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I.

EXECUTIVE SUMMARY

Manitou Springs is a vibrant and active community that welcomes visitors drawn to the town for
its various attractions, shops, and charm. The combination of an increasing number of tourists,
hikers, and shoppers during the peak summer season combined with a limited parking supply is
focusing the City of Manitou Springs on developing a more comprehensive approach to managing
both parking and larger mobility issues as a community.
The City of Manitou Springs engaged the private parking management firm SP+ in 2013 to assist
the City in implementing on-street paid parking. Since that time SP+ has managed the City’s
parking program. The original parking management contract had a five-year term with provisions
for annual extensions that were exercised. The City authorized an additional six-month contract
extension with SP+ in July 2019 which will expire in December of 2019.
Parking in Manitou Springs has come a long way since the program initiation in 2013. Parking
revenues have exceeded $1M and SP+ has done a good job making the program a successful
operation. Parking is now a dependable source of City revenue and includes a residential parking
permit program, a parking enforcement function and a free public shuttle is a part of the amenities
available to visitors.
Following the last SP+ contract extension, the City engaged Kimley-Horn and Associates to
conduct a limited parking program assessment to focus on the following issues:
•

•
•
•
•

Conduct a review and assessment of the current parking program’s scope and
operations including the performance of the current parking management firm (SP+)
Evaluate the pros and cons of hiring an in-house parking manager, including the
development of a position description for this potential position
Evaluate the pros and cons of continuing to outsource parking management services
including the development a draft RFP/contract for the parking management services
Assess the potential benefits of creating a parking enterprise fund
Providing advice and direction on appropriate parking and mobility management
strategies based on community defined objectives

Over the past few months, Kimley-Horn has met several times with City staff, members of the
SP+ management team, community stakeholders (including meetings with members of the City’s
Transportation and Parking Board and the Metro District Board), and elected officials to gain a
solid understanding of the current parking management program as well as future needs. It
should be noted that Kimley-Horn has also been engaged by the City to conduct the much larger
community mobility plan. This project is being led by Kimley-Horn staff from our Colorado Springs
and Denver offices. We have been actively coordinating these two projects as parking is also an
important aspect of any future mobility plan recommendations.
The Parking Management Assessment process consisted of three phases and a final deliverable:
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•

•

•

•

Phase I was the parking management program assessment. Kimley-Horn conducted
a limited supply/demand assessment, which provided inventory and occupancy data
for the study area and reviewed the SP+ management contract from its beginning in
2013.
Phase II focused on community input, including the project kick-off meeting and a
return trip to meet with community members and stakeholders. At the end of Phase II,
Kimley-Horn provided a Parking System Current Conditions Assessment technical
memo to summarize the program assessment and lay the foundation for the Final
Report. This memo is included as Appendix 31.
In Phase III, Kimley-Horn defined parking program goals based on the assessment
information and feedback from the City and community/stakeholders. At the end of
Phase III, Kimley-Horn provided an initial Draft Report for City staff review and
comment.
The final deliverable is the Final Report you are now reading, the culmination of the
work from the three project phases and feedback from the Draft Report.

The Final Report consists of seven parts:
I.
II.
III.
IV.
V.
VI.
VII.

Executive Summary
Introduction
SP+ Contract Review
Community Feedback
Key Issues Identification
Comprehensive Parking Program Management Approach
Appendices: Parking Management Toolkit

The Executive Summary provides a summary of context, findings, and recommendations. It is an
efficient overview of the entire report and the project process. It can be provided to the public and
other stakeholders on its own should the City want to publish a review of the parking management
assessment.
The Introduction states the purpose of the parking management assessment project and reviews
the current conditions of the parking program, including occupancy data, and provides key
definitions to understand as you read further. A more robust analysis was provided as a separate
assessment memo, included with this report as Appendix 31.
The SP+ Contract Review chapter provides Kimley-Horn’s review of the SP+ contract, including
the initial 2013 contract, amendment one from 2013, amendment two from 2015, and the 2019
short-term renewal. It also includes high-level financial review based on information from the
City’s finance department and reports provided by SP+.
The Community Feedback chapter summarizes what was heard from the Manitou Springs
community throughout this project. The two major opportunities to hear from stakeholders and
the community were in July and September for the kick-off and follow-up visit. It was important to
hear from attendees as the peak season ended and left people with distinct experiences to share.
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It was important to the project to learn about stakeholder concerns, identification of challenges
concerning parking, and their ideas for the future.
The Key Issues Identification chapter details the major issues facing parking in Manitou Springs
as the City looks to the future. The Parking Management Assessment identified seven Key Issues
for Manitou Springs to consider as it prepares for the future of parking in its community:
1.
2.
3.
4.
5.
6.
7.

Fragmented / Disconnected Organization and Leadership
Parking Management Operations Options
Creation of a Parking Enterprise Fund
Lack of Coordination and Communication
Unclear Data Metrics / Confusing Financial Reporting
Incomplete Parking Data
Residential Parking Permit Program (RPPP)

The Comprehensive Parking Program Management Approach outlines strategies to help mitigate
the challenges of the key issues identified. There are 19 recommendations provided to advance
the development of the Manitou Springs parking program:
1. Extend SP+ contract for an additional six months to one year to give Council and staff time
to assess these recommendations and to gather more information on option costs,
potential program scope, etc.
2. Retain changes made in July 2019 re: program financial reporting/compensation
3. Make key decision on whether to create an in-house City parking management function,
continue with the outsourced approach or develop a hybrid approach
4. Prior to making the decision above, putting the parking management function out to bid
may be prudent to get additional program management ideas and pricing. (RFP process
and template provided as part of this study in Appendix 32.)
5. Develop a set of parking program guiding principles
6. Integrate parking as a key component of the larger community mobility strategy. (Perhaps
the new parking manager or operator should be a parking and mobility program
leader/operator?)
7. Implement ongoing parking data collection, including the addition of new parking count
technologies
8. Improve parking wayfinding and provide real-time parking availability information
9. Develop data-driven decision-making procedures utilizing enhanced parking data
collected
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10. Redefine key parking performance indicators
11. Provide flexible parking supply management during the peak season
12. Plan for new supply development
13. Develop new parking supply prior to March 2021
14. Utilize the International Parking and Mobility Institute’s parking program accreditation
process (APO) as a comprehensive parking management program framework
15. Publish an Annual Parking Report
16. Identify financing strategies for a new parking garage
a. This could include assessing parking rate increases
b. If City parking net annual revenues increase to at least $250K, consider creating
a parking enterprise fund dedicated to funding a future parking structure
17. Refine and enhance parking enforcement practices
18. Improve branding/marketing and strategic communications related to parking and mobility
19. Review and update the Residential Parking Permit Program
This Final Report is the primary deliverable for the parking management assessment and is
supported by an extensive Parking Management Toolkit included as the appendices. Regardless
of which of the parking program staffing options that the City chooses, this toolkit will provide a
wealth of tools, white papers, templates, manuals, checklists, etc. to support an enhanced parking
management program going forward.
Choosing a strategy for managing parking in Manitou Springs, making the leadership and
communication more streamlined and transparent, and deciding on a supply solution will be
keys to success in the future. In our opinion, is critical that the City invest in a true “parking
professional” (whether that is an in-house manager or a highly qualified parking management
firm - or both).
Manitou Springs is a historic town with exciting potential. Future success will depend on how
successful the community is in finding consensus on how to advance the parking and mobility
programs as key support systems to achieve the broader community goals expressed in the
Plan Manitou document.
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II. INTRODUCTION
Over the years, the City of Manitou Springs has experienced increasing parking demands. The
parking supply has increased over the years (with the addition of the Smischny and Hiawatha
lots), but demand appears to be outpacing supply. The City’s parking assets support a robust
tourism industry each year, a lively downtown in both peak and shoulder seasons, and residents
surrounding the area. The competition for spaces has reached a point where visitors, residents,
and business owners alike are expressing a desire to see a more proactive solution to the parking
situation in the downtown area.
The City of Manitou Springs has engaged Kimley-Horn to assess their current parking
management program. The purpose of this assessment is to review the current the parking
management system and identify opportunities to streamline processes and determine where and
how improvements can be made. The goal for the City is to address the following community
issues:
•

Reduce traffic congestion

•

Provide more coordinated parking and mobility management

•

Improve management of revenue and reduce operating expenses

•

Enhance pedestrian/mobility opportunities

•

Assess the need for additional supply

•

Provide actionable recommendations

The intention is for this assessment and the on-going Mobility Plan for Manitou Springs (also
being conducted by Kimley-Horn) to compliment and support one another. The focus of the
Mobility Plan is to improve overall transportation and mobility for the city, whereas this
assessment focuses on specific parking-related management practices. They are both integral
components for improving the overall transportation and parking system efficiency.

