action item “report
cards” will be used to keep the community informed of program progress, new initiatives and
changes in the parking/development environment.
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Guiding Principles Summary
The Guiding Principles will serve as a foundation for near and long-term decision making and
implementation of parking management and access strategies in the downtown.
These strategies are intended to support the on-going economic development and vitality of
downtown. This is a process not a one-time task.
The consensus nature of these Principles provides a solid foundation from which to begin
implementation of an effective program of strategies for downtown.
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VII. PARKING MANAGEMENT ACTION PLAN
Using the community developed “Guiding Principles” outlined above as the basis for a new
parking management plan, this section will outline specific recommended action items to
begin laying the framework for a progressive and comprehensive “parking and access
management strategy” for Manitou Springs. It is recommended that the parking study
steering committee review these action items and categorized them as “Primary” and
“Secondary”. The primary action items should be the most critical for establishing the program
framework and setting the new direction. The secondary action items would be program
“best practices” that can be implemented as funding is available or as needed to address
specific community issues or opportunities.
It is important to highlight a few major program goals and opportunities that should be kept
“front and center” as program development and implementation planning starts. These are
the overarching strategies that, if followed, will help Manitou Springs avoid commonly made
mistakes and will provide a structural framework that can be built upon for years to come.
Parking and Access Management Program – Goals Overview
II.

Parking Management Linked to Larger Community Goals - Parking and community
access management strategies are important infrastructure elements that need to
be developed in support of larger community strategic goals.

III.

Equitable Programs - The parking management program needs to be fair and
equitable to all groups.

IV.

Varied Parking Management Program Elements - A variety of parking management
program elements will be needed to effectively address the needs of multiple user
groups in the community. As specific program elements are developed it is
important to be sensitive to potential “unintended consequences”. For example, if
a new on-street parking management plan is effective in reducing employee
parking in on-street spaces, and the employees are not provided reasonable
alternatives, the result could be that more employees end up parking in the
residential neighborhoods, making that situation worse.
In this scenario,
implementing new employee parking options, along with a residential permit
program in conjunction with the new on-street management program may be the
best solution. It is important to recognize the inter-related nature of these issues.

V.

Self-Funding Programs - It is possible over time, if the recommendations contained in
this report are adopted, to develop a parking program that can be largely selffunding and capable of developing the needed parking and transportation
infrastructure to support the growing needs of the community. This assumes that the
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importance of these infrastructure elements is appreciated and that all the potential
parking related revenue streams are harnessed for re-investment in the needed
programs and facilities. At a minimum, this includes parking district assessment
revenues, current off-street revenues, future on-street revenues and parking
enforcement revenues. This could also grow to include elements such as special
“trail parking permit revenues”, fee-in-lieu revenues, transportation fee revenues,
special event parking permit fees, etc.
VI.

Core Program Elements - The core program elements are:
a.
b.
c.
d.

On-street parking management,
Off-street parking management
Parking enforcement and
Parking and access management planning

In addition, it is strongly encouraged (based on the Guiding Principles) that
Transportation Demand Management/Transit or Shuttle Program integration also be
considered as core program elements. The single most important organizational
development issue is the “vertical integration/management” of these program
elements. If this is done, a comprehensive management plan can be developed
efficiently and effectively with the various program elements integrated in a
systematic manner.
VII.

Program Re-Organization - A critical first step in the development of the new parking
and access management program is to define and implement the organizational
framework under which the new program will be administered. Two options are
provided for your consideration.

VIII.

Specialized Expertise - Specialized parking/access management expertise will be
required to:
a.
b.
c.
d.

IX.

Effectively implement these programs
Provide consistent and responsive service to the community
Be flexible and nimble in adapting to constantly changing demands and
Manage these critical community assets to maximize their effective
utilization in support of a healthy and vital community.

Managing Your On-street Assets - The single most important program goal for the
immediate future is to institute effective management controls over your most
valuable, and currently under managed resource, your on-street parking. This
includes implementing paid on-street parking. Specific recommendations for
tackling this program element are included.
This is likely to be the most
controversial, yet important and beneficial program element that needs to be
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addressed.
X.

Enhanced Parking Enforcement Function - Effective management of the on-street
parking assets and the residential parking areas should also involve an enhanced
parking enforcement function.
Given the limited resources available, it is
recommended that advanced parking enforcement technology, such as the
mobile license plate recognition system currently employed by the City of Fort
Collins, CO, be utilized to provide an effective, consistent and cost effective
solution.

XI.

Residential Permit Program Development - Development of programs to protect and
control parking in residential areas will be another key priority for the new parking
management plan to address. This should be done as part of a comprehensive
package of management options.

XII.

Leveraging Technology / Improved Payment Options - Another area where recent
technology advances should be leveraged is in the both the on-street and off-street
parking revenue controls systems. Pay-by Space or Pay and Display multi-spaces
meters could be used in both on-street and off-street applications. New parking
rates and payment options are recommended for the Cañon and Wichita lots.

XIII.

Parking Supply Development - Development of parking expansion options, including
on-going assessment of parking needs, land acquisition for strategic parking
investment, etc. needs to occur. Municipal zoning codes and parking requirements
need to be reassessed as part of an on-going parking planning process.
Consideration of concepts such as fee-In-lieu parking, parking maximums,
unbundling parking, etc. should be explored.

XIV.

Parking District Expansion - Just as the scope of the parking program is being
expanded, it is also recommended that the area served by the parking
management program be expanded. It is clear that parking issues extend well
beyond the immediate downtown area. Specifically, up Ruxton Avenue as far as
the Cog Railroad (a critical element of the local economy) and Bar Trail.

XV.

Collaborative Use of Private Parking Resources - Another opportunity that needs to
be explored is the potential for creative use of underutilized private parking assets to
support community needs. Opportunities such as using church parking lots during
the week to help meet employee parking needs is one such example. These
programs need to provide benefits to all parties involved whether through financial
compensation, shared revenues or through reciprical use agreements to support
institutional special events or similar activities.
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XVI.

