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EXECUTIVE SUMMARY 
 
 
The executive summary is provided to assist the reader in understanding some of the key points within 
this report.  The body of the report contains specific details of the project assumptions, analysis, and 
conclusions.   
 
Walker Parking Consultants was retained by the City of Sioux Falls in 2014 to prepare a Downtown 
Parking Demand and Site Planning Analysis.  This study is in support of a larger Downtown Master Plan 
being prepared by the City. The objective of this analysis is to provide an independent evaluation of 
the downtown parking conditions and provide future development options that help the Parking 
Division improve public access and support economic development initiatives in Downtown Sioux Falls.  
 
 
CURRENT PARKING INVENTORY AND DEMAND CONCLUSIONS  
 
The following are the salient conclusions of this report: 
 
 At present the total parking demand in the study area does not exceed the total available supply.  

However, over the previous 27 months, the Public Parking system has increased lease permits from 
67 percent to 83 percent of total lease capacity; an increase of approximately 8 percent per year.  
The Parking Division anticipates occupancy to reach 90 percent of capacity by the end of 2015. In 
addition, the 2014 Market Study prepared by Progressive Urban Management Associates (PUMA) 
and ArLand Land Use Economics (ArLand) indicates opportunities for measurable growth in 
downtown commercial and office development.  If current demand trends for downtown public 
parking continue and projected growth in the commercial and office markets occur, additional 
public parking would be needed in the next 2 to 5 years. 
 

 Current public off-street parking supply is approximately 84 percent occupied during peak 
weekday conditions, between the hours of 10:00AM and 1:00PM. The Parking Division manages a 
total of 2,513 off-street spaces located in four ramps and fifteen surface lots. At peak occupancy 
there are 2,105± occupied and 408± unoccupied spaces.   

 
 Current public on-street parking supply is approximately 43 percent occupied during peak 

weekday conditions, between the hours of 10:00AM and 1:00PM. The Parking Division manages a 
total of 1,115 on-street metered and time regulated spaces. At peak occupancy there are 485± 
occupied and 630± unoccupied on-street spaces.   

 
 Current private off-street parking supply is approximately 76 percent occupied during peak 

weekday conditions that occur between the hours of 10:00AM and 1:00PM. Private owners provide 
a total of 7,014 off-street parking spaces. At peak occupancy there are 5,190± occupied and 
1,823± unoccupied spaces.   

 
 Total parking supply in the study area is approximately 74 percent occupied during peak weekday 

conditions.  At peak occupancy there are 8,485± occupied and 2,944± unoccupied spaces.  
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 Weekday parking occupancy trends in Downtown Sioux Falls are visually depicted in the exhibit 
below. The core Central Business District and East Bank experience the highest levels of parking 
demand while the areas to the north and south experience moderate to low levels of parking 
demand.  These current parking occupancy patterns inform our analysis of future conditions and 
strategies for addressing potential parking deficits.  

 
Exhibit 1: Current Weekday Parking Occupancy  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Observation Period: Wednesday, May 28, 2014 

 
 

 Many of the unoccupied parking spaces are located in areas with lower development density and 
beyond what some people may consider an acceptable walking distance to the core Central 
Business District.  Walker recommends that the Parking Division continue to work towards maximizing 
the use of the underutilized resources. Initiatives such as the Downtown shuttle, parking apps and 
the Parking Division’s marketing efforts help expand the parking system and maximize use of 
underutilized assets.   

 
 Future demand for parking in Downtown Sioux Falls is directly related to anticipated changes in the 

type, size and ultimately the attractiveness of land uses entering the local market.  To project future 
parking demand, baseline demand assumptions for downtown land uses are evaluated and 
derived from the 2014 Market Study prepared by Progressive Urban Management Associates 
(PUMA) and ArLand Land Use Economics (ArLand). Key to this Parking Study is the assumption that 
approximately 190,000 square feet of new commercial space and 1.0 million square feet of new 
office space could be supported in Downtown Sioux Falls over the next twenty years.   
 

10:00 AM 1:00 PM 7:00 PM 
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 If 190,000 square feet of commercial space and 1.0 million square feet of office space are added 
to Downtown Sioux Falls over the next twenty years, then a baseline deficit of 1,124± spaces is 
projected with a need for approximately 2,104± long-term spaces for weekday employees and 
approximately 20± spaces for short-term visitors.  Up to 2,124± spaces will need to be strategically 
added to downtown over the next twenty years. This conclusion is based on the assumption that 
new commercial and office development would be distributed throughout downtown and future 
parking needs would be partially addressed by the current surplus of public and private parking 
supply.  