Current Conditions Summary
As part of this assessment, parking data was reviewed to document overall system utilization and
to identify opportunities to improve parking program management going forward.
When observing and analyzing parking occupancies, it is important to understand the meaning of
the observations. A brief description of key terminology is provided below. A parking system is at
capacity when it reaches a specific level for its type of system, this is known as “effective capacity”.
For most downtown systems that have a lot of visitors that may be unfamiliar with the area, like
Manitou Springs, the effective capacity is reached at approximately 85% of the total parking
inventory. When observed occupancies are under this threshold, users can typically locate spaces
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easily. When observed occupancies meet or exceed this threshold, users feel constraints as they
must search for remaining spaces.1

TERMINOLOGY
Peak Conditions
Time when the most vehicles are parked during the observed periods. The observation period for
this study was from 10:00 am to 4:00 pm.
Total Spaces
Number of spaces in a facility/lot.
Available Spaces
Number of spaces that were observed as empty.
Occupied Spaces
Number of spaces observed to be occupied by a vehicle during the observation period.
Occupancy
Number of occupied spaces divided by total spaces.
Effective Capacity
Industry-accepted occupancy threshold for parking facilities that indicates the efficiency of the
facility or system. Based on industry standards, the primary threshold is 85 percent of the total
capacity of the parking system or facility. Note: When evaluating system utilization, the
documented demand should be compared to the “Effective Capacity” not the actual capacity.

The following Table 1 summarizes the parking inventory in the community.
Table 1. Parking Inventory

1

Parking Type
On-Street Parking

Parking Name/Location
On-Street

Total Spaces
244 Spaces

Public Lot Parking

Hiawatha
Wichita
Cañon
Smischny Lot
Barr Trail

158 Spaces
85 Spaces
44 Spaces
42 Spaces
40 Spaces

“Parking 101: A parking Primer: A Publication of the International Parking Institute”, International Parking Institute, 2015;

“Shared Parking, Second Edition”, Urban Land Institute
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Private Residential Parking

TOTAL

Prospect
Osage/Duclo
Ruxton
Spencer/Grand
Washington
Manitou Ave
ALL PARKING

36 Spaces
159 Spaces
338 Spaces
66 Spaces
130 Spaces
40 Spaces
1,382 Spaces

Table 2 below displays the average parking occupancy for each of the public parking lots during
this Summer’s peak season.
Table 2. Average Weekend Parking Lot Occupancy by Hour (June – August 2018)
100%

80%

60%

40%

20%

0%

10:00 AM

11:00 AM

12:00 PM

1:00 PM

2:00 PM

3:00 PM

4:00 PM

Wichita

Canon

Barr

Smischny

Hiawatha

Effective Capacity (85%)

At the peak hour, there are a total of 62 available spaces in the public lots, which equates to an
overall public lot occupancy of 83%. However, it is difficult to determine the true parking demand
since this does not account for the on-street parking system. Anecdotal information, which can
provide a snapshot but is typically unreliable, indicates that on-street parking during the peak
periods is well utilized in the downtown area. On one of our trips to Manitou Springs this summer,
we finished our meetings around 2:30 PM and wanted to stop and shop downtown before heading
to the airport, we looked at the Cañon, Wichita and Smischny lots as well as virtually every onstreet space in the downtown and could not find an open space. On-street parking reportedly
becomes more available in areas further away from downtown.
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The data analysis indicates that the public off-street parking is experiencing high demands during
the peak season, which means that visitors may become frustrated at the inability to find parking
easily. However, the data also indicates that there are spaces available, visitors just may not know
where they are located. A more complete analysis with data from the full parking system is
recommended in the future (on an annual basis) to determine the best options for optimizing the
use of existing assets. Investment in new parking count technology is recommended for Manitou
Springs’ parking lots. (See recommendations summary at the end of this report). Part of this
analysis should include residential areas that surround the commercial downtown as they are
impacted by the parking regulations there.
It should also be noted that these parking conditions noted above are occurring at a time period
during which the Cog Railroad, a major local attraction, is closed for extensive infrastructure
improvements. Thus, these challenging parking supply conditions are occurring at a time that
tourism demand is actually decreased due to the Cog Railroad closure. The Cog Railroad is
expected to re-open in the Spring of 2021 which will put even greater stress on the parking
system.
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III. SP+ CONTRACT REVIEW
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III. SP+ CONTRACT REVIEW
As part of the Parking Management Assessment, Kimley-Horn reviewed the initial 2013 SP+
contract, the 2013 and 2015 amendments, and the 2019 short-term renewal for the remainder of
the calendar year. Understanding the relationships between SP+, the City, and the Metro District
Board is especially important for understanding parking revenues, City expenditures for parking
and transportation, and the City’s cost for retaining SP+ as their parking manager.
The City’s parking program includes on-street parking and enforcement, the Cañon lot, the
Hiawatha Gardens lot (free to the public), the Barr Trail lot (with separate budgeting per the
relationship with the City of Colorado Springs), the residential parking permit program (a
recommendation from the 2007 Carl Walker Plan), and the public shuttle.
The Metro District Board holds a separate contract with SP+ for management of the Wichita lot,
Smischny lot, and a number of parking permits for a fee of approximately $4,583.33 per month.
The City of Manitou Springs provides the accounting for the Metro District Board.

General Overview
The 2007 Carl Walker Parking Strategic Plan recommended implementing paid on-street parking
and when on-street paid parking was implemented in 2013, the on-street parking program
managed by SP+ provided nearly doubled the anticipated amount of revenue. Revenues have
consistently exceeded budgeted numbers over the life of the program, with the exception of 2018
when money was spent for improvements to Hiawatha Gardens and the total net revenue was
impacted for the year. It should be noted that the capital investment in the on-street and off-street
parking equipment (meters, enforcement devices, etc.) were paid off over the first five years of
the contract.
Parking is currently included in the General Fund which has specific line items for parking. General
buckets for parking include:
▪
▪
▪

Revenues from: enforcement, on-street, off-street (lots), permits, Barr Trail, and the URA
contribution to the shuttle in 2017, 2019, and anticipated for 2020
Expenditures include: SP+ management fee, City staffing and operations, the Barr Trail,
and payment of capital assets
Other budget items impacting parking include: the transportation fund, the PPRTA fund,
and capital improvements

SP+ collects revenue from on-street parking, off-street parking, permits, citations, and online
payments, deducts their fees, and provides the net to the City by check each month.
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Net revenue is calculated by subtracting the City’s share of operating expenses and SP+’s fees /
operating expenses from the collected revenues:
Revenue
- City Operating Expenses
- SP+ Management Fee / Operating Expenses
- SP+ Incentive Fee (if applicable)
Net Revenue to City of Manitou Springs

Table 3 shows a summary of the Net Revenue from parking for the Manitou Springs from 2013
through 2019. The total parking expenditures (including the SP+ management fee / operating
expenses) and Barr Trail accounting are subtracted from the total parking revenues to reach the
net revenue numbers for each year.
Table 3. Manitou Springs General Fund Net Revenue from Parking 2013 – 2019

2013

2014

$776,515
$978,076
Revenues
$277,010
$433,001
Expenditures
$64,855
$75,119
Barr Trail
Net General Fund
$434,650
$469,956
Revenues Over
Expenditures
*2019 numbers are through September.

2015

2016

2017

2018

2019*

$942,416
$392,733
$98,800

$1,309,177
$675,727
$254,412

$1,363,576
$723,933
$228,307

$825,721
$869,565
$135,037

$840,529
$559,553
$70,596

$450,883

$379,038

$411,336

- $178,881

$210,380

The costs and ownership of any parking equipment can also impact parking program expenses
and the SP+ contract. Through discussions with City staff, these items were reviewed and are
summarized below:
•
•

•
•

$70,000.00 annually goes to the leasing of hand-held devices and proprietary SP+
software for enforcement.
The City’s parking payment kiosks were paid off in June 2018, but there is a need for
more machines and standard maintenance usually requires new machines at around ten
years.
The City leases one vehicle for enforcement.
The City owns the Cañon and Hiawatha Gardens lots

SP+ is currently housed in City Hall, near the Planning Department, in a space easily accessible
to the public and featuring a customer service window. At the time of this assessment, this City
Hall space was being provided to SP+ rent-free. Current commensurate real estate values place
the office space at around $1.77 per square foot. At an estimated size of 196 square feet, the City
Hall office space is worth approximately $346.92 in rent per month.