Linking to Economic Development - Most of the elements outlined above will have a
direct impact of the economic health of Manitou Springs. The very positive changes
already produced by the recent redevelopment of Manitou Avenue have
stimulated business to the point that parking, which had been only marginally
problematic, will now take on added importance and indeed a sense of urgency.

XVII.

Sustainability Initiatives - Finally, it is recommended that strategies be considered
that attempt to reduce parking demand and promote alternative and sustainable
forms of transportation.
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RECOMMEND PARKING PROGRAM ACTION ITEMS
As noted above the specific recommended action items below are organized under the
appropriate headings of the various Guiding Principles.

ORGANIZATION/LEADERSHIP
Action Item # 1.1 – System Organization
The parking system will be organized to be "vertically
integrated" with responsibility for: - Off-Street Parking - On-Street
Parking - Parking Enforcement - Parking Planning & Parking
Demand Management being managed by one entity.
There are two options relative to parking system reorganization:
1. Create a new parking management entity possibly
by combining the Metropolitan Parking District and
the Business Improvement District. This strategy has
the benefit of more closely tying parking program development to economic
development and the needs of the business district.
2. Reconstitute the current Metropolitan Parking District incorporating the following
recommended changes:
a. Expand the geographic coverage of the District to cover the entire City,
including the area up Ruxton Ave.
b. Expand the number of Board Members to 7.
Under either scenario:
a. Develop a position description and recruitment strategy for a new Executive
Director.
b. Hire an Executive Director to implement the policies adopted by new Board
c. Another option to consider is to outsource day-to-day parking management
services to a private parking management firm. The Executive Director would
then be responsible for contract administration rather than developing a
parking staff.
Intended Results:
Provide needed expertise and vertical integration of basic parking operations
functions to create an improved parking management program.
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Action Item # 1.1A – Off-street Operations
Functional integration of all public off-street parking operations as part of a larger integrated
parking program
Intended Results:
Improve consistency of facility operations, management coordination and
accountability.
Action Item # 1.1B – On-street Operations
Functional integration of On-Street parking planning, equipment maintenance and collections
as part of a larger integrated parking program
Intended Results:
On-street parking supply will be managed to promote this asset as short-term,
retail oriented, convenience parking. Promoting high level usage through
turnover of these valuable assets is a key objective
Action Item # 1.1C – Parking Enforcement
Functional integration of Parking Enforcement functions including citation issuance,
adjudication and collections as part of a larger integrated parking program
Intended Results:
Primarily related to maximizing turnover of on-street assets, parking enforcement
will also promote efforts to mitigate the inherently negative aspects of this
function by being more forgiving to occasional violators and harsher on repeat
violators. This function will also relate to managing new regulations related to
residential areas.

Action Item # 1.2 - Leadership
For the Parking program to be successful, it must have strong leadership and support from City
administration. This will be especially true of the critical dimensions of parking system
organizational restructuring.
Intended Results:
Based on stakeholder feedback, there is a great desire to see progress on
parking management issues in the downtown. This Strategic Action Plan is a
significant step towards addressing many of these issues.
Carl Walker
recommends that the final action plan be reviewed and endorsed and adopted
by City Council, the Economic Development Council, the BID and other
appropriate stakeholder groups.
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Action Item # 1.2A – City Council Adoption
Once this Parking Strategic Plan is finalized and accepted by the project steering committee,
it should be presented to City Council and adopted as official City policy to ensure
appropriate support and funding.
Intended Results:
By having the plan formally adopted as official City policy, additional
momentum, support and funding should be available to advance the strategic
plan initiatives.

Action Item # 1.2B – Action Plan Progress Reports
Strategic Parking and Transportation Action Plan - Progress Reports
A regular program of parking plan implementation progress should be developed to keep the
Mayor and Council appraised of the status of approved initiatives and their results.
Intended Results:
Once the plan has been accepted by and endorsed by the community, then the
Parking District should develop a proactive program for reporting progress on the plan
through additional and on-going community meetings, website and email updates,
annual reports and other means, to document progress on the wide range of plan
actions items and collaborative program initiatives.

Action Item # 1.2C – Report Cards
Strategic Parking and Transportation Action Plan – Report Cards
Intended Results:
Progress reporting could also take the form of a simplified “Action Plan Report Card”.
This format could also be combined with a feedback mechanism to create an ongoing
mechanism for community input and program development/refinement.

Action Item # 1.3 – Collaborative Program
For the envisioned parking program to reach its full potential, it is critical that parking be
perceived as open, collaborative and resourceful. To this end, the parking function should
strive to reach out to various groups and be a positive team player.
Intended Results:
Provide opportunities for continuous community feedback and program refinement.
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PLANNING/VISIONING/POLICY DEVELOPMENT
Action Item # 2.1 – Parking Planning
Parking management should have an active planning function
related to parking supply/demand studies, parking utilization
analysis, planning for new parking supply, assessing parking
zoning requirements and promoting transportation alternatives
and demand management strategies.
Intended Results:
Parking should work closely with the City Planning
department, be engaged in community master plans,
strategic planning efforts, transportation plans, traffic
studies, etc.

Action Item # 2.2 – Planning and Design Guidelines
Develop parking planning and design guidelines. Develop specific design criteria for parking
lots and structures. Consider requiring every new parking structure to be “mixed-use” to some
degree, i.e. incorporate street level retail and preferably other land uses.
Intended Results:
Integrate parking design guidelines into downtown master plan framework.

Action Item # 2.3 – On-street Program Development
Develop a specific on-street parking policy and implementation plan including policy
development, equipment recommendations and a comprehensive operations plan. The
operations plan should include, an initial program roll-out plan, equipment servicing and
maintenance, revenue collections and auditing, etc.
Intended Results:
As part of the integration of the on-street parking function in to the consolidated
parking program, development of operational policies and procedures is required.