 
 Based on the analysis of future parking needs, Walker recommends the Parking Division consider 

building additional structured parking in Sub-Areas 3 or 4 to help maintain current economic growth 
and support future parking needs. Sub-Areas are shown in Exhibit 3, on page 5 of this report. 

 
 The recommended capacity of the structured parking is subject to the size and location of 

available land. Multiple development sites were considered for future parking improvements. 
Walker identified three suitable locations in Sub-Areas 3 and 4 to accommodate a mixed-use 
parking ramp. Walker prepared conceptual estimates of capacity and project cost for each of the 
suitable sites.  Site A, referred to as 1st Avenue Lot, is owned by the City and positioned in Downtown 
near the former River Ramp site. Site A currently operates as two public surface lots with a total of 
135 spaces. Site B, referred to as the 6th & Phillips Avenue Site (Raven Industries), requires private 
participation, land acquisition, potential tenant relocation and building demolition. Site B is currently 
a private surface parking lot and single level office space. Site C, referred to as the 8th & Main Site, is 
privately owned and currently operates as a private parking ramp and lot. The barriers to 
development of Site B and C are greater than Site A. Site locations are shown in Exhibit 19, on page 
23 of this report.   

 
The conceptual estimate of construction cost for each alternative development site and capacity 
assumptions are presented below: 

 
Exhibit 2: Potential Development Site Comparison  

 

Potential Development Site A B C

Location
North Side of 10th Street, 

between Phillips Avenue and 
Second Avenue

South East Corner of 6th Street 
and Phillips Avenue

Southwest Corner of 8th and 
Main Avenue

Cost / Space $14,146 $15,605 $13,210
Construction Cost $9,789,101 $10,049,352 $11,598,744
Land Acquisitions No Yes Yes
Demolition Costs No Yes Yes
Number of Spaces 692 644 878
Displaced Spaces 135 130 367
Net Spaces Gained 557 514 511
Cost/Net Space Gained $17,575 $19,551 $22,698  

 
Source: Walker Parking Consultants, 2014 
Note: A significant factor impacting Site B is what may be developed in East Bank at the 10 acre rail yard site. The present 
assumption is that the rail yard parcel will be used as surface parking to support East Bank development.  
 
 

 It is Walker’s professional opinion that all three potential development sites are acceptable for 
constructing a mixed-use parking ramp, although Site A could be developed more expeditiously, 
efficiently and cost effectively than sites B and C.   
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INTRODUCTION  
 
The City of Sioux Falls retained Walker Parking Consultants (Walker) to provide analysis of the 
existing and future downtown parking conditions, in part, to support the City’s efforts to update the 
Downtown Master Plan and support future downtown economic development initiatives. One of 
Downtown Sioux Falls’ defining characteristics is its focus on being a place where the community 
comes together to live, work and play.  Within this vibrant economic environment, the public 
parking assets are a critical component of a larger network of mobility and accessibility options 
made available to the public. The Sioux Falls Public Parking Division provides public access to over 
3,600 parking spaces through four parking ramps, fifteen parking lots and more than 1,100 on-street 
parking spaces. Maintaining this public infrastructure is important to the continued success of the 
downtown community and the Parking Division intends to continue delivering parking services by 
ensuring that it operates in a strategic and financially sustainable manner.  
 
 
STUDY OBJECTIVE 
 
The objective of this analysis is to provide an independent evaluation of the downtown parking 
conditions and provide future development options that help the Parking Division improve public 
access to downtown Sioux Falls. As the City and Parking Division plan for further downtown 
economic growth and increasing demand for public parking, this study intends to address the 
following questions:  
 
1. Will additional public parking need to be developed to accommodate downtown growth? 

2. If additional parking is needed, how much should be built, where should it be built, and how 
much will it likely cost? 
 

The recommendations included in this study represent an independent third party analysis of the 
downtown parking market conducted by Walker Parking Consultants.  Specific recommendations 
pertaining to the size of the structure(s), optimal development location(s), and estimated 
construction cost(s) are included in this analysis and based on Walker’s research of the study area.  
 