SP+ Fee, Invoicing, and Accounting
From the beginning of the program in 2013 to June of 2019 the reporting from SP+ and the City
was detailed but hard to follow. Beginning in July 2019, with the approval of the short-term contract
extension with SP+, reporting on both sides became much more transparent and easier to follow,
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setting up an improved structure for the future. Initially, it was difficult to understand how SP+’s
operating expenses were related to their overall management fee and how those items impacted
the net revenue to the City. While revenues are strong, they are accompanied by the high cost of
operations. Additionally, it was unclear if any of SP+’s operating expenses had correlating line
items in the City budget. The new reporting from SP+ is simplified by showing total revenues, total
expenses, and a flat management fee each month. The City has also adjusted their reporting and
not only expanded their parking reports but also clarified net revenues and how the Metro District
Board’s revenues and expenditures are related to the overall program.
The major benefit of the updated reporting structures is the ability to clearly understand how much
SP+ is being paid to manage parking for Manitou Springs. Beginning in July 2019, it is clearly
shown that SP+ receives a flat fee of $3,132.00 per month to manage parking. Prior to July 2019,
SP+’s operating expenses were included as part of their management fee and had the potential
to make it look like they were receiving hundreds of thousands of dollars per year. The new
reporting very clearly demarcates between operating expenses and the flat monthly management
fee.
Figure 1 below compares SP+ invoices from the initial 2013 – June 2019 term and the updated
invoice structure beginning in July 2019.
Figure 1. June 2019 SP+ Invoice and July 2019 SP+ Invoice
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Using these two invoices, you can compare the difference between the initial fixed management
fee and the recently updated fixed management fee. The revised invoice also gives a much more
robust picture of the operating expenses required for SP+ to provide parking management to
Manitou Springs. These itemized operating expenses roll up into the total SP+ operating
expenses.
Of note, the initial SP+ contract allowed them to collect an incentive fee of ten percent (10%) of
all revenue collected in excess of $775,000.00 per year. The recent short-term contract extension
does not have that same provision. In some years the incentive fee was all that made it possible
for SP+ to make any profit due to the cost of operating expenses.
Table 4 below shows a high-level snapshot of SP+’s accounting from the beginning of their
contract in May 2013 through June 2019.
Table 4. Snapshot of SP+ Accounting from May 2013 – June 2019

In SP+’s summary (Table 4 above), the City operating expenses, the SP+ management fee, and
the incentive fee are subtracted from the overall revenue to result in the net to the City. The SP+
operating expenses are subtracted from their management fee and incentive fee to determine
their profit. They also show what their profit would have been without the incentive fee and the
table shows that SP+ did not make a profit in 2014 or 2016 and they would have been negative
in 2015, too, if not for the incentive fee provided in their contract. According to SP+, staffing
represents the largest percentage of their operating costs.

Shuttle
The shuttle budget was also assessed as part of this parking management assessment because
it is a part of the overall parking program. Since the shuttle became part of the parking budget in
2014, its cost has increased every year and it is the biggest annual expenditure in the budget
other than the SP+ contract fee / operating expenses. Table 5 summarizes shuttle costs since
2013.
A URA grant has helped pay for part of the shuttle for several years since its inception. This
money is accounted for as a line item in the City budget and is anticipated to end in the near
future.
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Table 5. Shuttle Costs Budget vs. Actual 2013 – 2018
Shuttle
Budget
Shuttle
Actual

2013

2014

2015

2016

2017

2018

-

$35,000.00

$91,000.00

$218,900.00

$226,00.00

$245,000.00

-

$13,824.55

$117,324.92

$177,140.73

$213,825.48

$290,669.87

Industry Standards
The information required for this contract review helped clarify initial questions and concerns
regarding the SP+ contracts, their fees, and their profits over the life of the parking program.
Initially, SP+’s management fees appeared well above industry standards across reporting
structures. In speaking to other industry professionals who have worked for large private parking
management firms, after describing the services provided, they suggested that the monthly
management fee should be in the $3K to $6K range per month ($36K - $72K annually). This range
is reflected in the recent short-term contract extension that locks in SP+’s fee at a flat $3,132.00
per month.
For context, we worked with a mid-sized California municipality to help them develop a parking
management RFP. This community's parking program was approximately three times the size of
the Manitou Springs program (3,730 spaces compared to 1,382 spaces in Manitou Springs)
including nine lots (1,327 spaces) and four garages (2,403 spaces). Both communities have
similar scopes of parking management services (on-street meters, off-street lot/garage
management and enforcement). Table 6 shows the submitted bids by four of the largest private
parking management firms in the country (including SP+) on a monthly and annual basis.
Table 6. Parking Management Proposals Received for A Comparable California Municipality
Parking Management Firm

Company A

Company B

Company C

Company D

Term
Year 1
Year 2
Year 3
Year 4
Year 5
Year 1
Year 2
Year 3
Year 4
Year 5
Year 1
Year 2
Year 3
Year 4
Year 5
Year 1
Year 2
Year 3

Proposed Management Fees
Monthly
Annual
$13,000.00
$156,000.00
$13,000.00
$156,000.00
$13,000.00
$156,000.00
$13,000.00
$156,000.00
$13,000.00
$156,000.00
$16,250.00
$195,000.00
$17,500.00
$210,000.00
$18,750.00
$225,000.00
$20,000.00
$240,000.00
$21,250.00
$270,000.00
$11,765.92
$141,191.00
$11,765.92
$141,191.00
$13,013.75
$156,165.00
$13,013.75
$156,165.00
$14,054.83
$168,658.00
$14,079.18
$168,950.21
$14,473.43
$141,191.00
$14,867.67
$178,412.07
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Year 4
Year 5

$15,261.92
$15,656.16

$183,143.00
$187,873.92

In another example, a well-managed municipal operation has a contract with a parking
management firm to manage:
•
•
•
•
•

an automated lot with 340 spaces,
a 490-space lot at a performing arts center,
a 600-space public lot with another 500 spaces shared with a hotel,
three days a week valet stack parking operation in a 400-space lot, and
management of 2800 monthly parking contracts

These services are provided for a total fee of $5,568.00 per month.
With this information in mind, and using the information shown previously in Table 4 about
SP+’s contract, when SP+’s profits are averaged over the six years (72 months) of the Manitou
Springs program, their average monthly profit averages approximately $4,406.00, well within
industry norms.

Conclusion
Improvements in reporting structures for the City and SP+ make it easier to follow and understand
parking revenues, expenses, and fees for both parties to manage parking for Manitou Springs.
The recent SP+ short-term contract extension helped clarify operating expenses and lock in a flat
fee for management each month. The revised monthly rate is comparable to industry standards
seen in other cities for parking management, though Manitou’s program does not include garages
or valet.
The 2007 Carl Walker Plan anticipated that the Manitou Springs parking program could be self funded eventually and “capable of developing the needed parking and transportation
infrastructure to support the growing needs of the community.” Kimley-Horn recommends that the
City consider creating a parking enterprise fund, if the parking program can consistently net at
least $250,000.00 annually and continuing to refine the way parking program revenue and
expenses are tracked. The primary goal of the recommended parking enterprise fund is to begin
setting aside revenues to be dedicated to creating additional parking supply (either additional
surface lots in the short-term or a garage/mobility center long-term).
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IV. COMMUNITY FEEDBACK
A critical element of developing successful and targeted recommendations for a parking
management assessment is open communication and active listening with user groups and
stakeholders. For Manitou Springs, intentional and targeted outreach was planned for the
downtown business community, key community organizations, and the general citizenry.
Discussions gave the consultant team valuable insight into real and perceived parking challenges
and successes and detailed context for the parking and transportation challenges residents and
visitors face in Manitou Springs.

Project Kick-Off
The Manitou Springs community has been involved in this Parking Management Assessment
since its kick-off in July 2019. Over July 9 and 10, Kimley-Horn met with a variety of key community
members to determine primary issues, dates, and ideas.
Participants in the project kick-off included:
•
•
•
•
•
•
•
•

Ken Jaray – Mayor, City of Manitou Springs
Kim Johnson – Planning Director, City of Manitou Springs
Michelle Anthony – Senior Planner, City of Manitou Springs
Randy Hodges – Board Member, Metro District Board
Ted Johnston – Assistant General Manager, Manitou & Pike Peak Railway Company
Dane Lyon – Senior Manager, SP+ Parking
Kevin Stevenson – Manitou Springs Facility Manager, SP+ Parking
Scott Lee – Parking Enterprise Director, City of Colorado Springs

The primary issues that arose in the kick-off sessions
included:
•
•
•
•
•

traffic congestion,
coordinating management,
revenue management,
enhanced pedestrian and mobility
opportunities, and
actionable recommendations in the Final
Report.

Key needs voiced by participants included:
•
•
•

review of the SP+ contract,
assessment of the pros and cons of an inhouse parking manager,
explanation of the potential benefits of
creating a parking enterprise fund,
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•
•

advice and direction for appropriate parking and mobility management for the future, and
potentially developing an RFP parking management services and/or a position
description for an in-house parking manager.

