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CHAMBER CONCERNS
• During past 30+ years, almost every parking study has
concluded that a parking structure is needed
• Parking structure can be a five-year project
• Until construction begins, the process can be stopped at any
time if it is determined that a parking structure is not needed
• Pursuit of a long-term solution does not prevent
consideration of short-term solutions, including parking
management implementation

Chamber formed a Parking
Subcommittee, consisting of
Dan Brunello, Barry Groves,
Ron Labetich, Jeff Morris,
Ron Packard, Mark Rogge and
Julie Rose

The Subcommittee was created to consider a parking structure
as a long-term solution
The recommendation of the Subcommittee is to engage a
parking structure design company to involve the public (focus
groups, public hearings, study sessions, etc.), then develop a
schematic design to be submitted to the Council

The Subcommittee began with a careful
review of the Downtown Los Altos
Downtown Parking Management Plan
(Parking Master Plan) prepared by
CDM Smith and adopted by the City in
September 2013
Questions the Parking Master Plan considered:
Then condition – 2012
Projected short-term –2014
Projected mid-term – 2017-2022
Projected long-term – 2022 and after
Recommendations on a parking structure?

The Parking Master
Plan’s analysis was based
primarily on the parking
inventory and building
sizes within the
downtown Parking
District
(Note: 400 Main and
Safeway are not part of
the Parking District)

Parking inventory (stalls):

2012

On-street
Off-street (Plazas)
400 Main (including dirt)
Safeway
Total

Building inventory (sq. ft.):
Boutique retail
Personal Services
Office
Fine/Casual Dining
Other
Total

245
1,204
96
1,545
158,000
35,000
140,000
45,000
57,000
435,000

Parking Model (% of capacity):

September weekday (peak hour) 82%
September weekend (peak hour) 68%
December weekday (peak hour) 85%

The parking model is based
on current zoning, assuming
no variances or entitlements
are granted as an exception
to the parking requirements

Public perception of the
parking condition in 2012,
as stated in the Parking
Master Plan?

2012 Godbe Research survey on downtown parking –
53% said that there is enough parking
35% said that there is not enough parking
Majority – if more parking needed, use garage

2012

2014

2017-22

245
1,204
96
1,545

237
1,195
34
1,466

237
1,195
34
1,466

237
1,195
34
1,466

Boutique retail
158,000
Personal Services
35,000
Office
140,000
Fine/Casual Dining
45,000
Other
57,000
Total
435,000
Parking Model (% of capacity):
September weekday (peak hour) 82%
September weekend (peak hour) 68%
December weekday (peak hour) 85%

158,000
35,000
140,000
45,000
57,000
435,000

145,000
30,000
140,000
52,000
68,000
435,000

138,000
15,000
135,000
60,000
87,000
435,000

86%
79%
89%

90%
76%
92%

Parking inventory (stalls):

On-street
Off-street (Plazas)
400 Main (including dirt)
Safeway
Total

Building inventory (sq. ft.):

2022 +

93%
84%
95%

2012

2014

1,545

1,466

435,000

435,000

Parking inventory (stalls):
Total

Building inventory (sq. ft.):
Total

Parking Model (% of capacity):

September weekday (peak hour) 82%
September weekend
68%
December weekday
85%

Estimated parking spaces needed for
85% [Table 3-7]

2017-22

2022 +

1,466

1,466

435,000

435,000

86%
79%
89%

90%
76%
92%

93%
84%
95%

21

81

144

PARKING MASTER PLAN
– Conclusions
1. “The application of an
effective parking supply
buffer to achieve 85
percent occupancy on a
typical weekday would
require an additional 21 to
141 spaces;” [4.2.2]
2. “. . . additional supply is available on-street immediately
outside the district. It is expected that increased spillover
into these areas would occur.”
3. Final sentence: “Consideration of all these factors suggests that the
best approach to expanding the parking supply in the Downtown
would be to develop structured parking, rather than attempting to
gain parking by reconstructing the parking plazas.” [4.3]

NEW REALITIES
• The model of the Parking Master Plan assumes that “any new
developments that occur within or adjacent to the Downtown
Parking District would be accommodated by self-provided
parking.”
• There are at least four concerns with this assumption:
1

It does not take into account projects approved without the
required parking, such as a hotel that replaced vacant land

2

There are properties within the CRS district that are not
built out to 100% FAR, but can be expanded without
providing any additional parking, such as the bank drivethrough on Main Street

NEW REALITIES
(cont’d)
3

Safeway has a buyout option ($2,380,000 anytime during the first
5 years after it opens for business, and $1,000,000 thereafter), that
would eliminate 129 public parking stalls, which is counted as 34
stalls in the adopted Parking Plan

4

New developments outside but adjacent to the Parking District
were not included, even though the tenants, patrons, customers,
visitors and residents of those new developments may use the
public plazas and street parking instead the on-site parking.

NEW REALITIES
This new and attractive
building is next to but
not within the Parking
District
Nothing prevents its
customers from using
the convenient parking
plazas, instead of the
provided underground
parking
This situation may be repeated many times with other new
developments outside of but next to the Parking District

NEW REALITIES
In fact, there are significant adjacent developments that cumulatively
warrant caution when it comes to projecting the 85% capacity parking
stall count, even though they are “fully parked” per City standards:

•
•
•
•

Safeway
Hotel
400 Main
86 Third
Totals

Prior (5-2012)

22,000 s.f.
dirt
dirt
5,315 s.f.
27,315 s.f.