Action Item # 2.4 – Monitoring Parking/Supply/Demand
Update parking supply/demand study on an annual basis. Extend supply/demand study area
to include the area up Ruxton Avenue to the Bar Trail.
Intended Results:
On-going monitoring of parking supply, demand and utilization is a basic parking
planning function. Assessment of employee, visitor, residential, special event and other
demand categories should also be reviewed. Planning for development and funding
of future parking supply is another critical parking planning function.
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Action Item # 2.5 – Other Transportation Elements
Evaluate opportunities to integrate bike and other transportation elements into parking lots
and future parking structures.
Intended Results:
Consider all opportunities to integrate parking and transportation elements

Action Item # 2.6 – Parking Requirements Reassessment
Reassess current parking zoning requirements. Consider concepts such as flexible zoning
requirements, form based code, smart growth strategies, and other progressive planning
concepts.
Intended Results:
As part of reassessing zoning requirment consider developing flexible parking standards,
a shared parking policy and take into account a variety of potential adjustment factors
such as:
a. Geographic Location
b. Residential Density
c. Employment Density
d. Land-use Mix
e. Transit Accessibility
f. Car-Sharing
g. Walkability

Action Item # 2.7 – Signage and Wayfinding
Develop a downtown parking signage and wayfinding strategy with the ability to direct traffic
into and around downtown to better facilitate and coordinate parking and traffic during
special events. Integrate with an interactive, on-line parking information website.
Intended Results:
Provide accurate parking information in real-time to make visiting downtown and area
attractions easier and more visitor friendly.
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Action Item # 2.8 – Park Once
Evaluate “Park Once/Pedestrian First” type concepts for Downtown.
Intended Results:
Promote a more pedestrian friendly environment that promotes enhanced connectivity
between downtown activity centers.

Action Item # 2.9 - Walkability
Encourage and support the development of enhanced pedestrian amenities to improve the
“walkability of downtown”.
Intended Results:
Develop downtown as a more pedestrian friendly environment.

Action Item # 2.10 – Transit Program Integration
Consider concepts such as the “Eco Pass” program in Boulder where parking subsidizes bus
passes for all downtown employees.
Intended Results:
Use parking revenues to promote other transportation options.
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INTEGRATED ACCESS/MOBILITY MANAGEMENT
Action Item # 3.1 – Integrated Access Management
Carl Walker strongly endorses the concept of “Integrated Access
Management” as a means to broaden the program scope
through the creative integration of parking, transportation
demand management and planning.
In many environments, the parking and transportation functions
appear to have different or competing goals, in an integrated
program approach; the goals of both programs merge and work
together more collaboratively, benefitting the entire community.
The recommended set of Access Management “Guiding Principles” is our attempt toward
developing a strategic framework that makes the concept of an “Integrated Access
Management” program reasonable, relevant and pragmatic.
One effective way of looking at the concept of “Integrated Access Management” is to
consider “supply-side strategies” and “demand-side strategies” as two sides of the same coin.
The specific action items under this category will be divided into these two sub-categories.
Intended Results:
In the envisioned “Integrated Access Management approach, the parking and
transportation functions, agencies and departments will share a common vision of what
“enhanced downtown access” means.
There should be a recognition that parking and transportation are both support services
and that the goals of both functions should be subordinate to the larger community or
downtown strategic plan goals and objectives. Without this larger strategic framework
clearly in place, it is hard for parking and transportation goals to make sense, except as
it relates to supporting the programs for their own sake.

Action Item # 3.2 – Supply-Side Strategies
Develop a variety of “Supply-side Strategies” to provide a strong and varied parking
management program. Supply-side strategies include the following areas:
Shared Parking
Develop a specific shared parking element and incorporate this model into local
zoning code regulations for parking.
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Parking Regulations
Review and assess current parking regulations for both on-street and off-street
environments. This evaluation should also incorporate residential parking policies and
requirements.
Parking Maximums
Evaluate the use of “Parking Maximums” as a alternate strategy. Parking Maximums
means that an upper limit is placed on parking supply, either at individual sites or in an
area. Area-wide limits are called Parking Caps.
These can be in addition to or instead of minimum parking requirements. Maximums
often apply only to certain types of parking, such as long-term, single-use, free, or
surface parking, depending on planning objectives.
Smart Growth
“Smart Growth” is a general term for development policies that result in more efficient
transportation and land use patterns, by creating developments with higher densities
and enhanced multimodal transportation support.
Walking and Cycling Improvements
Walking and Cycling improvements support parking management strategies in several
ways:
• Improving walkability (the quality of walking conditions) expands the range of
parking facilities that serve a destination. It increases the feasibility of sharing
parking facilities and use of remote parking facilities.
• Improving walkability increases “park once” trips, that is, parking in one location
and walking rather than driving to other destinations, which reduces vehicle trips
and the amount of parking required at each destination.
• Walking and cycling improvements allow these modes to substitute for some
automobile trips.
Parking Facility Design
Parking facility design refers to physical layout, construction and land-use combinations
associated with parking facilities.
Improved design and operation can better integrate parking facilities into communities,
improve the quality of service experienced by users, support retail, support a more
homogenous urban fabric and integrate advanced parking management options, and
help address various problems.
Improved Parking Operations & Management
Examples of operational/management strategies that improve the quality of service
experienced by users and help address various problems include:
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•

•

•

•

•
•

•
•
•
•

Access Management – refers to coordination between roadway design and
land use development, such as limiting the number of driveways and clustering
land use activities.
Flexibility – designing facilities and management systems to anticipate and
accommodate changing needs and temporary uses such as valet operations,
special events, peak and off-peak demands.
Facility Access and Circulation – parking facilities should be designed to promote
good internal circulation (avoid dead-ends, etc.) and provide multiple entry/exit
lanes, reversible lanes, etc.
Environmental Design – strategies to reduce energy use, limit “heat island
effect”, reduce waste water runoff, and even generate energy through solar
options.
Lighting – Adequate lighting is important for user comfort, safety and safety
Orientation – many planners recommend locating buildings close to the sidewalk
to improve pedestrian access, with parking located behind or at the side of a
building.
Parking Structures – Parking structures require careful design to be attractive,
pleasant to use and integrated into the overall urban landscape.
Preservation and Enrichment – parking facilities can be designed to protect and
enhance historic, cultural and natural resources.
Security – Parking facilities can be designed to maximize security through natural
surveillance, lighting, patrols, emergency alarms and CCTV monitoring.
Size and Scale – Large parking facilities can be divided into smaller units.