 
STUDY AREA  
 
For the purpose of this analysis the study area is generally bound by Minnesota Avenue on the west, 
14th Street on the south, Falls Park Drive on the north, and 5th Avenue/Weber Avenue on the east.  
The study area is not uniform in size or shape, nor does it extend equally in all directions.  Rather, the 
study area determined for this analysis extends north and south and is bisected by Phillips Avenue.  
This purposeful configuration captures the geographic area in which the primary land uses 
(demand generators) in downtown Sioux Falls are present.  
 
The study area is further divided into eight (8) sub-areas, so that localized conditions can be 
evaluated more effectively. The configuration of each sub-area considers the mix of land uses 
located within regions of downtown and the primary type of parkers (monthly, transient, special 
event, etc.) that frequent each region.  For the purpose of this analysis, the sub-areas are defined 
as areas 1 through 8. 
 
The study area and sub-areas are presented on the following page in Exhibit 3. 
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Exhibit 3: Study Area 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Source: Walker Parking Consultants, 2014 
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PARKING MARKET CONDITIONS 
 
Prior to evaluating the local market conditions, it is beneficial to understand the macro trends within 
the parking industry. Parking is a multi-billion dollar industry that has experienced continuous growth 
over the past decade. Forecasts of socioeconomic factors, such as population, ethnicity, employment, 
income, and household sizes, are generally used to assess the future growth of the parking industry.  
Predictions of trends based on technological innovation, social change, or legislative factors, however, 
are much more difficult to gauge, but may have an equally significant impact on local, regional or 
national parking characteristics.   
 
The following are five of the top trends in the parking industry: 
 
1. An increasing use of automation in revenue collection driven by the desire for improved financial 

solvency through enhanced financial accountability and staffing efficiencies. 

2. A focus on quality driven service that is equal in importance when compared to location, safety 
and affordability. 

3. An increase in environmental initiatives that seek to achieve long-term financial savings. 

4. An increase in use of wireless parking services that includes the use of the internet and cell phones 
to locate and pay for parking.  

5. An increase in the application of demand management strategies that encourage maximizing the 
use of existing resources prior to building new, and often costly, parking facilities.  
 

Many of the industry trends are focused on enhanced patron experience and maximizing financial 
performance. Design principles that once centered on utilitarian parking lots and structures have 
shifted to include a greater emphasis on architectural treatments and overall aesthetics. The quality of 
lighting, pedestrian walkways, graphics, exterior façade, landscaping and overall ambiance has 
become more important to owners and community members.  In combination with changing deign 
objectives, advancements in technology have allowed public and private owners to increase 
efficiencies, improve the delivery of parking services, and maximize revenue potential.     
 
 
LOCAL MARKET CONDITIONS 
 
Key indices commonly used to evaluate the current parking conditions in a local market area include 
parking facility peak occupancy rates, daily and monthly fees, and policies. Off-street and on-street 
parking occupancy levels in Downtown Sioux Falls fluctuate based on time of year, day of the week 
and time of day. With a recent surge in demand for employee parking, some parking ramps and lots 
are operating near capacity during peak weekday conditions. The public parking facilities vary in peak 
occupancies based on location. Peak weekday parking occupancy levels are approximately 75 to 95 
percent during a non-event day. Representatives from the community, City and Parking Division 
confirm that demand is growing for long-term, off-street parking supply resulting from new office and 
residential developments.  
 
Overall, the demand for parking in Downtown Sioux Falls is stable due to the primary demand 
generators that include government services along with several thriving private office, retail, restaurant, 
and residential properties. In addition, there are numerous special events hosted in Downtown Sioux 
Falls that cause parking demand to spike at off- and on-street parking locations.   
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PARKING SUPPLY AND DEMAND  
 
This section of the report identifies the parking characteristics within the study area.  The information 
contained herein serves as the basis for analysis of the existing and future parking needs.  Included is a 
discussion of current parking supply, effective supply, parking demand, and parking adequacy. 
 
 
CURRENT SUPPLY 
 
The foundation of a parking demand analysis is an inventory of the parking supply.  By examining an 
inventory of the parking supply and comparing it to the parking demand, we quantify the parking 
surplus or deficit that exists or may exist due to future development.  When the parking supply exceeds 
the demand, a surplus of parking exists.  Conversely, a deficit exists when parking demand exceeds the 
supply.   
 