Participants provided more in-depth information on the topic of coordinating parking management
for the City. Comments explained the Transportation and Parking Board (TPB) and the Metro
District Board and illustrated an overall feeling that the boards do not have clear roles or
responsibilities and may be contributing to disconnects with stakeholders such as the business
community and residents.
The biggest takeaway from the kick-off discussion was that communication between the various
“parking managers” (SP+, the TPB, the Metro District Board, and Council) needs to improve so
that there can be a single vision and reporting/decision making process for all community parking.
Better communication and more coordinated management would allow parking throughout
Manitou Springs to operate as one seamless system even though there are different parties
involved. This would include a clear and defined vision, reporting standards, marketing, and
decision-making process. In an ideal environment we would recommend the merging or
consolidation of the all the parties noted above into a single “parking commission” or similar body.
Kimley-Horn presented to the Manitou Springs City Council on the evening of July 9 and provided
an overview of the Project Approach and its four phases. Council commented that before parking
system enhancements can be made, the internal parking management should be improved first,
and this Parking Management Assessment would provide guidance and direction.

Additional Stakeholder Engagement
Kimley-Horn led a series of stakeholder meetings later in the project on September 4 and 5, 2019.
City staff managed the invitations to the business community and the public for all four sessions.
The first was a 6 p.m. community meeting at City Hall on Wednesday night and three back-toback small group sessions were held Thursday morning and afternoon at the Manitou Arts Center.
Participants in the Wednesday night community meeting included:
•
•
•
•
•
•
•
•
•
•

Nancy Fortuin - Councilmember
Randy Hodges –Whickerbill Gift Shop
Gwenn David – Avenue Hotel B & B
Leslie Lewis – Director, Chamber of Commerce
Annie Schmitt – Chamber of Commerce and Manitou Arts Center
John Graham – Citizen / Resident
Bobby White – Citizen / Resident
Tom Culp – Citizen / Resident
Lynn Harwell – Armadillo Ranch and Manitou Arts Center
Greg Wellens – Adventures Out West

The limited number of attendees allowed for a conversational setting around a large table in City
Hall. Kimley-Horn presented an overview of the project and let people know what phase the
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project was in: Phase I was the current program assessment, Phase II was focused on
community input and Phase III was focused on analysis and recommendations.
For consistency, Kimley-Horn asked the same series of questions to each group to hear
opinions on the current parking program and glean insight into how the program could move
forward:
•
•
•
•
•

What’s been working well with parking in Manitou Springs over the past few years?
What hasn’t been working well with parking in Manitou Springs over the past few years?
On a scale of 1-10, with one being the lowest and ten being the highest, how would you
rate each of the parties involved with parking: the City, the Metro District Board, SP+?
Are there specific areas of dissatisfaction?
Over the next five years, what should the top three priorities be for parking in Manitou
Springs?

Common themes voiced by participants included:
•
•
•
•
•
•
•

the cost and effectiveness of SP+ as parking manager,
the cost and utilization of the shuttle,
a general dissatisfaction with the lack of coordination and unified action by the Metro
District Board, TPB, and City Council,
concerns about balancing enforcement with being tourist-friendly,
the growing need for more parking and how that impacts residents, especially ones
close to certain busy parking areas,
the residential parking permit program, and
the idea of increasing parking fees and how to make an increase happen.
Two major topics arose during the evening community
meeting. The first was the impact of destination visitors for
the Incline and the Pikes Peak Cog Railway on parking
demand and their relationship (or not) with downtown
businesses for eating and shopping. Participants voiced a
desire for more visitor use of the shuttle, a desire for visitors
to spend more time downtown shopping and eating, and
concern for supply when the Cog Railway reopens in 2021.
The group agreed that not doing anything is not a viable
option but was unsure of the best approach.

The second major topic was the need, or not, for a parking
garage(s) and where it should / could go if it were to be built.
The community has been discussing the potential for
structured parking since the 2007 Carl Walker Plan, but there
has not yet been agreement on where it should go or a
determination of how to pay for it. Some attendees wondered if managing parking in-house would
save enough money annually from management fees to pay for a garage, others brought up the
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idea of an enterprise fund for bonding opportunities. Increasing parking fees would also increase
revenue and provide more funding for a future garage. The group heartily agreed that a structure
is needed (and possibly more than one) perhaps on the Wichita and Hiawatha Gardens lots. They
also acknowledged concerns about increased congestion should a garage be built on the Wichita
site.
Three small group sessions were held throughout the morning and afternoon on Thursday,
September 5 at the Manitou Art Center. The small group size allowed for an informal conversation
setting around a table at the Art’s Center.
Participants in the Thursday sessions included:
•
•
•
•
•
•
•
•
•

Kevin Stevenson – Manitou Springs Facility Manager, SP+ Parking
Lisa Quintana – The 10 Spot
Brian Groben – Front Office Manager, The Cliff House
René Stolfus – Parking Employee, Metro District Dept (Board)
Natalie Johnson – Director, Manitou Art Center
Tracy Shogren – Parking Employee, Metro District Dept (Board)
Ken Jaray – Mayor, City of Manitou Springs
Rhonda Van Pelt – Pikes Peak Bulletin
Shemi Shlomo – Metro District Board Member, Flying Eagle

Kimley-Horn provided the same project overview and asked the same list of questions to each
group in the 9:00 a.m., 10:30 a.m., and 1:00 p.m. time slots.
Common themes voiced by participants included many of the same ones from the community
meeting the night before:
•
•
•
•
•

the cost and effectiveness of SP+ as parking manager,
a general dissatisfaction with the lack of coordination and unified action by the Metro
District Board, TPB, and City Council,
concerns about supply for tourist draws like the Incline and Pikes Peak,
increasing parking fees and potentially adding parking fees in areas not currently being
charged for.
whether or not an additional parking lot is necessary and, if so, where it could/should be
located.

The major topic to come out of the small group sessions was the need to understand the “why”
of parking in Manitou Springs. Participants said they wouldn’t mind increased parking rates, and
would even support rate increases, as long as they understood why it was happening and what
the benefits were going to be.
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For example, if rates were to increase but it was
clearly communicated that the additional
revenue would be going toward a garage and
that the revenue would be protected as part of
an enterprise fund (as opposed to simply
placing the revenues in the City’s general fund),
they would support that action. A clear parking
plan that illustrates how it benefits the future of
Manitou Springs would be supported, but if
people don’t understand the reason, they won’t
support any changes. Some members voiced
suspicion about the existing parking program
and where current parking revenues were going
– understanding the why of how the parking
management contract works, the costs of the
shuttle, and the impact of expanding paid onstreet parking would go a long way toward
increasing trust and support of the Manitou
Springs parking program.
Educating
the
public
through
clear
communication was mentioned in the 2007 Carl
Walker Plan in their recommendation to link parking management to larger community goals. The
City of Manitou Springs is growing and changes and improvements to the parking plan as the
result of this Parking Management Assessment should be clearly communicated to the community
and illustrate the benefit to everyone, just as was recommended in 2007.
Overall, the feedback heard in July and September showed that many of the parking goals laid
out in 2007 have been met:
•
•
•
•
•

on-street and off-street management,
parking enforcement,
shuttle program integration,
residential parking program development, and
improved payment options.

Additionally, the stakeholder sessions highlighted the major challenges currently facing parking
in Manitou Springs:
•
•
•
•
•

a need for more supply,
addressing the needs of destination visitors (the Incline and Pikes Peak)
determining where new parking supply should go,
determining how to pay for more supply,
more streamlined and effective oversight between the involved parties, and
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•

communicating to the community why updates to parking management are being made
and how they will benefit all of Manitou Springs.

None of the challenges discussed by the community will come as a surprise to the City, but it’s
good to confirm public perception and opinion of what issues need to be addressed as the City
plans for the parking program’s future.
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V. KEY ISSUES IDENTIFICATION
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V. KEY ISSUES IDENTIFICATION
Many of the comments heard during the community meetings focused on lack of communication,
lack of understanding or clarity on the management system, lack of coordination, and a need for
more parking or managing existing parking more efficiently. A review of system data was
conducted that looked at parking occupancy and traffic congestion. This assessment was
presented in our initial Current Conditions Assessment document, provided as Appendix 32.
The following is a summary of key issues identified based on the community feedback, contract
review, and analysis of parking system data.
•

Fragmented/Disconnected Program Organization and Leadership – the city has
multiple entities/agencies that manage or own a portion of the community’s public parking
assets. These consist of two boards, a contracted management firm, City departments
and the City’s governing body. However, these entities do not always have the same data,
do not always share the data they do have, and often don’t communicate effectively and/or
have conflicting opinions on the what course is best for the community, leading to
confused messaging or paralysis when it comes to decision making. Furthermore, the
fragmented management structure leads to confusion on who has authority to make
decisions. There needs to be a clearly defined and consolidated structure for parking and
transportation management so that decisions can be made collaboratively and proactively.
As noted earlier in this report, in an ideal environment, we would recommend the merging
or consolidation of the all the parties noted above into a single “parking commission” or
similar body.