Overflow and Special Event Parking Plans
Overflow parking plans describe the management strategies that will be applied when
parking facilities fill, for example, during special events, peak shopping periods, or
temporary reductions in parking supply. Below are some possible components of an
overflow parking plan:
• Provide signs with directions to alternative nearby parking facilities.
• Provide adequate traffic and parking management staff during peak periods.
Additional staff may be hired for special events.
• Provide information on parking and travel options for special event participants,
highlighting those that can be used to avoid parking problems. For example –
brochures that show both parking facility locations and transit options for major
sports or cultural events.
• Encourage travelers to shift mode or use remote parking during peak periods.
Example – retail employees can be required to use remote parking facilities or
alternative commute modes during holiday shopping seasons.
Improved User Information and Marketing
Enhanced parking system branding and marketing strategies are becoming more
common in major downtowns around the country.
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The average budget for parking system branding and marketing programs in the US is
between $5 - $7 per space.
Development of enhanced parking web-sites as a powerful tool to distribute parking
and transportation information is one of the defining “Best-in-Class” parking system
characteristics and should be a high priority.
Cooperative marketing programs between parking, transit systems, transportation
demand management organizations and downtown associations is another high
priority focus area.
Parking Pricing
A market-rate survey and assessment of parking pricing is highly recommended. This
should include local on-street, off-street, public and private parking rates. A broader
survey of “peer cities” should also be conducted.
A revamping of the existing parking validation program is another recommended
action that should be accorded a high priority.
Improved Enforcement & Controls
Enforcement while often perceived as negative is an essential for promoting turnover of
valuable on-street parking assets. However, there are many strategies that can “take
the edge off” of parking enforcement if it is managed as an integrated element of a
comprehensive parking manage program.
An in-depth assessment of the existing parking enforcement program is recommended
including a review of new technologies such as mobile license plate recognition to
improve overall program consistency, revenue generation, citation collection ratios,
etc.
Improved Payment Methods
Much of the resistance to parking pricing results from inconvenient pricing methods. As
part of a larger technology assessment, the following factors should be considered:
• Many require payment in specific denominations (coins or bills).
• Many require motorists to predict how long they will be parked, with no refund
available if motorists leave earlier than predicted.
• Some payment systems cannot easily handle multiple price structures or
discounts.
• Some are confusing or slow to use.
• Some have high equipment or enforcement costs.
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“Unbundling” Parking
While essentially another parking pricing strategy, this concept involves a fundamental
shift in the way parking assets are considered. “Unbundling” means that parking is
rented or sold separately, rather than automatically included with building space. For
example, rather than renting an apartment with two parking spaces for $1,000 per
month, the apartment would rent for $800 per month, plus $100 per month for each
parking space. This is more equitable and efficient, since occupants only pay for
parking they need.
This concept is typically more applicable to the private sector as seen in the examples
below;
• Facility managers can “unbundle” parking when renting building space.
• Developers can make some or all parking optional when selling buildings.
• In some cases it may be easier to offer a discount to renters who use fewer than
average parking spaces, rather than charging an additional fee.
There are also potential public sector applications. For example:
• The public sector can take a lead role in educating the public about such
concepts and promoting their application.
• In some communities monthly parking is offered on a “scratch card” so that if
employees have the option to telecommute or car pool one or two days per
week, they are encouraged to do so, because they don’t feel like they have
already paid for the whole month, so I might as well drive.
Parking Management Organization/Coordination
Vertically integrated organizational models are critical to the managing parking as an
integrated system as opposed to a fragmented collection of departments that lack a
unifying vision, coordinated policies and common management.
Continuing the consolidation of parking management within the City structure is seen
as “job one” for moving the program forward. Development of a set of guiding
principles, build around stakeholder input has already begun as part of this study.
Parking Environment Improvements
Improving parking environments through the use of painted interiors, colorful and
creative level theming and graphics, enhanced cleaning, maintenance and lighting
standards are areas that can make great impact of visitors and daily users of
downtown parking facilities and help improve the image of the City overall.
Intended Results:
Parking rates and other policies should be monitored and assessed on an ongoing basis. Parking rates should be considered in a broad context of
parking/transportation system financial expectations, support of downtown
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economic development goals, promotion of demand management objectives
and the need to fund parking facility maintenance/operations and parking
system expansion.

Action Item # 3.3 – Demand-Side Strategies
Develop a variety of “Demand-side Strategies” to provide a diverse range of transportation
options, alternatives and demand management programs to reduce the need for additional
parking supply. Demand-side strategies include the following areas:
The major program objectives of the “integrated access management strategy” include:

