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I. INTRODUCTION

Purpose of Study

The City of Hudson Department of Community Development engaged Carl
Walker, Inc. to conduct a parking supply and demand study for the downtown
commercial core area of the City. The study was prompted by a significant new
development project planned for the site of the former Morse Controls property,
located immediately west of the existing Main Street business district. The
parking analysis also includes a review of anticipated parking demand generated
by the new, 50,000 square foot library that is to be located at the western edge of
the proposed development area.

Specifically, the intent of the parking study is to: 1) identify existing parking
supply and demand characteristics and local conditions; 2) confirm the amount of
parking required to adequately serve the proposed new developments; 3) verify
that sufficient parking remains available within reasonable proximity to existing
Main Street businesses once the new development is completed.

In conducting our study, we will anafyze local parking conditions and compare
these conditions against parking industry standards. We will also be developing
a “Shared Demand Model” to reasconably project the amount of net new parking
required. The concept of shared parking is defined as parking that can serve
more than one single land use, without conflict. Shared parking is generally
applied to mixed-use developments, or commercial developments composed of
several different land uses (e.g. retail, office, theater, etc.} that are significantly
integrated.

Many zoning codes require that parking demand be based on the combined
parking demand ratios associated with each land use. This approach often
overstates required parking in mixed-use developments. The goal of a shared
parking analysis is to more accurately reflect the amount of parking needed for
varied land uses that are supported by the same parking supply. Generally, the
result is a reduction in the amount of parking required to support the
development. The City of Hudson Land Development Code recognizes and
supports the concept of shared parking for mixed use developments such as the
Hudson Village Development Project.

Study Area and Data Collection

The study area contains a total of 961 existing parking spaces and includes the
historic core of downtown Hudson. The area can be defined more or less as:
Streetsboro Road to the south; Morse Road to the west; Owen Brown Street to
the north; and property frontage along East Main Street to the east.
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The study area also included on-street parking along Aurora Street, Division
Street and Church Street within a one-block distance from the existing Library.
For data collection purposes, the study area was divided into six (6) sub-areas
and labeled ‘A’ through ‘F’ as shown on Figure 1.

Carl Walker, Inc. conducted a field survey of parking occupancy for existing
parking facilities within the study area on Tuesday May 14, 2002. Count
technicians recorded the number of vehicles in parking areas at: 8:00 a.m.; 10:00
a.m.; 12:00 p.m.; 2:00 p.m.; 4:00 p.m. and 5:30 p.m. Tuesday was chosen for
our data collection day because of the increased level of activity created by the
weekly realtor meetings held at Realty One. Weather conditions on the data
collection day were sunny and warm. Considering the pleasant weather
conditions and the increased activity created by the weekly Realty One meeting,
we believe that the data collection day is representative of typical peak weekday
activity for the Main Street business district area.
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ll. Existing Parking Supply and Demand Analysis

The main study area contains a total of 961 parking spaces comprised primarily
of off-street surface parking lots. A relatively small percentage of on-street
parking is included in the study area, primarily along Main Street, East Main
Street ,Aurora Street, Division Street and Church Street. As mentioned above,
the main study area was broken down into a total of six (6) sub-areas for data
collection purposes. A brief summary of parking activity by sub-area follows, with
a tabular listing of the data collection results shown in Appendix A. For a
graphic illustration of the parking sub-areas, please see Figure 1.

Area ‘A’

This area is located at the southeast quadrant of the development area. It
includes the existing Main Street business district from Streetsboro Road north to
Clinton Street, including the existing Main Street lot. The sub-area has a total
inventory of 267 spaces, consisting of 238 spaces in off-street surface lots and
29 parking spaces on the west side of Main Street. With 196 parking spaces, the
existing Main Street lot is the largest parking facility in the entire study area, and
it is the primary source of parking for the Main Street business district.

Peak occupancy for the area as a whole was observed between 10:00 a.m. and
Noon, with 71% average occupancy recorded at both times. Peak occupancy for
the Main Street lot occurred at 2:00 p.m. with a 77% occupancy rate. These
results indicate that existing parking in Area ‘A’ is adequate, with 45 empty
spaces available in the Main Lot during peak demand, and 79 spaces available in
the area as a whole during peak demand.

Area ‘B’

Area ‘B’ is located at the southwest quadrant of the study area. The area
includes a 65-space public parking lot near Strestsboro Road just north of the
existing Shell station, and three surface lots serving the three existing multi-
tenant buildings located along Morse Road. This area has an inventory of 122
total spaces, with the public lot being the largest of the four parking facilities at 65

spaces.