An inventory of all parking spaces within the study area was performed on Tuesday, May 27, 2014.  
There are 11,429+ parking spaces in the study area comprised of on-street parking, surface lots, parking 
ramps, and special parking areas.  Special parking areas include Americans with Disabilities Act (ADA) 
spaces accessible to the general public with appropriate ADA license plates, stickers or hang tags.  
 
The inventoried parking supply was categorized into three classifications; Off-Street Private, Off-Street 
Public, and On-Street Public (Exhibit 4).  Of the total spaces available in the study area, 7,014 spaces or 
61 percent are privately owned and accessible only to certain user groups such as employees or 
patrons of designated businesses. Off-street public spaces represent 3,300 spaces or 29 percent of the 
total supply, while the remaining 1,115 spaces or 10 percent are located on-street.   

 
The current parking inventory is presented in the following exhibit according to block and type (public, 
private, on-street, off-street).  

Exhibit 4: Distribution of Parking Supply 
 

 
Source: Walker Parking Consultants, May 2014 
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Exhibit 5: Current Parking Inventory  
 

Private Total
Block Off-Street Off-Street On-Street Supply

1 40 0 0 40
2 123 0 8 131
3 126 0 22 148
4 21 118 31 170
5 47 0 15 62
6 126 0 0 126
7 427 0 8 435
8 110 0 8 118
9 76 50 30 156
10 85 0 66 151
11 47 288 37 372
12 157 59 40 256
13 287 0 27 314
14 62 0 53 115
15 124 29 35 188
16 0 39 60 99
17 237 0 28 265
18 0 630 27 657
19 0 0 41 41
20 157 72 31 260
21 16 0 14 30
22 119 0 25 144
23 76 0 34 110
24 0 385 34 419
25 152 135 35 322
26 765 0 0 765
27 37 0 34 71
28 367 0 24 391
29 133 185 27 345
30 134 0 25 159
31 170 466 29 665
32 89 165 51 305
33 397 0 48 445
34 178 0 18 196
35 268 0 19 287
36 698 0 16 714
37 267 0 0 267
38 148 0 4 152
39 85 59 40 184
40 0 69 27 96
41 202 183 29 414
42 80 0 15 95
43 50 0 0 50
44 245 140 0 385
45 86 0 0 86
46 0 228 0 228

Total 7,014 3,300 1,115 11,429

City-Owned - 2,513 1,115 3,628

Public

 
 

 Source: Walker Parking Consultants, Data Collection May 2014 

Between 2007 and 2014:   
 

 Total supply increased by 
approximately 288± spaces or 
approximately 2.6 percent. (11,141 to 
11,429 spaces) 
 

 Net decrease of 352 ± spaces in City-
owned public supply.  
(2,865 to 2,513 spaces) 

 
 Net decrease of 20 ± spaces in other 

public-owned supply. 
(807 to 787 spaces) 
 

 Net increase of 660± spaces in private 
supply. 
(6,354 to 7,014 spaces) 
 
Allocation of Supply:  
 

 61% of supply is private 
 

 29% of supply is public off-street 
 

 10% of supply is public on-street 
 

Summary 
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EFFECTIVE SUPPLY 
 
An important concept in the analysis of parking adequacy is that of the effective supply. To further 
analyze the inventory, Walker adjusted actual supply to reflect the effective parking supply for each 
category. A parking system operates at an optimum efficiency somewhat less than the actual 
capacity.  In the early years of parking planning, ratios for parking systems were developed based on 
observation on a day selected to represent a busy day.  All too often, this supply was subsequently 
determined to be inadequate due to the users’ perception and complaints that the supply was 
inadequate.  The occupancy at which optimum efficient is reached varies, but generally ranges from 
85 percent to 95 percent.  Key determinants are size of the system and the type(s) of users.  The excess 
spaces reduce the need to search an entire system for the last few available spaces, as well as 
provide for vehicle maneuvers, operating fluctuations and vacancies created by spaces reserved for 
certain users (such as parking for persons with disabilities), and losses due to misparked vehicles, snow 
cover, etc. The effective supply cushion in a system also provides for unusual peaks in demand; on 
some, if not all, peak days, the parking system may not operate as efficiently as is desirable, but can 
absorb the occasional higher demand.   
 