Intended Results:
Provide increased access options, reduce demand for additional parking, enhance
linkages and connectivity downtown and reduce congestion and single occupant
vehicle usage - thereby promoting environmental and sustainability goals.
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MARKETING/PROMOTION
Action Item # 4.1 - Coordinated Marketing Plan
Develop marketing intitiatives that will educate the community
on the range and variety of parking and transportation services
available. Parking/access management programs and facilities
will be developed and promoted to function as positive,
marketable assets for Downtown.
These parking and transportation marketing intitiatives should be
coordinated with other City departments, downtown agencies
and special attractions/businesses to promote a consistent
message, accurate and up-to-date information and be cross-marketed to promote greater
distribution and program awareness.
Intended Results:
To promote downtown as a unique, easily accessible and visitor-friendly regional
destination.
Action Item # 4.2 – Downtown Parking/Access Website
Develop a downtown web-site that integrates downtown activities, parking, transit and other
access/mobility related options onto a single site. Promote this integrated site with an ad
campaign and links from many other related web-sites. Carl Walker has provided a
presentation with examples for other communities around the country.
Intended Results:
Take the mystery and confusion out of downtown parking and access by providing a
centralized and well-publicized site for information related to parking and
transportation options.
Action Item # 4.3 – Branded Parking Signage Program
Standardize public parking system signage. Develop a unique Manitou Springs parking sign
and make it the standard for all public parking facilities. This is a critical element of parking
system branding.
Intended Results:
Create a standard of quality service, facility up-keep, consistent equipment and
features. Tie this standard of quality to the facilties through the branded signage. If this
is achieved, the standard of quality set by the municipal programs will have a positive
impact that can transfer to private facilities as well.
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Action Item # 4.4 – Develop a Comprehensive Downtown Wayfinding/Signage System
Access to and around downtown could be improved with a comprehensive downtown
wayfinding and signage program. Strategic integration of parking and transportation
elements is critical to this system’s success. Variable message capability relative to fast
changing special events directional and parking conditions is highly recommended
Intended Results:
Provide both vehicular and pedestrian wayfinding assistance to improve the
accessibility and ease of movement in and around downtown. Getting cars off the
streets and parked more quickly and efficiently also reduces traffic congestion and
pollution thus contributing to sustainability goals.
Action Item # 4.5 – Develop a “Branding Campaign” for the parking/access program.
Develop a branding campaign to promote the desired image of the downtown public
parking system.
Intended Results:
Create and promote a positive image for the parking/acccess system focusing its
strengths. A focus on customer service and enhanced use of technology should be
featured.
Action Item # 4.6 – Parking E-Bulletins to Users
Using email addresses from permit parkers and the BID members as a base, communicate to
your parking customer database via e-mail bulletins. Use this medium as a means to promote
the new parking system "brand". This concept could also be used to keep customer groups
informed of new programs, planned system upgrades, etc. It could also have "featured
downtown businesses" in association with the BID and the Economic Development Council.
Intended Results:
Provide a cost effective and high quality means of providing consistent
communications to the parking system customer base. Keep customers informed of
parking, traffic, events, news, etc. Promote new parking system programs and customer
service initiatives. Reinforce the parking system "brand".
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Action Item # 4.7 – Parking Public Relations Program
Develop a comprehensive strategy to manage public relations, media interactions, parking
system publicity, etc. Specific program elements might include: press release issuance, better
use of free publicity opportunities, consistent use of new parking system logos, promotional
themes, etc.
Intended Results:
Better management of media coverage, public information and co-sponsered events
and program related to the downtown public parking system.
Action Item # 4.8 – Regular Personal Contact with Customers
This should be a key role played by the new Parking Executive Director. Identify key customer
groups and schedule personal meetings to promote the parking system's commitment to
customer service and to identify opportunities to improve service.
Intended Results:
Stay in touch with parking system customers and provide a high level of service and
responsiveness to their needs. Monitor perceptions of parking management
performance.
Action Item # 4.9 – Develop a Parking System Information Database/Become the Central
Clearinghouse for Parking/Access Information
Monitor and track parking rates, availablity, owners, operators, contact info, etc. for all parking
resources in the downtown. Coordinate and provide information relative to other
transportation options.
Intended Results:
Become a one-stop information clearing house for downtown parking/access
information.
Action Item # 4.10 – New Employee Parking/Access Options Brochure / Information Packet
For new employees to the downtown area, develop a new employee parking brochure and
information packet as an educational and parking system marketing tool. Also use this tool as
a means of promoting downtown merchants and annual events through the use of merchant
coupons, parking validations, etc.
Intended Results:
This intitiative should also be considered a tool to assist larger and small employers with
employee parking and as another mechanism to promote tranportation alternatives. It
should also strive to welcome new employees to downtown and make their first
impressions of the parking/access systems a positive one.
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Action Item # 4.11 – Marketing Tie-ins for Parking to Special Events
Work closely with the BID, the Chamber of Commerce, the Economic Development Council
and area attractions/venues to promote parking tie-ins in conjunction with downtown special
event promotions.
Intended Results:
Leverage shared benefits of joint marketing opportunities and promote new
parking/access system branding and marketing campaigns.
Action Item # 4.12 – Dedicated Spokesperson for the Parking System
Identify one individual to be the dedicated spokesperson(s) for the parking system. This person
should be intimately involved and extremely knowledgeable about the downtown public
parking system and should manage all media contacts, issue press releases, etc. Specialized
media training is highly recommended.
Intended Results:
To the degree possible make media interactions a positive or at least a well managed
event. Create consistent and well presented messages that reflect positively on the
downtown public parking system and the City of Manitou Springs.
Action Item # 4.13 – Establish a specific Program Marketing Budget
Establishing a specific budget for marketing/promotion elements is recommended. The
national average in the US is between $6 - $8 per space per year (should include on-street
and off-street spaces).
Intended Results:
To ensure that marketing/promotion is developed as an integral component of the
parking/access program.
Action Item # 4.14 – Develop a Package of Parking Program Electronic Marketing Collateral for
Distribution to Merchants, Media, etc.
This strategy protects and promotes the parking branded images and promotes their use on
other marketing materials that can benefit from promoting parking information in their
materials.
Intended Results:
Extends the reach of parking marketing and branding efforts.
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EFFECTIVE MANAGEMENT
Action Item # 5.1 – Define Specific Management Program Goals
Define the critical functional elements of effective parking
management programs and develop specific goals and targets
aimed at building a “best in class” parking management
program.
Use the Carl Walker “20 Characteristics of Effective Parking
Programs” model as a base. Recommended specific areas for
program enhancement are provided below.
Intended Results:
To define parking management goals, clarify expectations and provide program
accountability. Strive to achieve “Best – In – Class” status.
Action Item # 5.2 – Parking/Access Management Program Annual Report
Develop an Annual Parking Report. Major Report Sections should include:
i.
ii.
iii.
iv.