Due to its somewhat isolated location in relation to existing businesses, the
public lot was not well utilized, showing peak occupancy of only 25% at the 2:00
p.m. reading. Conversely, the parking areas adjacent to the office/retail buildings
showed greater usage. The "Building 1 Lot” showed a peak usage of 82% at
Noon. The "Building 2 Lot” reached peak occupancy at 5:30 p.m. with a 69%
occupancy rate. The “Building 3 Lot” was the busiest of the three parking lots,
with a 100% occupancy level recorded at 10:00 a.m.
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Area ‘C’

This sub-area is located at the extreme northwest quadrant of the study area. |t
includes a stand-alone insurance office with its own 16-space parking lot, an
antique business/theater with its own 54-space parking lot, and the Alitel buiiding
with adjacent lot and on-street spaces along Morse Road. The area has a total
of 129 parking spaces, which includes 11 on-street visitor spaces for the Alltel
building along Morse Road.

Based upon our field observations, the existing Area ‘C’ parking supply is more
than adequate for the businesses that are served. Peak occupancy for the area
as a whole was only 36% of available supply. This peak occupancy was
recorded at 10:00 a.m. and again at 2:00 p.m. Of the individual lots, the Alitel
employee lot showed the greatest level of use, with peak occupancy of 67%

recorded at 2:00 p.m.
Area ‘D’

Area 'D’ is located at the northern edge of the study area and is comprised
primarily of Main Street businesses between Clinton Street and Owen Brown
Street. The area has a total parking supply of 65 parking spaces, comprised
mainly of on-street and back alley parking. A small parking lot with 20 spaces is
located north of Clinton Street serving the existing beauty salon.

Usage in this area remained somewhat constant throughout the day. Peak
occupancy for the area as a whole occurred at Noon and 4:00 p.m. with a 58%
occupancy level recorded at both time periods. The back alley parking area
peaked at Noon, with a 61% occupancy level recorded. The salon lot peaked at
60%, which was recorded at Noon and at 2:00 p.m. The Main Street parking
spaces in front of the shops peaked at 4:00 p.m. with a 78% occupancy level.

Of all the areas observed, Area D appears to have the least amount of
convenient parking for the businesses being served. Because it is not readily
visible to customers and visitors, the alley parking area behind the Main Street
businesses north of Clinton Street is not well utilized, other than employee
parking for Main Street businesses. The fact that this parking area is not paved
or line striped also makes it undesirable for parkers. Because of these reasons,
customers and visitors were observed to be parking farther away at other lots
and available on street parking spaces and walking to the businesses north of

Clinton Street.




Area ‘E’

Area ‘E' is located at the extreme northeast corner of the study area. It includes
businesses on the east side of Main Street north of Aurora, as well as the First
Congregational Church and Episcopal Church parking lots. A small portion of
Aurora Street parking is also included in this sub-area. The area includes a total
of 282 parking spaces, with 276 of those spaces located in private, off-street
parking lots. The Alltel lot is the largest facility at 93 spaces, followed in size by
the First Congregational lot at 87 spaces.

This area of downtown Hudson appears to be well served with existing parking
supply. The peak parking activity occurred at 10:00 a.m., where a 56%
occupancy level was recorded. This translates to approximately 122 parking
spaces available during the peak parking period. The availability of church
parking lots during the weekday certainly benefits the area. We understand that
library employees use the church lots for all day parking to free up closer parking
spaces for Library patrons and visitors.

It is worth noting that the on street parking on Aurora Street was well utilized
throughout the day. Once the Library moves from its present location to the
development area, demand in this area should be reduced during peak daytime
activity.  However, City vehicles and employee parking will need to be
accommodated once the existing library building is redeveloped into municipal
offices.

Area ‘F’

Area 'F’ is situated at the extreme east side of the study area. It includes the
homes along East Main Street, the Hudson Town Hall, two dental offices, funeral
home and day care center. Other than the 25-space funeral home lot, the 8-
space Library lot and the 12-space day care lot, most of the parking in this area
is on-street parking along Aurora, Division and Church Streets.

The data collection results clearly show that the existing Library is the primary
parking generator in the area. Both the Library lot and Division Street parking
remained full or nearly full from 10:00 a.m. to 4:00 p.m. However, the area as a
whole showed adequate parking availability throughout the day, with a peak of
only 67% occupancy at the 10:00 a.m. recording.

Summary of Existing Parking Supply and Demand

The study area as a whole shows more than adequate parking availability
throughout the day in the downtown area. The on street parking along Main
Street and the Main Street parking lot appear to support existing businesses with
convenient free parking for patrons, visitors and employees. Based upon the
study results, the only area in the downtown that is at or near capacity is the area




immediately surrounding the existing Library. However, it must be noted that the
on street parking around the library was observed to be high turnover, short-term
parking for library patrons.