•

Parking Program Management/Operations – One of the central questions of this study
was how to structure the management of the Manitou Springs parking program going
forward. The City requested that we provide them “options” related to this key issue.
Based on our assessment of the history, the program financials and current management
program, Kimley-Horn recommends the following two parking program management
options:
Option 1: Self-Management
Under this approach, the City would assume all responsibility for the operation and
management of the parking system. The City would need to hire a seasoned
parking professional, not just someone at a “coordinator level”. A parking manager
would lead the program and have the authority to make necessary changes that
would provide consolidated system management, improved customer service,
enhanced system planning and communications, a focus on operational efficiency
and improved financial performance with a key future focus being planning for
additional parking supply.
The City would hire program staff, manage equipment contracts, perform parking
fee collections, monitor parking resource utilization, provide consistent
enforcement, manage the residential parking permit program, coordinate with City
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Planning on new development initiatives, and respond to other issues that arise. A
draft parking manager position description is provided as Appendix 14. Another
sample position description for a “parking and mobility manager” from a new
program in Estes Park, CO is also provided as Appendix 15. A draft parking
manager integration strategy template is included as Appendix 16. If used, this
document should be customized by City staff for Manitou Springs.
The following summarizes advantages and disadvantages of this approach:
Advantages
• The city maintains full control of their parking system
• All parking aspects, from management to operations, would be housed within
the city, which allows changes and project implementation to be seamless
• Staff retention is higher, requiring less repeated trainings
• All parking program revenues are retained by the city and more funds would
be available to fund future parking infrastructure
Disadvantages
• The city will have to hire staff to enforce the regulations and collect fees
• Staff training and time to develop procedures and metrics will be necessary
• A restructuring/consolidation of parking management between the City/TPB
and the Metro District Board is needed
Option 2: Outsourced Management
The current management program for the city is outsourced to a third-party
operator that is responsible for the daily operations as well as the overall program
management. Daily operation responsibilities include collection of parking fees,
enforcement, maintenance, and responding to parking-related concerns.
Management responsibilities include high level decision-making, such as
determining prices for paid parking, establishing time limits and enforcement
hours, identifying future projects that will improve parking and transportation.
One issue found under the current system is that there is a miscommunication on
the responsibilities for the outsourced company. One interpretation is that the
responsibilities only include the day-to-day operation tasks, while the other
interpretation assumes the outsourced responsibilities also include overall system
management. The miscommunication has led to a few of the issues identified
previously.
When working properly, both the operation and management responsibilities can
be outsourced to a single third-party. The following summarizes advantages and
disadvantages of this approach:
Advantages
o The city does not have to hire additional staff to operate and manage
the system.
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o

o

The outsourced company consists of parking professionals that will
provide recommendations for system improvements and track resource
utilization and efficiency changes over time.
Development of a more clearly articulated contract, refined financial
reporting standards, and better-defined reporting relationships would
need to be addressed.

Disadvantages
o The city relinquishes some control of their parking program.
o A portion of the revenues earned by the city’s parking system would go
towards payment of the outsourced operator (management fee).
o Staff turnover, especially if frequent, requires constant training and can
lead to consistency issues and lack of program progress.
o Contracted staff are not always as invested in the program.
If this option is pursued, a revised contract is highly recommended. Also, to assist
in getting parking management fees better aligned with industry standards, it is
recommended that the parking management contract be put out to bid. A sample
contract and RFP document are provided as key deliverables for review in
Appendix 32.
Option 3: Hybrid Approach
A hybrid approach is a combination of the outsourced and self-operated
approaches. Under this approach the city would hire a parking manager to lead
the program, make policy decisions, and direct the daily operations. The daily
operations would be outsourced to a contracted parking operator.
The person in the parking manager position would be responsible for overseeing
the parking assets (on-street parking, public off-street), determination of rates and
time limits, coordination with the Metro District Board and other stakeholders, and
oversee program budget and expenses. Additionally, the manager would be
responsible for implementing necessary changes to improve the parking system in
conjunction with overall city growth and mobility goals. This position is important
because it allows for holistic oversight of the parking system, coordination with
other City priorities/departments, etc. which is necessary to make proactive,
meaningful changes.
A possible variation to this option is the concept that the Parking Enterprise
Director for the City of Colorado Springs could be engaged on a contract basis to
provide high-level program management oversight and oversee contract
administration and the day-to-day operations that would carried out by the private
parking management firm.
The following summarizes advantages and disadvantages of this approach:
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Advantages
o The city maintains full control of the management of parking system
o Provides greater overall oversight of the program and clear guidance
for daily operations but also for
future improvements.
o City does not have to hire multiple
City employees for parking
operations
Disadvantages
o A portion of the revenues earned
by the city’s parking system would
be go towards payment of the
outsourced operator.
o Frequent staff turnover requires
constant training and can lead to
consistency issues and lack of
program progress
Additional information regarding parking program structure, including hiring a new
parking manager, is included in Appendices 12 through 16. Appendix 12 is a white paper
that provides a more comprehensive overview of parking system organizational options.
•

Lack of Common Guiding Principles – Each of the agencies involved with parking
ownership and management appear to have different guiding principles for their
associated parking assets. A comprehensive vision for the program as a whole is
necessary to create a cohesive parking system, and guide decisions for all parking assets.
The customers don’t differentiate between the ownership of the various lots in the city.
From their perspective, it is all one system. To enhance the customer experience, the
management of the parking assets must also operate as a single system with a common
vision and customer service goals, even though the parking assets are currently under
various management and ownership arrangements.

•

Creation of a City Parking Enterprise Fund – The need to begin planning for a parking
garage is justified for the City of Manitou Springs. This will be a critical element of the
parking program in the next several years. The creation of a parking enterprise fund is
highly recommended as a strategy to advance this key program objective, if adequate net
parking revenues can be generated. This could occur if parking rates are strategically
increased in the future.

•

Lack of Coordination and Communication – there are systems in place for the boards
and stakeholders to communicate with each other, however, there can be disconnects
between stakeholders that don’t get to meet. For instance, SP+ reports to the
Transportation and Parking Board, however, the TPB reportedly does not always report
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or carry findings forward to the City Council. It is unclear if the Metro District Board receives
the same information as the City or is only given information that relates to their lots. As a
result, different stakeholders are receiving different pieces of information or information at
different times, which leads to miscommunications and reduces the ability to proactively
manage the system. Consolidation of all parking related management entities into a
“parking commission” with a common board is highly recommended.
•

Unclear Data Metrics – the data metrics for measuring the parking system effectiveness
are incomplete. Until recently, data metrics were not part of the contracted services.
Metrics are necessary to gauge changes over time and determine how the parking system
is operating. A set of recommended parking metrics and benchmarks are included in this
report’s appendices. Leveraging the IPMI’s parking management accreditation program
(APO) as a tool to develop a more comprehensive management program can provide
additional data-driven management benefits.

•

Incomplete Parking Data – Parking occupancy is sporadically collected for the lots;
however, this is only a portion of the parking system. With the use of License Plate
Recognition technology, the city should have regular parking occupancy information
available for the entire system. Collection of parking occupancy data in all facilities where
the public can park needs to take place to have a full understanding of parking system
constraints, opportunities and provide data for system optimization. A recommended costeffective parking lot count system is the Parking Logix system and more information on
their products can be found online at parkinglogix.com. The data from this system (or
similar systems) should be tied to parking wayfinding / availability signage and mobile
apps / websites.

•

Residential Parking Permit (RPP) Program – There is a level of uncertainty regarding
the RPP program within the city. The uncertainty focuses on how parking changes may
impact the RPP and if the program needs to be revised to respond to those changes.
While a review of the RPP program was not part of this Assessment, it should be
considered as many changes to parking will inadvertently impact surrounding residential
parking. A whitepaper and recent presentation on RPP programs are provided in Appendix
22 and 23.

__________________________________________________________________________________________________
City of Manitou Springs, CO
Kimley-Horn Parking Management Assessment
November 7, 2019 | FINAL REPORT

31

VI. COMPREHENSIVE PROGRAM
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VI. COMPREHENSIVE PROGRAM
MANAGEMENT APPROACH
Having a clearly defined program management structure allows for holistic, consistent
management of the parking system over time. It also allows the city to proactively manage parking
rather than reacting to issues when they arise. The following is a summary of practices that are
intended to improve the parking program management, in terms of structure and operations.