Annual Supply/Demand Update
System Planning Update
Significant Accomplishments/ New Management Initiatives
Financial Summary
Note: Carl Walker will provide a detailed Annual Parking Report Template for use as a
base document.
Intended Results:
• Proactively keep the board, city administration and stakeholders informed of
critical parking issues.
• Promote parking initiatives that are in the best interest of the City, the downtown
and the community as a whole.
• Build support for parking operating and capital budgets and future rate
increases.
• Generate confidence that the parking system is being well managed.
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Action Item # 5.3 – Professional Staff Development
Parking Management Training - Identify specific training needs for parking management staff.
Take advantage of National and Regional Parking Association conferences and trade shows.
Consider a customized training program developed to meet specific needs available through
some parking consulting firms or other professional organizations.
Intended Results:
Increase the parking manager's understanding of parking system operations and new
technologies.
Action Item # 5.4 – Operations Peer Reviews
Identify peer cities or organizations and conduct reciprocal operations peer reviews.
Suggested peer cities: Boulder, CO, Fort Collins, CO, Colorado Springs, CO and Boise, Idaho.
Intended Results:
Develop a network of peers for support and information exchange.
Action Item # 5.5 – Parking/Access System Benchmarking
Identify a basic set of parking and access system benchmarks relevant to downtown Manitou
Springs and begin tracking. Document results/progress in annual parking report.
Intended Results:
Develop a baseline of parking operations measurements. Compared to peer cities.
Track progress against baseline results and peer organizations.
Action Item # 5.6 – Parking Facility Warranty Management
Collect all parking facility warranties into a three ring binder. Note all warranty expiration
dates for items such as elastomeric coatings, expansion joints, etc. Place these dates in
Outlook or other calendar programs used by the agency as a "tickler" to conduct a
walkthrough inspection six months prior to warranty expiration. Schedule a representative of
the contractor or manufacturer responsible to honor the warranty to participate in the
inspection. Document inspection results with time and date stamped digital photos. Schedule
repairs to warranty covered items prior to warranty expiration.
Intended Results:
Assure that warranty covered items are taken care of while still under manufacurer's
warranty. Average cost savings per facility can be as much as $15,000 - $20,000.
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Action Item # 5.7 – Energy Saving Options in Parking Facilities
Evaluate options such as placing parking facility lighting on separate circuits so that these
lights can be placed on photocells to reduce energy consumption during daylight hours.
Evaluate other parking facility energy reduction systems.
Intended Results:
Utility expenses are a major parking operating expense. Evaluate options to minimize
on-going expenses in this category.
Action Item # 5.8 – Security Inspections of All Public Parking Facilities
Conduct an initial “security audit” of all City of Manitou Springs parking facilities to identify
issues/concerns. Conduct walk-through inspections of all public parking facilities on a
quarterly basis. Document results and develop action plans to address any concerns noted.
Document corrective actions taken. Note: Following this recommendation without promptly
enacting corrective actions could increase the potential for liability.
Intended Results:
Improve facility safety and security by actively monitoring and addressing safety and
security issues.
Action Item # 5.9 – “Crime Prevention Through Environmental Design" (CPTED)
Review "Crime Prevention through Environmental Design" principles and apply to parking
facilities as appropriate. Example: eliminate hiding places under stairs, etc.
Intended Results:
Improve facility safety and security through integration of CPTED principles.
Action Item # 5.10 – Parking Deck Security Systems
Evaluate parking facility security options including, but not limited to, "blue light" security call
stations, panic alarm systems, CCTV systems, parking booth silent alarms, etc.
Intended Results:
Be proactive in evaluating security needs within parking facilities. Provide deterents to
criminal activities within parking structures.
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Action Item # 5.11 – Evaluate Parking Facility Lighting – Establish Lighting Standards
Evaluate lighting in parking facilities. Establish public facility lighting standards. Identify areas
where lighting may be below standards. Identify areas where enhanced lighting might be
appropriate. Use Illuminating Engineering Society of North America guidelines as a minimum
base.
Intended Results:
Improve perception of safety and security within parking facilities. Establish community
standards.
Action Item # 5.12 – Assess Parking Access and Revenue Control System Security Procedures
Review password procedures and other computer security systems.
Intended Results:
Assure parking computer system security and integrity.
Action Item # 5.13 – Assess Parking Access and Revenue Control System Back-up Procedures
Review computer system back-up procedures.
Intended Results:
Assure parking computer system security and integrity.
Action Item # 5.14 – Enhance Special Events Parking Planning and Coordination
Develop partnerships and management structures that provide consistent, collaborative and
effective special events management and coordination.
Work with larger planning groups to provide more effective and flexible parking information
and wayfinding.
Develop specific policies for regular and predictable events such as Downtown Festivals, etc.
Intended Results:
Improve the visitor experience related to special events downtown.
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LEVERAGING TECHNOLOGY
Action Item # 6.1.A - Assess Potential Off-Street Technology
Enhancements
Evaluate new systems that offer the potential to reduce
potential staffing/labor costs and/or improve customer services.
Specific systems/methodologies to evaluate include:
•
•
•
•
•
•

Central Cashiering
Pay-On-Foot
Pay-By-Space
Automated Pay-In-Lane
Pay-By Cell Phone
Web-Based Parking Management Platforms

Action Item # 6.1.B - Assess Potential On-Street Technology Enhancements
Evaluate new systems that offer the potential to improve streetscapes, provide additional
customer payment options and offer reduced collection costs, improve enforcement
efficiency and provide increased revenue per space. Specific systems/methodologies to
evaluate include:
•

Multi-space On-street Meter Systems
o Pay and Display
o Pay-By-Space
o Pay-By Cell Phone

Action Item # 6.1.C - Assess Current Parking Enforcement Technologies and Recent Advances
in Hardware and Software.
Assess current parking enforcement systems and compare to recent advances in parking
enforcement hardware, software and citation management processing systems. Specific
systems/methodologies to evaluate include:
•
•
•
•