For this analysis, Walker applied the following effective supply factors:  
 
Private Off-Street = 95% 

Public Off-Street = 90% 

Public On-Street = 85% 

 
Exhibit 6: Effective Parking Supply Summary 
 

Private Off-Street Public Off-Street Public On-Street

Actual Supply 7,014 3,300 1,115

Effective Supply 6,668 2,971 949

Effective Supply Cushion (#) 346 329 166

Effective Supply Cushion (%) 5% 10% 15%

Parking Supply 

 
 

Source: Walker Parking Consultants, 2014 
 
The following table shows the detailed parking inventory and calculated effective supply on a block-
by-block basis.  
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Exhibit 7: Effective Parking Supply – Block-by-Block  
 

Private Total Private Off-Street Public Off-Street Public On-Street Effective 
Block Off-Street Off-Street On-Street Supply 0.95 0.90 0.85 Supply (ES)

1 40 0 0 40 38 0 0 38
2 123 0 8 131 117 0 7 124
3 126 0 22 148 120 0 19 139
4 21 118 31 170 20 106 26 152
5 47 0 15 62 45 0 13 58
6 126 0 0 126 120 0 0 120
7 427 0 8 435 406 0 7 413
8 110 0 8 118 105 0 7 112
9 76 50 30 156 72 45 26 143
10 85 0 66 151 81 0 56 137
11 47 288 37 372 45 259 31 335
12 157 59 40 256 149 53 34 236
13 287 0 27 314 273 0 23 296
14 62 0 53 115 59 0 45 104
15 124 29 35 188 118 26 30 174
16 0 39 60 99 0 35 51 86
17 237 0 28 265 225 0 24 249
18 0 630 27 657 0 567 23 590
19 0 0 41 41 0 0 35 35
20 157 72 31 260 149 65 26 240
21 16 0 14 30 15 0 12 27
22 119 0 25 144 113 0 21 134
23 76 0 34 110 72 0 29 101
24 0 385 34 419 0 347 29 376
25 152 135 35 322 144 122 30 296
26 765 0 0 765 727 0 0 727
27 37 0 34 71 35 0 29 64
28 367 0 24 391 349 0 20 369
29 133 185 27 345 126 167 23 316
30 134 0 25 159 127 0 21 148
31 170 466 29 665 162 419 25 606
32 89 165 51 305 85 149 43 277
33 397 0 48 445 377 0 41 418
34 178 0 18 196 169 0 15 184
35 268 0 19 287 255 0 16 271
36 698 0 16 714 663 0 14 677
37 267 0 0 267 254 0 0 254
38 148 0 4 152 141 0 3 144
39 85 59 40 184 81 53 34 168
40 0 69 27 96 0 62 23 85
41 202 183 29 414 192 165 25 382
42 80 0 15 95 76 0 13 89
43 50 0 0 50 48 0 0 48
44 245 140 0 385 233 126 0 359
45 86 0 0 86 82 0 0 82
46 0 228 0 228 0 205 0 205

Total 7,014 3,300 1,115 11,429 6,668 2,971 949 10,588

City-Owned - 2,513 1,115 3,628 - 2,262 949 3,211

Public

  
 

Source: Walker Parking Consultants, 2014 
Note: Construction on Blocks 42 and 43 during market observation period. 
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CURRENT PARKING OCCUPANCY   
 
Demand for parking in downtown Sioux Falls is a function of the relative attractiveness of the area for 
work, shopping, entertainment and living.  Parking is not an end in of itself; rather it is a derivative of the 
demand for other activities and the travel characteristics of the market area.  The quantity and type of 
activities within a market area most often determines the overall need for parking, as well as unique 
demand characteristics that relate to time-of-day, day-of-week and time-of-year variations.   
 
The methodology employed by Walker to evaluate the current demand is predicated on the analysis 
of current peak parking occupancy during a typical busy weekday.  Walker evaluated the parking 
patterns in the study area by conducting occupancy counts on a Tuesday, Wednesday and Thursday 
near the hours of 10:00 AM, 1:00 PM, and 7:00 PM.  Field data was collected the week of May 26th, 
2014.   
 
The current parking occupancy rate in the study area is approximately 74 percent during peak 
conditions, near the hours of 10:00 AM and 1:00 PM, on a typical weekday. The peak occupancy rate 
at city-owned parking facilities occurs near the hours of 10:00AM and 1:00PM at approximately 85 and 
84 percent, respectively. The parking occupancy rate is calculated by dividing the total number of 
observed parked vehicles by the total parking supply for each category.   
 