Develop Parking Program Guiding Principles
Establish a set of guiding principles for the parking and mobility program that helps identify a
vision and provides direction for the program. Furthermore, the guiding principles should align
with the overall City goals. The goals identified in Plan Manitou are as follows:
•

Goal 1 – Mitigate special event and seasonal congestion, balancing the needs of
visitors, businesses, and residents.

•

Goal 2 – Enhance connectivity, comfort, and safety for alternative transportation
methods.

•

Goal 3 – Enhance transit system to provide mobility options, reduce congestion, and
relieve parking demand.

•

Goal 4 – Develop a long-term parking strategy.

•

Goal 5 – Increase visibility and standing as a partner in transportation initiatives.

•

Goal 6 – Improve safety, functionality, and resiliency for the transportation system.

The City, Boards, and Cog Railroad should meet to develop a specific set of guiding principles
that will help create a cohesive parking system and guide management decisions that are to the
benefit of the entire system.

Develop Data-Driven Decision-Making Procedures
Decisions for the parking and transportation system must be backed by sound, holistic system
data. This will require the city to consistently collect parking data each year, at a minimum.
Collection of parking data allows the city to make informed decisions. Over time, the city will
accumulate historical data so that trends can be documented. As changes occur in the study area
(e.g., more development, implementation of parking strategies or Transportation Demand
Management strategies), the city can be prepared to predict changes and proactively manage the
parking system.
To accomplish this, the city can install recommended count systems and utilize mobile LPR to
document on-street utilization or conduct data collection and analysis in-house or contract staff to
conduct parking data collection efforts twice annually, including off-peak season (spring or fall)
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and on-peak season (summer). These collection periods should be consistent year over year to
better define changes in the program and community.

Redefine Key Performance Indicators
Key Performance Indicators (KPIs) are important measurements that help to determine how well
the parking system is operating. Table 7 outlines KPIs in that should be monitored on an annual
basis (or more frequently if desired).
Table 7. KPIs to Monitor
KPI
Parking Inventory

Parking Occupancy

Parking Citations

Parking Duration

Importance
Provides the baseline
for analysis and allows
the city to track
changes to the parking
system over time and
the impacts of those
changes
Indicates when a
system reaches critical
capacity to
accommodate the
parking demand

Indicates how many
citations are issued
over a given period of
time. An analysis of
this information can
show whether citations
are increasing and
may lead to further
analysis to figure out
why that is happening
and if an adjustment in
the parking strategies
and policies is needed.
Identifies how long
vehicles are staying
parked. Indicator of
whether time limit
restriction changes are
necessary.

Goal
N/A

How to Measure It
Annual field review to
manually count
spaces in each offstreet facility and onstreet block.

70-85%

Compare the number
of parked vehicles to
the number of total
spaces for each
facility or block face.
Should be conducted
annually or when
major changes occur.
Parking
Ambassadors will
collect citation
information. A
combination of LPR
and citation data
management
technology is
required.

Capture 30% of
parking violations

• 1-2 hours in
areas that need
high turnover
(on-street)
• 4+ hours in side
street areas
• All day parking
in off-street
facilities

Bi-annual vehicle
counts performed
manually or with the
use of LPR
technology.
Durational data
should be collected
15-30 minutes.
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Number of
Transactions

Tracks how people are
paying and how long
they are paying for.
This is supplemental
information to the
other key metrics

Monthly system
data analysis

City can extract
reports from the pay
stations currently
present in the city.

Additional recommended parking program benchmarks are included as Appendix 13.

Plan for New Supply Development
As previously discussed, the parking availability in the downtown area of the community has
reached its effective capacity. This means that customers are forced to circle for parking until they
can find a space that is available during peak demand periods. The data shows that spaces are
available (the system is not 100% utilized) however, customers are typically unfamiliar with the
community. Therefore, without knowing where to go or how to get there easily, they are forced to
drive around until they figure it out.
The following are practices that could be implemented to mitigate the peak season parking
demands.
•

Ongoing Data Collection – to better inform decisions regarding parking supply, the city
must have complete system occupancy data. Currently, only the off-street occupancy is
reported. The on-street, off-street, and other publicly available private lots should also be
included as well so that use of parking assets can be optimized. It is difficult to manage a
system if data is not available for the system.
Additionally, the data must be collected on an on-going basis. Manitou Springs has a high
summer season, and therefore, data should ideally be collected over the summer peak
season. However, collecting data during a shoulder season is also beneficial since it
provides a comparison number for the city to plan around.
Kimley-Horn recommends that Manitou Springs consider investing in a parking count
system known as “Parking Logix”. This flexible, highly accurate and affordable system
would provide the community with on-going parking utilization data for each lot at a cost
of approximately $10,000.00 per lot. This system includes signage which displays the
number of spaces available in each lot and can push this information out to mobile app or
website. Quarterly surveys of the on-street parking inventory using existing LPR
technology is also recommended.
This knowledge of system utilization could drive decisions related to new parking supply
additions, but short of that, it could also drive more short-term management decisions,
such as, if during the peak season, virtually all short-term visitor spaces are occupied,
then perhaps permit parking in public lots should be curtailed or eliminated at least during
the peak season.
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•

Wayfinding – part of the traffic congestion issue is that people are driving around the area
looking for parking closest to their destination and gradually expanding their circle until
they find available parking. Much of this circling can be reduced with wayfinding practices
that help direct people quickly and efficiently to parking options.
o

Real-Time Parking Availability - Real-time parking availability is useful to help
direct people to available parking spaces as they enter the community. This
reduces the amount of time it takes for people to find parking, thus reducing traffic
congestion and greenhouse gas emissions. Technology can be placed at lot
entrances that includes counting mechanism as well as a dynamic messaging sign
that displays the number of available spaces in the lot.

o

Dynamic Messaging – when occupancies in lots reach capacity, strategically
located dynamic signs can be placed that identify the names of lots where parking
is still available. This type of system would have to require that all lots are
connected through similar technology so that the counts can be displayed
appropriately.

o

Static Messaging – Static signs that are consistently themed should be placed
throughout the community that lead drivers to public parking. These signs also
include easy to read and consistently themed parking lot identification signage so
that the driver knows that they have arrived at the right lot.

A wayfinding and messaging plan should be developed to identify ideal locations to move
people through the community. This plan would also identify the branding and theme of
the signs as well as the specific messages for each sign.
•

Manage Existing Supply – On-going flexible management of the City’s public parking
supply is critical given the high peak season parking demands. For example, if no new
supply is made available before next year’s peak season, elimination of permit parking
might be considered during the peak season to create additional visitor spaces. Improving
parking management technology and developing a more comprehensive and consistent
parking management program aligned with community mobility goals is needed going
forward.

•

Construct New Parking - The Cog Railway has been non-operational for the past two
years. During this time, the peak summer season in the downtown area continues to
experience high parking demands. When the Cog reopens in 2021, the situation will be
exacerbated as more demand is added to the system. Prior to 2021 a plan to create
additional parking supply (either additional or expanded surface lots or a garage) should
be developed.
The size and location of the garage should be evaluated and considered in conjunction
with the goals of the Mobility Plan and the guiding principles for the parking system. A
garage in the heart of downtown would bring more traffic to downtown rather than reducing
traffic. Those types of implications must be considered and traffic congestion minimized
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during the planning process. A garage should
be located and constructed in a manner that
supports multimodal transportation to and
through the community so that the use of the
garage is optimized.

Provide an Annual Parking Program
Report
One of the concerns voiced by stakeholders was that
there is no clear vision for the parking program and
there is uncertainty about where revenues are being
spent or if there is a plan for how best to use that
money. To help alleviate this concern and provide the
community necessary communication on the parking
program, it is recommended that an annual parking
report document be developed to communicate the
state of the parking system.
Each year, the parking manager or operator should
develop a parking report that details the changes that
occurred that year to the system, including revenue
sources and revenue earned from those sources,
expenses, resource utilization, and future plans. This
document should be made public on the city’s website
and in print upon request so that interested persons
are aware of the parking program needs, changes, and
future plans.
The summary should be consistently formatted and
organized each year so that year-over-year
comparisons can be made. Similarly, the document
should analyze the same KPIs each year for to help
communicate how the system is operating. parking
program requires a consistently themed and
messaged form of communication so that changes or
information regarding parking are easily understood.
This would alleviate many of the concerns that
stakeholders voiced about being unclear how the
program was run, where revenues were going, and
plans for the future.
A sample parking annual report is included as
Appendix 17 and a template is included as Appendix
18. A sample parking financial report is included as
Appendix 19.