Hand-held Citation Issuance Devices
Mobile License Plate Recognition Systems
Citation Management Software Programs
Citation Collection Processes and Services
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Action Item # 6.2 – Develop Internet Based Payment System Options
Investigate feasibility and financial impacts of creating internet-based payment options.
Intended Results:
Provide a higher level of customer service by expanding the number of convenient
payment options. Allow customers the ability to pay monthly parking, recharge smartcards, pay "parking due" notices, pay parking fines, etc. via the internet.
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CUSTOMER SERVICE
Action Item # 7.1 – Customer Service Training
Provide customer service training for all parking system staff.
Consider sharing the cost of providing customer service training
through the International Parking Institute by co-hosting a
training session with the City of Colorado Springs, and other local
or regional entities with parking operations.
Intended Results:
Improve customer service through educating parking
staff on customer service principles and practices.
Clearly define expectations and monitor to insure desired
results.
Action Item # 7.2 - Customer Satisfaction Surveys
Provide feedback mechanisms for customers. Determine what your customers feel is
important and continually strive to improve in those areas.
Intended Results:
Monitor, measure and address customer concerns and satisfaction levels.
Action Item # 7.3 - Secret Shopper Program
Implement a Secret Shopper Program to monitor and measure customer service program
effectiveness.
Intended Results:
Measure customer service program effectiveness. Incorporate customer service
performance as a key factor in annual and six month performance evaluations. Insure
that managers and supervisors are setting the standard.
Action Item # 7.4 - Parker Assistance Program
Develop and implement a "Parker Assistance Program" which could include services such as:
battery jump starts, vehicle lock-out assistance, tire inflation, security escort services, audio
book check-out programs, etc.
Intended Results:
Provide services to assist parking system patrons and improve the perception of value
offered by the parking system.
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Action Item # 7.5 - Improve Website and Links
Use the internet and parking website as a customer service tool. Provide mechanisms for
customers to pay fees/fines, order information, download parking maps, rate schedules,
special events info, etc.
Intended Results:
Use technology to make basic parking transactions quick and easy for customers and
provide easy access to parking information. Provide links to other transportation
options, other city and downtown agencies and have links to parking from their sites.
Action Item # 7.6 - Establish a Parking Hot Line
Establish a "Parking Hot Line" and an "Email Feedback Mailbox" to provide a centralized and
actively monitored customer feedback mechanism. Provide prompt formal responses and
follow-up.
Intended Results:
Improve customer service through active monitoring of customer concerns and
suggestions.
Action Item # 7.7 – Centralized Valet Program
Evaluate the feasibility of creating a centralized Valet Parking program in the downtown.
Program development should include standards for appearance, staffing, services levels,
rates, vehicle storage and queuing, etc.
Intended Results:
Make downtown parking quick and easy for patrons willing to pay for the convenience
of valet service.
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ECONOMIC DEVELOPMENT
Action Item # 8.1 – First Hour Free Program
As part of an overall parking rate assessment, consider the
benefits of a “First hour Free” program.
Intended Results:
Simplify the validation process for customers, provides a
more equitable system for all users, gives Downtown
something to “promote”.
Action Item # 8.2 – Waiving or Modifying Parking Requirements to
Promote Targeted Economic Development Projects
Parking can be an effective tool in the promotion of economic development objectives.
Develop specific guidelines for how, when and under what specific conditions that parking will
be used to incent economic development projects.
Examples might include:
• Waiving parking requirements for prioritize types of development.
• Building parking in conjunction with desirable public/private mixed use development
projects.
• Defining a public investment protocol for parking and other infrastructure development
(for example Boise Idaho has a 5:1 investment ratio strategy)
• Providing parking management expertise and planning as part of the initial project
development process (amount of parking needed, available parking in the area,
operations/management consulting, etc.)
Intended Results:
To incentivize targeted development projects that are in alignment with downtown
master plan goals.
Action Item # 8.3 – Promote Public/Private Partnerships Related to Future Parking Structure
Development
If a new development is proposed in an area of the City that needs additional transient or
monthly parking, work with the private developer to incorporate the needed public parking
into the project. The City or Parking District would pay for the public parking spaces, but both
parties could potentially benefit from sharing the costs of foundations and other common
design elements (compared to the cost of constructing two separate projects). Additional
shared parking benefits might also be realized depending on the specific land-uses.
Intended Results:
Reduced construction costs. Provide addition of needed parking resources.
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Action Item # 8.4 – Reinvestment of Parking Revenues
Dedicating a portion of parking revenues to be reinvested into the districts in which they are
generated can help change the way people think about paying for parking. If parking
revenues are used for projects that make the downtown more attractive and enjoyable, the
increased visitation generates additional parking revenues for reinvestment.
Intended Results:
Use a portion of parking revenues to enhance the districts they serve.
Action Item # 8.5 – Business District Support
Many Business Improvement Districts provide the primary marketing campaigns that make
their districts competitive on a regional basis. Some advanced parking systems support this
economic development role by contributing funds to these groups to promote cooperative
marketing and branding campaigns.
Intended Results:
Enhance the marketing of the downtown as a unique regional destination.
Action Item # 8.6 – Develop Special Programs to Mitigate the Negative Impacts of Parking
Enforcement
Some community parking programs subsidize the cost of providing “downtown ambassadors”.
In exchange, these ambassadors provide parking information and assistance. In Boulder they
have a “meter angels” program where ambassadors will put an extra quarter in a parking
meter that is about to expire. They also leave a note on the car stating that they gave the car
an extra 15 minute of time (Thanks for shopping downtown!)
Intended Results:
Promote a more visitor friendly downtown. Mitigate the negative impacts of parking
enforcement.
Action Item # 8.7 – Downtown Smart Cards
Some communities have partnered with companies that provide Smart Cards that be used to