The current parking occupancy levels are summarized in the following exhibit.   
 
Exhibit 8: Summary of Current Parking Occupancy  
 

Total Study Area

Type User Group Supply 10:00 AM 1:00 PM 7:00 PM
Off-Street Private 7,014 75% 76% 44%
Off-Street Public 3,300 81% 82% 33%
On-Street Public 1,115 39% 43% 18%
Total 11,429 73% 74% 39%

Total Occupied Spaces 8,360 8,485 4,425
Total Unoccupied Spaces 3,069 2,944 7,004

City-Owned
Off-Street Public 2,513 85% 84% 30%
Occupied Off-Street Spaces 2,125 2,105 745
Unoccupied Off-Street Spaces 388 408 1,768

On-Street Public 1,115 39% 43% 18%
Occupied On-Street Spaces 435 485 205
Unoccupied On-Street Spaces 680 630 910

Peak Occupancy

 
 

 
Source: Walker Parking Consultants 2014 
Note: Total Off-Street Public Supply of 3,300 spaces includes County and City off-street parking supply.  
 
Presented in the following three exhibits are parking occupancy rates by block and time of day.  The 
areas in red indicate blocks where parking occupancy levels are 80 percent or greater; whereas 
blocks marked in yellow or green indicate areas with lower parking occupancy levels.   
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Exhibit 9: Weekday Parking Occupancy at 10:00AM  
 

 
 

Observation Period: Wednesday, May 28, 2014 
 

 Study Area parking 
occupancy levels  are 
approximately 73 percent 
near the hour of 10:00AM  
 

 Parking occupancy levels  
are highest in the core 
CBD, near private office 
and public  service 
centers(Sub-Areas 2, 3, 4 
and 7) 
 

 Ongoing  commercial 
development of the East 
Bank of the Big Sioux River 
(Sub-Area 7)  is expanding 
the core CBD eastward  
  
 

 

Summary 

Falls Park  

East Bank Area  Central Business District  

Uptown Area  
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Exhibit 10: Weekday Parking Occupancy at 1:00PM 
 

 
 

Observation Period: Wednesday, May 28, 2014 

 Overall peak weekday 
parking occupancy 
occurs between the hours 
of 10:00AM and 1:00PM at 
74 percent 
 

 Weekday parking 
occupancy levels  are 
highest when office 
employee, downtown 
visitor and retail patron 
parking needs converge  
 

 The removal of the River 
Ramp connecting blocks 
27 and 26, along with the 
expanding downtown 
employee base, has 
increased the need for 
long-term employee 
parking during daytime 
hours 

 
 

 
 

 

Summary 

Falls Park  

East Bank Area  Central Business District  

Uptown Area  
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Exhibit 11: Weekday Parking Occupancy at 7:00PM 
 

 
Observation Period: Wednesday, May 28, 2014 
 
 

Summary 

 
 Overall weekday evening 

parking occupancy rates 
are relatively low at 
approximately 39 percent 
compared to daytime 
peak occupancy of 74 
percent  
 

 Free evening on-street 
parking, along with 
attractive retail and 
restaurant destinations, 
results in greater parking 
activity along Phillips 
Avenue, but ample supply 
remains off-street and 
along nearby side streets   

 
 Lower evening parking 

occupancy rates present 
an opportunity for new 
land uses to enter the 
market that generated 
peak parking activity 
during weekend and 
evening periods  

 
 

 
 

Falls Park  

East Bank Area  Central Business District  

Uptown Area  
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Summarized in the following exhibit are the public parking monthly lease activity figures for CY2014.  
 
Exhibit 12: Public Parking Monthly Lease Activity   
 

Location Supply January February March April May June 
Dakota Avenue Lot 54 54 54 54 54 54 54

Leased (#) 30 29 28 28 28 28
Leased (%) 56% 54% 52% 52% 52% 52%

Dakota Avenue Ramp & Alley 370 370 370 370 370 370 370
Leased (#) 207 151 151 152 156 291
Leased (%) 56% 41% 41% 41% 42% 79%

First Avenue Lot No. 1 37 37 37 37 37 37 37
Leased (#) 37 31 31 32 33 33
Leased (%) 100% 84% 84% 86% 89% 89%

River Center Lot 77 77 77 77 77 77 77
Leased (#) 77 77 77 77 77 77
Leased (%) 100% 100% 100% 100% 100% 100%