New

45,000 s.f.
12,000 s.f.
31,000 s.f.
33,660 s.f.
121,660 s.f.

Net increase

23,000 s.f.
12,000 s.f.
31,000 s.f.
28,345 s.f.
94,345 s.f.

Going from 435,000 sq. ft. to 529,345 sq. ft. is a 22% increase

NEW REALITIES
This 22% increase in the immediately adjacent developments will
most likely have a material and negative impact on the public
plaza and street parking within the Parking District, including a
spillover into residential areas
Spillover into residential areas has become such a significant
problem in Palo Alto that it has imposed a moratorium on
downtown developments that are not self-parked

ALTERNATE PURPOSES OF A GARAGE
The purpose of a garage depends on two factors: (1) the
parking spaces needed (at the time the garage is built) to get
parking at 85% capacity, and (2) the number of additional net
parking spaces the garage will provide.
For example, if there is a deficit of 150 parking spaces based
on a survey in the future, and if the parking garage provides
175 net spaces, then it is assumed that the first 150 parking
spaces would be used to satisfy the then parking deficit. This
would leave 25 parking spaces for other possible uses.

After reviewing the City’s Parking Plan,
the Subcommittee did the following:
Engaged International Parking Design (IPD) from Oakland, an
internationally recognized parking garage design company, for
preliminary schematics and to obtain an estimate of the cost to
prepare final schematics
Obtained cost estimates from a general contractor with extensive
experience constructing public garages
Consulted bonding counsel in San Francisco who did the last several
bond issuances for the City, regarding financing alternatives
Consulted with the San Francisco bond underwriter who conducted
the last bond issuances for the City, regarding the debt service and
interests rates for tax-free bonds with a 30 year amortization schedule

Tentatively looking at
Plaza 7, but that is
interchangeable with
other rectangular plazas.

Plaza 7 Parking Structure
Pre l i m in ar y S c h e m at i c I d e a by I P D

• 3 maybe 4 levels of parking
• First level is half underground –
natural light, minimum maintenance

3-Level Garage

300 parking stalls
Net increase of 175 stalls (after replacing existing parking)
This plan is 25 feet at the highest point

4-Level Garage

400 parking stalls.
Net increase of 275 stalls (after replacing existing parking)
This plan would be 35 feet at the highest point

Parking stall counts are based on 9-foot stall widths.

Parking garages designed by IPD
Todos Santos Parking Center
Concord, CA
3 levels | 432 spaces

Parking garages designed by IPD
De Anza Parking Structure
Cupertino, CA
3 levels | 1,035 spaces

Parking garages designed by IPD
Soquel/Front Parking Structure
Santa Cruz, CA
4 levels | 407 spaces

ESTIMATED COSTS
3 level garage per the Parking Plan:
$10,510,268 [Table 4-4]
Subcommittee’s estimate: $12M to $14M
F UNDING
Assumption is that the costs are shared equally
between the property owners and the City
Assumption that the property owners’ share would be
bond financing using either a Mello-Roos Special Tax
District or a 1913 Act Assessment District

A 1913 Act assessment district
• Requires only a majority vote of the ballots cast
• An assessment engineer prepares a report that shows a “special
benefit for the property owner” that is separate from and above the
benefit to the public at large
• The assessment engineer estimates the total project cost, then
allocates that cost to each parcel based on the special benefit that
parcel is determined to receive from the project
• The special benefit can be based on factors such as the square
footage of the existing improvement on each parcel, the type of use,
or the proximity to the parking structure

Mello-Roos tax district
Requires a 2/3 affirmative vote of the
ballots cast
No required showing of a special benefit
The city hires a separate special tax consultant, who annually
determines the debt service on the bonds, then devises a
special tax formula for the property owners
Can have flexibility to make a reallocation each year if there
are material changes in land uses, building square footage,
etc., for any parcel

DEBT SERVICE
30-Year Tax Free Bonds
Total garage cost
City
50%
Property owners 50%

$12M
$6M
$6M

$14M
$7M
$7M

Annual Debt Service
Monthly Debt Service

$526,686
$43,890

$607,090
$50,590

435,000

435,000

$103
$516
$1,032

$119
$595
$1,190

$0.10

$0.12

Existing parking district (sq. ft.)
Allocation to Property Owners
Monthly share per 1,000 sq. ft.
Monthly share per 5,000 sq. ft.
Monthly share per 10,000 sq. ft.
Monthly increase based on sq. ft.

Assumes interest rates (4.000% that graduates to 5.470%) & underwriting fees, per
underwriters report of 4/2/2014

Recommendation
Engage IPD or other similar firm to involve the public in focus groups,
public hearings, study sessions, etc., and then develop a schematic design
to be submitted to the Council (costs unknown)
IPD quoted $60,000 to do detailed final schematic design with 3D
models, architectural treatments, floorplans, and sections, which would
allow a contractor to price the garage within ten percent of the actual
cost
Decisions which do NOT need to be made now:
Mello-Roos vs. 1913 Act
Width of parking stalls
In-lieu parking program
The City can obtain funding from the $500,000 Safeway payment to be
made at time of opening. [¶4.2 of the 3-21-2012 Agreement]