pay for on-street and off-street parking as well as in downtown shops, restaurants and
attractions. Example: “Parcxmart”.
Intended Results:
Provide a common means of payment for many services and boosts activity
downtown. Reinforces the sense of downtown as a unified whole.
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Action Item # 8.8 – E-Purse/Multi-Use Cards for Transportation
Another variation on the smart card theme is the Om-Pay System. With this value card, you
can pay for parking (on-street and off-street), bus transport and taxi services.
Intended Results:
Unified payment strategy, Reduces risk to patrons and system, increases payment
processing efficiency, provides information for customer tracking, allows patrons to
track/document spending,
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SUSTAINABILITY
Action Item # 9.1 – Strategies to Reduce Single Occupant Vehicle
Use (Through the Demand Management Options outlined in the
“Integrated Access/Mobility Management” Section) Represent
Several Key Elements of the Program’s Sustainability Initiatives
Reducing single occupant vehicle usage through the promotion
of transportation alternatives is one key sustainability strategy.
Intended Results:
Promote reduced pollution and congestion by promoting
higher occupancy vehicle use.
Action Item # 9.2 – Evaluate and Promote “Green Design” Options Related to New Parking
Structure Projects in the Future
Review the latest information on Parking and LEEDS Certification • LEED’s Certification for Stand Alone Parking Facilities
• LEED’s Certification for Mixed Use Parking Facilities
• LEED’s Certification Point System
Integrate “Green Opportunities” in parking facility design:
• Creating sustainable sites
• Site density
• Storm water management
• Landscape design
• Underground parking
• Green roofs
• Water efficiency
Evaluate opportunities for Facility Lighting and Energy Conservation
• Rewiring parking decks to allow the external bay of parking and the roof level lights to
be turned off during the day.
• Using energy saving light bulbs.
• Incorporating parking canopies in surface lots /decks with solar panels to generate
electricity.
Evaluate strategies to monitor parking environment air quality:
• Natural Ventilation and Openness to Exterior
• Carbon Dioxide Monitoring
• VOC Compliant Waterproofing and Coating Products
Evaluate opportunities for innovative parking design options:
• Solar panels on parking structure roofs/canopies
• Green Parking Lots (pervious surfaces)
Intended Results:
Integrate “Green Strategies” as part of the design process for new facilities.
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Action Item # 9.3 – Implement Environmentally Friendly Parking Facility Maintenance Strategies
Examples include:
• Environmentally Responsible Facility Pressure Washing Systems
• Fluorescent Light Recycling Programs
Intended Results:
Protect the environment and reduce City/Parking System risks associated with unlawful
discharged of wastewater from parking facility pressure washing and potential
exposure of employees to hazardous chemical in fluorescent fixtures.
Action Item # 9.4 – Promote Incentives to Encourage More Environmentally Friendly
Transportation Choices
Examples include;
• Preferential Parking for carpools/vanpools
• Reduce rate parking for alt-fuel vehicles
Action Item # 9.5 – Invest in Green Technologies – Set an Example for the Community
Example:
• Use hybrid cars for the City motor fleet.
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FUNDING / ACCOUNTABILITY
Action Item # 10.1 – Develop a Consolidated Revenue and
Expense Statement Reflecting All Parking Activities
As part of the strategic goal of developing a “vertically integrated
parking program” understanding and tracking all parking
revenues and expenses is a critical first step in understanding to
overall financial condition of the enterprise.
Intended Results:
Provide improved understanding of parking system
financial status.
Action Item # 10.2 – Create a Flow-Chart of Current Parking Revenues and Expenses
In conjunction with action item 10.1 above, it is also important to understand where parking
revenues are generated and where they go (parking enterprise fund, City general fund,
specific departmental budgets, etc.) It is also important to track expenses and from what
funds they are paid.
Intended Results:
Provide improved understanding of parking system financial resources and obligations.
Action Item # 10.3 – Evaluate the feasibility of Parking Becoming a Financially Self-Supporting
Enterprise Fund
If all parking related revenue streams and expenses were consolidated, would the parking
program be capable of being self-sustaining? This would include paying for all off-street
operating and maintenance costs (including maintenance reserves), on-street operations and
enforcement costs as well as debt service obligations (and required debt service coverage
ratios).
Intended Results:
Many integrated municipal programs with on-street, off-street and enforcement
revenue streams combined can be financially self supporting and even put funds aside
for future parking development projects or contribute funding for other transportation
related projects.
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Action Item # 10.4 – Parking Market Rate Surveys
Conduct semi-annual reviews of parking market rates for both the local area and selected
peer cities. Document and track trends in parking rates and provide a context for potential
parking rate increases.
Intended Results:
Provide improved understanding of parking market rates on a local and regional basis.
Action Item # 10.5 – Revenue Control Audits
Develop internal systems for regular internal parking audits. This could be done by City staff or
as a service provided by the contracted parking management firm. In addition, however, we
recommend that bi-ennial parking system revenue control audits utilizing an objective, outside
audit firm that specializes in parking system auditing be conducted.
Intended Results:
Ensure compliance with revenue control policies and procedures. Provide for
enhanced accountability of public program funds. Ensure that private parking
management firms are meeting contract obligations.
Action Item # 10.6 – Contract Management
If day to day operations are outsourced, develop contract management policies and
standardize review procedures to ensure contract compliance and performance standards.
Intended Results:
Since day-to-day parking operations are outsourced to private parking management
firms, contract management and oversight becomes a core management function for
Parking District staff. Well defined contract management procedures and practices
should be developed to ensure effective program and facility management.
Action Item # 10.7 – Parking Unit Performance Tracking
Identify revenues, expenses and profitability by operating unit or sector.
Intended Results:
Understand financial performance by operating unit or sector.
Action Item # 10.8 – Establish Parking Facility Maintenance Reserve
Establish a parking facility maintenance reserve fund, or if one already exists assess the
adequacy and the funding rate relative to current and projected facility maintenance needs.
Intended Results:
Avoid deferring facility maintenance and the potential for increased facility restoration
costs.
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