Future Parking
Garage & Mobility
Initiatives
Financing
Strategies
Future Parking Garage &
Mobility Initiatives Financing
Strategies
As Manitou Springs faces
growing demand for parking, two
of the major questions heard
throughout this assessment were
“what about a garage (or two)”
and “how do we pay for it”?
Peak season parking demand for
2019 was already approaching
unacceptable levels and this was
with the Cog Railroad shut down
for infrastructure upgrades.
Developing some strategy for
increasing parking supply before
the Cog Railroad reopens in
2021 and defining a parking
infrastructure funding mechanism
that works for Manitou Springs
should be a major City priority.
To fund a 250-space garage
addition, assuming, $25,000 per
space to develop, the annual
debt service estimate would be
approximately $761,000.00.
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Enhance Enforcement
The city has several options available to handle the enforcement component of the parking
system. Currently, the enforcement is handled by SP+, contract employees. The following
describes the various other forms of enforcement staffing.
•

Police Department Enforcement – The burden to hire specific parking staff is lessened
since there is a reliance on officers to conduct this service. Police officers are responsible
for many other priorities such as public safety and responding to emergencies. Adding
parking enforcement to their responsibilities can sometimes be a burden. Additionally, the
police officer approach to enforcement can be more clinical and less ambassador-style
because they have other responsibilities. They must also dress and appear as a police
office, whereas an ambassador, which is discussed in greater detail below, is perceived
as more approachable.

•

City Staff Enforcement – Enforcement by city staff would allow the city to have more
control over how they conduct enforcement practices. This includes more streamlined
decisions making process and control over the citation issuance data. That data can be
used as a metric to track parking issues in the system. Use of city staff also allows the
officers to be ambassadors and present an approachable face of the parking program.
This approach, however, would require the city to hire an appropriate number of staff to
enforce properly. It would also require training and establishment of internal processes
that help manage and track the program.

•

Outsourced Enforcement – Continuation of outsourcing the enforcement is also an
option. This approach doesn’t require the city to hire or train staff, that is the responsibility
of the contracted company. This approach also allows for an ambassador approach to
enforcement. The officers, even though they are contract employees, are representatives
of the city. The disadvantages of this approach are that a percentage of the revenues
earned will have to go towards paying the contracted company. Another disadvantage is
that the ability to make changes and control data is there, however it is not as streamlined.
The data and any management changes must be passed through the outsourced
company channels.

Regardless of which approach is chosen to oversee the enforcement operations, there are several
practices that would improve compliance with parking regulations and streamline management
practices. These practices are summarized below.
•

Sporadic enforcement patterns – Introduction of a consistent enforcement presence
can cause some members of the public to react negatively because parking has been
unregulated, and change is sometimes uncomfortable. To minimize the presence of
enforcement, enforcement can be conducted on sporadic schedules. The same pattern
of enforcement should not be repeated each day. Rather, a few days a week of
intensive, targeted enforcement should occur in the study area. The sporadic nature of
enforcement keeps the public from learning the enforcement pattern. The public is then
more likely to comply with parking regulations and use the parking spaces as intended.
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Another advantage of this approach is that it maximizes the enforcement of the system
while using minimal staff. The sporadic approach does not require enforcement officers
to complete their routes hourly since hourly routes can create a need for hiring multiple
enforcement officers.
Enforcement can be increased over time to include providing more routine enforcement
in high-demand commercial areas and increased focus in areas with high levels of
repeat offenses.
•

Enforcement officers as ambassadors – Parking enforcement personnel should be
trained to serve as community ambassadors, serving the dual role of enforcing parking
regulations and providing friendly customer service by helping patrons navigate the
community and orient themselves within the various areas of the city. Ambassadors
would be trained to know the parking regulations as well as community features and
destinations. They would represent the city to visitors and be the “face” of the parking
program as well as the city.

•

First offense warnings – It is important to not penalize first-time offenders with a
citation, as first-time offenders are typically customers to the area. Rather, the city
should use the opportunity to educate them on how and where to park legally with a
friendly warning. A warning should have a different look from a regular citation (e.g.,
different color paper) and provide information on parking regulations in the study area
(e.g., time limits, hours of enforcement). The warning also could include a map of
restricted parking locations and available off-street public parking. The intent is to
encourage compliance through education rather than through citation. People will
appreciate that they did not receive a ticket, thus creating a positive perception of
enforcement and parking in the area. Additionally, they will likely park correctly the next
time, which contributes to the system operating more efficiently for all people in the
area.

•

Graduated fine structure – In conjunction with the first-time warning approach,
implement a graduated fine structure that becomes more punitive for habitual offenders.
This approach is a means of focusing enforcement on those who know the system and
are taking advantage of system loopholes, which often clogs the parking system for
paying customers. Citation information should be recorded and saved in a database so
that officers in the field can access the data using hand-held devices to determine if the
vehicle has multiple offenses.

Additional information regarding enforcement is included in Appendices 20 and 21.

Review and Update the Residential Parking Permit Program
Residential parking is important for ensuring that the residents are accommodated in the city and
that their parking is not overtaken by other users. Residential parking is also an important program
asset that must be effectively managed and enforced so that residents can easily opt into the
program and protect their parking. It must also have some flexibility to ensure the parking assets
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are being used optimally. It is recommended that the city analyze the residential parking permit
program in conjunction with parking occupancy analyses to identify necessary improvements.
Additional information regarding residential parking permit programs is included in Appendices 22
and 23.

Follow the IPMI APO
The city should use the International Parking and Mobility Institute’s Accredited Parking
Organization Program (APO) process as a roadmap for creating a long-term, comprehensive
parking management program that would be aligned with current industry standards. The APO
process is organized in a way that provides guidance to all aspects of parking management and
operations. The city can use the APO’s 14 operational categories and specific criteria as a
guideline for program development going forward. As a long-range goal, the city should consider
APO accreditation, which is becoming a respected standard in the parking industry.
More information regarding reaching IPMI APO accreditation is included in Appendices 24 and
25.

Improve Parking Management
Communication
As Kimley-Horn heard from members of the community,
helping them understand the why of parking in Manitou Springs
is critical to ensure the support and success of any
improvements to the program. Additionally, helping residents
and businesses understand how an effective parking
management program helps support larger community goals
and ties with larger community planning efforts continues to be
an essential element for a healthy and sustainable parking
ecosystem.

Strategic Communications Plan
The implementation of a strategic communications plan is
strongly recommended for the Manitou Springs parking
program. Thinking strategically about communication, public education, and media relations
decisions can support every other aspect of parking and transportation and contribute to the
bottom line of increasing parking revenue. A clear, concise, and consistent system of reporting
crucial data about parking will go a long way to helping staff, stakeholders, and end users
understand and trust Manitou Springs’ parking program and those who manage it.
Communications strategies to implement include:
•
•
•
•

regular updates to City Council,
standardized report formats,
standardized financial reporting formats, and
an annual parking report.
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Parking communications should include routine updates to City Council from parking
management firms, the TPB, the Metro District Board, and City Staff. These reports should have
a standard report format to ensure transparency, consistency, and accountability. Council and
members of the public should be able to easily review and compare apples to apples data,
revenue summaries, and expense summaries to analyze the health of parking in their community.
Accompanying Council presentations at regular intervals (once a quarter or biannually, for
example) are also an option.
A standard financial reporting format should also be developed (see Appendix 19), encompassing
parking management contracts and invoices, all special arrangements such as the Barr Trail lot
and the Metro District Board, City accounting standards, et al. In our review, we found it difficult
to identify and determine approved contract amounts, actual amounts, pass-throughs, expenses,
and financial partnerships. This difficulty was reflected in community feedback about not
understanding “where the money goes” and perceptions about how much SP+ is being paid. Clear
and consistent reporting would make it much easier to track revenues and expenses, understand
the value of the contracted parking manager, and evaluate the health of the program from year to
year.
An annual parking report composed by an appropriate staff member or the parking manager is
also recommended. This type of strategic document is a valuable and professional way of
documenting program goals and achievements, identifying and explaining problems that need to
be addressed, building cases for additional resources such as staff and technology, and
benchmarking the program as it evolves with the community.
A typical template for a parking annual report
includes:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

General Introduction & Overview
Inventory Documentation
Allocation/Use Plan
Utilization Documentation
Anticipated Changes to Inventory
Future Demand Projections
Competitive Environment Summary
System Financial Overview
Facility Maintenance
Security
Enforcement
Shuttle Operations
Program Initiatives
Exhibits