Main Avenue Lot No. 1 62 62 62 62 62 62 62
Leased (#) 68 68 66 48 51 62
Leased (%) 110% 110% 106% 77% 82% 100%

Main Avenue Lot No. 2 10 10 10 10 10 10 10
Leased (#) 10 10 10 10 10 10
Leased (%) 100% 100% 100% 100% 100% 100%

Block 11 Ramp 353 353 353 353 353 353 353
Leased (#) 376 376 359 359 332 383
Leased (%) 107% 107% 102% 102% 94% 108%

12th Street Ramp 288 288 288 288 288 288 288
Leased (#) 115 115 114 89 135 135
Leased (%) 40% 40% 40% 31% 47% 47%

First Avenue Ramp 622 622 622 622 622 622 622
Leased (#) 549 549 555 551 549 549
Leased (%) 88% 88% 89% 89% 88% 88%

3rd Avenue Lot (Viaduct) 38 38 38 38 38 38 38
Leased (#) 38 38 38 38 38 38
Leased (%) 100% 100% 100% 100% 100% 100%

1st Avenue Lot (400 S.) 50 50 50 50 50 50 50
Leased (#) 24 24 22 21 24 24
Leased (%) 48% 48% 44% 42% 48% 48%

13th Street Lot 115 115 115 115 115 115 115
Leased (#) 108 108 108 109 45 45
Leased (%) 94% 94% 94% 95% 39% 39%

1st Avenue Lot (320 S.) 28 28 28 28 28 28 28
Leased (#) 28 28 28 28 28 28
Leased (%) 100% 100% 100% 100% 100% 100%

5th & Main Lot 83 83 83 83 83 83 83
Leased (#) 80 80 79 83 82 82
Leased (%) 96% 96% 95% 100% 99% 99%

North Main Avenue Lot (Gated) 106 106 106 106 106 106 106
Leased (#) 80 80 77 77 78 78
Leased (%) 75% 75% 73% 73% 74% 74%

North Main Avenue Lot (Open) 16 16 16 16 16 16 16
Leased (#) 13 13 12 12 12 12
Leased (%) 81% 81% 75% 75% 75% 75%

Nordic Hall Lot 53 53 53 53 53 53 53
Leased (#) 23 23 17 16 17 17
Leased (%) 43% 43% 32% 30% 32% 32%

Total 2,362 2,362 2,362 2,362 2,362 2,362
Leased (#) 1,863 1,800 1,772 1,730 1,695 1,892
Leased (%) 79% 76% 75% 73% 72% 80%

2014

  
Source: Sioux Falls Parking Department, 2014; Summary exhibit prepared by Walker, 2014 

Summary 

 Approximately 80 percent 
of the available public 
monthly parking supply is 
leased 
 

 Operationally, the Public 
Parking Division must 
manage the allocation of 
supply  between long-
term and short-term 
patrons, seeking 
opportunities to oversell 
monthly parking supply, 
while also maintaining 
sufficient supply for short-
term needs 

 
 By design, long-term 

monthly patrons should 
park off-street, allowing 
short-term retail, 
restaurant and downtown 
visitors to park on-street  

 
 Use of the Dakota 

Avenue Ramp for 
employee parking has 
increased in recent 
months and is anticipated 
to remain near 80% 
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CURRENT PARKING CONDITIONS SUMMARY 
 
In recent years, the overall attractiveness of downtown Sioux Falls as a place to live, work and visit has 
been fueled by public and private investment in local economic development initiatives. The 
combined efforts have increased the downtown employee base, residential units and mixed use 
attractions. As a result, the demand for parking has also risen.  As the public supply decreased with the 
removal of the River Ramp, many new private developments built on-site parking to accommodate 
their parking demand. These measures have helped to reduce the strain on the public parking system.  
But even with the additional private parking supply, there remains an increasing need for long-term 
employee parking that will likely persist if current trends continue.  
 
At peak weekday conditions, there are approximately 2,944± unoccupied parking spaces in the study 
area.  The City-owned off-street parking supply is 84 percent occupied during peak conditions, 
resulting in approximately 408± unoccupied spaces. The on-street parking supply is 43 percent 
occupied during peak conditions, resulting in approximately 630± unoccupied spaces.   
 