If municipal offices are relocated into the old Library space, regulations should be
in place to require employees and municipal vehicles to park at the nearby
church lots to ensure that valuable on street parking is available for visitors and
citizens. If municipal employee parking is properly controlled, the net result of
municipal offices relocating into the former library space should be a “wash” in
terms of new parking demand for this area of downtown.

The only other area of the existing downtown that could be improved upon is
Area D. Based upon our observations, the alley parking area behind the Main
Street businesses is not very desirable for customer parking and therefore not
well utilized. By grading, paving and striping this area, it could improve the
parking situation for the businesses north of Clinton Street. This could be
especially important as the two properties currently under renovation are brought

bhack on line.
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Ill. New Development Parking Supply and Demand Analysis

Parking demand is defined as the peak accumulation of parked vehicles
generated by each building or land use within the area being studied. Historical
experience with peak parking accumulations for land uses has been utilized to
develop indicators for calculating parking demand. For most land uses, the size
of the building (total floor area) is used to compute the peak parking
accumulation.  Parking ratios, determined by dividing the peak parking
accumulation by the floor area, have been assembled and reported by the Urban
Land Institute, Institute for Transportation Engineers, the ENO Foundation of
Transportation and the National Parking Association. These sources are often
used by local zoning and planning officials to establish parking ratios for various
land uses in local ordinances. When separate parking ratios are combined into
an aggregate number for a mixed-use development, the resulting number is
referred to in the parking industry as Gross Parking Demand. Many factors
influence the demand for parking at a particular location, including type and
intensity of land uses, availability of space for parking, parking fees, availability
and convenience of alternate modes of transportation and local preferences.

Shared Parking Demand / Captive Market Reductions

Parking demand in downtowns and high density mixed-use developments can be
significantly overstated if each land use must provide parking in accordance with
a local ordinance or industry standards. This occurs for three primary reasons:

1. Different activity patterns of adjacent or nearby land uses result in
variations of peak accumulation by time of day, day of week, or
season of year, allowing different parking generators to share the
same parking facilities. This concept is known in the parking
industry as Shared Parking Demand.

2. People often patronize two or more land uses in close proximity to
each other in a single trip. In downtown locations and mixed-use
developments, “market synergy” is also realized. This concept
refers to guests who shop and dine within the development area, or
retail patrons who visit more than one shop while remaining parked
at their original locations. The density of development and the
availability of mass transit and alternate modes of transportation
can also help to reduce total parking demand in mixed-use
developments, These influences that help to reduce total parking
demand in downtowns and high density mixed-use developments
are referred to in the parking industry as Captive Market
Reductions.
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Net Parking Demand

To accurately define parking requirements in a mixed-use development, the
parking demand ratios for a component land use should be factored downward in
proportion to the amount of market support received from adjacent land uses.
Although the effects of the captive market at a particular development depend
upon local factors and specific market conditions, the Urban Land Institute (ULI)
has determined that up to 85% reductions in parking demand can occur in
downtown areas and high density mixed-use developments due to the effects of
Shared Demand and Captive Market Reductions. According to the UL, the
average reduction for mixed-use projects in downtown locations is 60%. For
mixed use developments that include hotel uses, the potential for market synergy
is even greater. Hotel parking peaks at night when most other businesses are
closed. Hotel guests also demonstrate a greater propensity for being captive
patrons of a mixed-use development.

Net Parking Demand refers to the adjusted parking demand for a mixed-use
development based upon the concepts of market synergy and captive market
reductions. Because so much of the Hudson Village development project is
retail, the shared demand reduction factor is not as pronounced as it could be if a
greater percentage of use were devoted to hotel, office, or cinema. Likewise,
because public transportation is not anticipated to be a factor for employees or
visitors to the site, and since no concentration of employees exists in the
downtown area, we do not expect significant captive market reduction factor that
can be applied to the development scenario.

Based upon our observations of the actual conditions in Hudson and our
experience with mixed-use development projects throughout the country, we
believe a reduction factor of 25% over the Shared Demand Model is reasonable
to apply to the Hudson Village Project. Using this approach and methodology,
our estimated Net Parking Demand is 201 parking spaces for the entire
development area. Our tabulation of total parking provided under the most
recent site plan provided by the developer dated April 23, 2002, shows a
provision of 854 spaces. Based upon this number, the current site plan shows a
deficit of 47 spaces based upon our estimate of Net Parking Demand. A
summary of estimated net parking demand by block can be found in Table 1, and
a detailed tabulation of uses by square footage that our parking demand
estimates are based on can be found in Table 2.
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Calculating Library Demand

Library parking demand is a difficult number to pinpoint. Most municipalities
throughout the country do not have zoning ordinances that relate directly to
library facilities. In many municipalities there is only a single library or a handful
of branch facilities, making a zoning code for the building type unnecessary.
Because of a lack of specific parking ratios in national and local codes, many
municipalities choose to modify codes for public assembly or convention meeting
space and apply these ratios to libraries.