A
sample
parking
program
strategic
communications plan is included as Appendix
27.
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VII. APPENDICES: PARKING MANAGEMENT
TOOLKIT
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VII. APPENDICES: PARKING MANAGEMENT
TOOLKIT
This Parking Management Toolkit provided as the appendices of this report contain a wealth of
parking management best practices and successful strategies to elevate Manitou Springs’ current
parking program and stakeholder knowledge.
The following is a brief description of the assembled white papers, samples, templates, checklists,
and other tools included.
Appendix 1 – 20 Characteristics of Effective Parking Management
This extensive essay contains a comprehensive of the 20 Characteristics approach to parking.
This document not only contains the general concepts and principles associated with each
characteristic of effective parking management, but also detailed examples, illustrations, and
recommendations for implementation.
Appendix 2 – Recommended Reading List for Parking Professionals
This document is an annual publication developed by Kimley-Horn for its clients and provides a
rich library of parking and transportation related books and websites for parking professionals.
Appendix 3 – White Paper on Parking as an Economic Development Strategy
Using parking as an economic development strategy is often a key to a parking program’s support
and adoption by City Council and stakeholders. This white paper outlines strategies to use parking
to enhance short and long-term goals for your city.
Appendix 4 – Guidelines for Using Parking as an Economic Development Strategy
Parking can be a very powerful development incentive but must be applied in a fair and consistent
manner that advances the larger community strategic goals.
This appendix outlines the type of criteria that are recommended as part of the assessment for
either committing a significant number of existing parking resources or the development of future
parking assets as an element of a public/private partnership project.
Appendix 5 – Developing a Retail Parking Support Strategy
Often when working on a downtown master plan project that has a retail development component,
we are asked to provide guidance on how parking can be used to support downtown retail. This
report provides an overview of effective retail supporting parking strategies in a municipal
environment.
Appendix 6 – Parking Structure Design Guidelines
This set of parking garage design guidelines will provide the City with a tool to help with the
planning and development of future parking facilities to ensure that fundamental garage planning
elements are effectively addressed in the early planning phases that staff are better acquainted
with garage design and planning elements going forward.
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Appendix 7 – Generic Parking Facility Rules and Regulations
A general summary of parking facility rules and regulations for programs to review, tailor, and
adopt upon the addition of a new parking facility.
Appendix 8 – Sample Parking Facility Operations Manual
As basic as it sounds, it is surprising how many municipal parking programs have not developed
facility operations manuals. This comprehensive template can be used as the basis for creating
an operations manual from scratch or to enhance and upgrade an existing manual.
Appendix 9 – Parking Facility Maintenance Schedule & Record Log
This appendix provides the recommended schedule of maintenance practices for parking
facilities.
Note: Should the City prepare to apply for IPMI APO certification, having policies and procedures
based on these types of industry standards will help with obtaining certification.
Appendix 10 – White Paper on Enhancing Parking Facility Security
This white paper addresses basic security concepts specific to parking facility management and
design and provides a detailed look at assessing security programs in general.
Appendix 11 – Parking Structure Development Costs Update (2017)
An overview of what to expect while developing plans to build a parking garage and what factors
influence cost.
Appendix 12 – White Paper on Parking System Organizational Options
An important foundational element to consider in reassessing any parking system is the
organizational structure. There are several effective models for structuring parking management
organizations and operations. The most effective parking management structures embrace a
vertical integration of the core elements of parking management which include (at a minimum)
on-street parking management, enforcement, off-street facilities management and a parking
planning function. This white paper provides an overview of the primary proven parking system
organizational models as well as some newer models that beginning to emerge. It also discusses
the primary operational methodologies that can be employed within the various organizational
options.
Appendix 13 – Recommended Parking Program Benchmarks
One of the current trends in program management in all fields is referred to as data-driven
management. This document provides a set of 24 parking management specific operational
benchmarks that together provide a data-rich reporting package designed to provide key
management metrics to support a successful parking management program.
Appendix 14 – Draft Parking & Mobility Manager Job Description
A draft job description for the City to review, revise, and use for the posting and hiring of a new
City Parking & Mobility Manager.
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Appendix 15 – Sample Estes Park Parking & Transit Manager Job Description
A copy of the job description used by the Town of Estes Park, CO. The newly-hired manager gave
input to create this final job description adopted in 2018.
Appendix 16 – Sample New Parking Manager Integration Strategy
A strategy developed for another community whose parking manager was retiring. This is a highlevel strategy that can be augmented as desired to reflect Manitou Springs’ training processes
and goals.
Appendix 17 – Annual Parking Report Template
The creation of an annual parking program report has several benefits. Documenting parking
challenges, successes, and needs in a positive, professional, and proactive manner reflects
positively on the department and helps garner support for new initiatives.
This comprehensive template for creating an in-house annual parking report is likely more robust
than most programs will need; however, each program can evaluate the content categories and
customize a report profile best suited for its current situation.
Appendix 18 – Sample Missoula Parking Commission Annual Report 2012
An example of an annual parking report provided to City Council and stakeholders by the City of
Missoula, MT.
Appendix 19 – Consolidated System Financial Report
One issue that many programs struggle with, especially if a new board or advisory body is put in
place, is making financial budgets more legible and easier to understand.
This recommended consolidated financial report structure simplifies and clarifies system financial
reporting in a way that makes monthly or periodic system financial performance reviews easier
for administrators and advisory board members.
Appendix 20 – Sample Parking Enforcement Operations Manual
In evaluating municipal parking programs from around the country, we have found that the
development of a comprehensive Parking Enforcement Handbook or Manual can be a very
effective tool to improve operations, consistency of performance and staff training.
We recommend that the City take this generic manual and customize it to apply to the City of
Manitou Springs’ program.
Appendix 21 – Parking Enforcement Audit Checklist
Parking enforcement is one of the more important, difficult, and potentially controversial elements
of a municipal parking program. This detailed parking enforcement program audit checklist is a
valuable tool for assisting municipal programs in critically evaluating their operations in this area.
Appendix 22 – White Paper on Residential Parking Permit Programs
Municipal parking programs are often faced with challenges when urban parking areas interact
with existing or emerging residential districts. The most common parking management response
to these issues is the implementation of a Residential Parking Permit Program (RPPP).
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The white paper on this topic provides guidance for establishing an RPPP and examples of forms,
maps, and other tools from successful programs across the country.
Appendix 23 – Residential Parking Permit Programs Best Practices and Emerging Trends
A recent presentation to augment information in the Residential Parking Permit Program white
paper.
Appendix 24 – APO Program Manual
This document identifies 292 basic industry practices and features that are present in modern
institutional, municipal, medical, university, airport, private, and other parking programs around
the world.
Achievement of 90% of all Accredited Level items determines a program that exemplifies a solid
and well-rounded parking program and exhibits the key practices supported by IPI; successful
completion of this section warrants recommendation as having achieved the Accredited status as
awarded by the Institute.
Appendix 25 – APO Matrix Part 1
The document is the APO Matrix used to facilitate completion of Part 1 of accreditation and
assembling the necessary evidence of compliance.
Appendix 26 – Sample Parking Program Strategic Communications Plan
An example of a parking program strategic communications plan recommended to Cleveland
County and the City of Norman, OK. It highlights three major strategies, including brand
development, media, and implementation.
Appendix 27 – Kimley-Horn TDM Quick Guide
This brief guide provides an introduction to transportation demand management (TDM) strategies
and plan development.
Appendix 28 – IPI Emergency Preparedness Manual
An often-overlooked element of parking system management is the development of an
Emergency Preparedness Manual. IPI recently published an excellent template for such a
manual. We have provided a copy for the City’s team to review and use as a guide for developing
a manual customized to the City’s needs.
Appendix 29 – White Paper on Valet Parking Program Development
Many municipal parking programs are considering offering valet parking as a “premium service”
in certain retail sectors, high-end districts, or where demand simply exceeds supply at peak
periods. Concepts such as a centralized valet operation in an entertainment district environment,
can be a way for parking programs to provide a higher level of service to patrons as well as
generating additional revenue.
However, there are a large number of potential issues (cost, service level management, liability,
insurance, legal, etc.) that should be carefully considered before launching a valet parking
program. This white paper maps out these issues and provides guidance for the development of
a valet parking program.
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Appendix 30 – Parking Management and Design Best Practices
This document contains well over 300 parking management best practices.
Our goals in the development and organization of this document are to provide a comprehensive
categorization of parking planning, management, and design areas to make finding specific best
practices easier. We know of no parking/transportation program anywhere that has adopted all of
these concepts and management strategies.
It is our hope that this tool will provide the City with a wealth of ideas to stimulate program
development as they tackle parking issues as a key transformative strategy within the context of
downtown revitalization and parking program enhancement plans.
Appendix 31 – Manitou Springs Current Conditions Assessment Final Draft
The technical memo summarizing Kimley-Horn’s assessment of the Manitou Springs parking
system. A fuller look at the system assessment referenced in the Current Conditions Summary of
this Final Report.
Appendix 32 – Draft Parking Management RFP and Contract
A draft RFP to consider if / when hiring a new outsourced parking manager. Includes a draft
contract with recommended requirements.
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