Carl Walker, Inc. researched codes and found that ratios for public library
parking range from 2 parking spaces per 1,000 sq. ft. of public space, to 10
parking spaces per 1,000 sq. ft. of gross floor area. We have also performed
previous studies in downtown urban locations that included libraries. Based
upon our observations of existing Hudson Library activity and our experience with
other library parking situations, we believe a parking ratio range of 2.75 to 3.50
parking spaces per 1,000 sq ft. of public space is applicable for the proposed
new library. This is based upon a detailed floor area breakdown provided by
Library staff showing 37,092 sq/ft of public space.

Based upon this range of library parking ratios, we estimate total peak parking
demand for the new Library to range from 102 to 130 fotal spaces. It is important
to understand this estimate of 102 to 130 parking spaces represents the
maximum demand we believe could be generated by the new library during peak
activity. In other words, it is possible the library could generate this level of
parking demand during special events that occur only a few times per year, but
not a number that would be experienced on a routine basis. A typical peak
demand condition would likely not exceed 90% (or 92 to 117 spaces) of the
estimated maximum demand.

We believe a revised Library plan showing a total of 100 spaces on site would be
reasonable. The remaining number of overflow spaces that could be needed
during special events should be easily accommodated by available on street
parking within close proximity to the new Library. If our recommendation to
create structured parking at the Clinton and Library Street location is adopted by
the development plan, this overflow library parking can be easily assimilated into
the structure with minimal impact to parking availability for the rest of the
development area.

10
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IV. Observations and Recommendations

In addition to the recommended amount of parking needed to support the
proposed new development as stated above, we believe the project could be
enhanced if the following recommendations are considered:

+ Maximize On-street Parking Opportunities Throughout the
Development Area. We encourage the developer and the City to create
more angled parking on street wherever possible within the development
area. On-street parking is the most convenient and visible parking for
shoppers and visitors in any downtown setting. The creation of additional
angled parking can increase the amount of parking within the development
area, and help to calm fraffic to create a more Village-like atmosphere.

+ Use Parking Enforcement As a Last Resort. We understand the City of
Hudson does not provide dedicated parking enforcement in the downtown
area. This system of self-regulation appears to be working at an
acceptable level under the current set of conditions. While we do
encourage the developer to establish guidelines for tenants to require
employees to park at designated areas, we do not feel that an overt
enforcement program is needed. Punitive measures such as posted time
limits for short term parking areas and dedicated enforcement of these
areas should only be used as a last resort if problems arise once the new
development is in place.

11




City of Hudson

Parking Demand for Hudson Village Developme‘nt Project

Table 1
/ Peak Parking Demand
Proposed Parking Space_s* Shared Demand*’; Net Demand***
Off-Street On-Sirest  Total _
Block 1 . B2 31 83 103 47
Surplus or Deficit : (20) 36
Block 2 " 75 14 89 130- 130
Surplus or Defigit ' (41) (41)
Block 3 180 9 189 174 139
Surplus or Deficit - 15 50
Block 4 72 42 114 217 157
Surplus or Deficit 7 {103) {43)
Block 5 284 . 60 344 551 403
Surplus or Deficit (207) (59)
Block 6 ' 30 5 35 30 25
Surplus or Deficit ‘ 5 10
Total 693 161 854 1205 901
Parking Spaces Provided h 854 854
Difference (351) . 47)
Percentage -41% -6%

*  Parking supply information provided by_Ciiy of Hudson Department of Cormimunity Development.
** Shared Parking Demand was calculated using the Urban Land Instituie shared demand model, except for Block 2,

since the Library is the only land use shown. ‘
*** Net demand was determined from actual fleld observations in Hudson on May 14, 2002, and the constitant's

experience with other mixed-use projects throughout the country.




City of Hudson

Land Use Estimates for Hudson Village Development Project

Tahle 2

Hotel Retail Residential  Restaurant Office

Units - 8q. FtL. Units Sq. Ft. Sq. Ft.
Building A 2,700 2,700
Building B 18,988 | 18,988 -
Building C 22 6,780 4,200
Building D 15,000
Building E 5,491 5,491
Building F 18,080 18,080
Building G 13,535 8
Building H 5,000
Building | 5,000
Townhomes 19
Existing 50,900 0] 10,000 41,880
Total 22 136,474 25 21,900 84,439