Exhibit 13: Current Parking Conditions Summary  

 
Total Study Area

Type User Group Supply 1:00 PM
Off-Street Private 7,014 76%
Off-Street Public 3,300 82%
On-Street Public 1,115 43%
Total 11,429 74%

Total Occupied Spaces 8,485
Total Unoccupied Spaces 2,944

City-Owned
Off-Street Public 2,513 84%
Occupied Off-Street Spaces 2,105
Unoccupied Off-Street Spaces 408

On-Street Public 1,115 43%
Occupied On-Street Spaces 485
Unoccupied On-Street Spaces 630

Peak Occupancy

 
 

Source: Walker Parking Consultants, 2014 
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Exhibit 14: Public Parking Occupancy Trends  
 

Month JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC
Year 2012 2012 2012 2012 2012 2012 2012 2012 2012 2012 2012 2012
Leases 2,121 2,065 2,070 1,976 1,958 1,591 1,619 1,607 1,904 1,872 1,852 1,721
Capacity 2,823 2,823 2,825 2,391 2,391 2,381 2,381 2,370 2,370 2,370 2,371 2,371
% 75% 73% 73% 83% 82% 67% 68% 68% 80% 79% 78% 73%

Month JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC
Year 2013 2013 2013 2013 2013 2013 2013 2013 2013 2013 2013 2013
Leases 1,752 1,795 1,793 1,768 1,747 1,725 1,727 1,768 1,753 1,756 1,863 1,863
Capacity 2,371 2,361 2,361 2,361 2,361 2,361 2,360 2,360 2,360 2,360 2,362 2,362
% 74% 76% 76% 75% 74% 73% 73% 75% 74% 74% 79% 79%

Month JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC
Year 2014 2014 2014 2014 2014 2014 2014 2014 2014 2014 2014 2014
Leases 1,863 1,800 1,772 1,730 1,695 1,887 1,924 1,924 1,965 - - -
Capacity 2,362 2,362 2,362 2,362 2,362 2,362 2,364 2,364 2,368 2,368 2,368 2,368
% 79% 76% 75% 73% 72% 80% 81% 81% 83% - - -

2012

2013

2014

 
 

Source: Sioux Falls Parking Division, 2014
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FUTURE PARKING CONDITIONS  
 
Future parking adequacy relates directly to potential changes in the land uses located within the 
defined study area.  The base land use assumptions used to evaluate future parking adequacy are 
derived from the 2014 Sioux Falls Downtown Market Study prepared by Progressive Urban 
Management Associates (PUMA) and ArLand Land Use Economics (ArLand).  The market study is 
intended to serve as a framework to guide the City in developing the Downtown Sioux Falls Master Plan 
and is subject to change.  For the purpose of this parking study, general land use guidelines set forth in 
the market study are applied to the calculation of future parking adequacy. While future growth 
opportunities may or may not come to fruition as detailed in the market study, it does provide a basis 
for considering the impact on parking adequacy within general sub-areas of the study area.  The 
timeframe is based on a twenty year projection period, thus it is a fairly long-term planning horizon and 
provides an indication of what parking conditions may look like in the future.  
 
Parking demand refers to the amount of parking that is estimated to be used at a particular time, 
place, and price. It is a critical factor in evaluating parking problems and solutions. Parking demand is 
affected by vehicle ownership, trip rates, mode split, length of stay, geographic location, type of trip 
(work, shopping, special event), the quality of public transportation and factors such as fuel and 
parking costs.  
 
The methodology employed by Walker to project future demand combines the baseline demand 
which is equal to the observed peak weekday occupancy level, and any incremental change or 
growth in demand resulting from new land uses entering the study area.  The baseline and incremental 
increase in demand are added together and then compared to the existing effective parking supply 
to determine the overall parking adequacy.   
 
The downtown land use assumptions included in our parking analysis are shown in the following exhibit. 
The base parking demand figures in the following exhibit reflect unadjusted projections that do not 
include shared parking reductions. The base parking demand projections under the low and high 
scenarios are for 7,140 and 10,689 spaces, respectively.   
 
Exhibit 15: Summary of Potential Downtown Land Use Assumptions 
 
Land Use (1)

Low High 
Residential 1,900 to 3,200 multifamily housing units including apartments and condos
Commercial Retail 190,000 to 475,000 square feet of retail and restaurant 
Office 1,000,000 to 1,600,000 square feet of additional office space

Potential New Parking Demand (2) Low High 
Residential 1,900 to 3,200 spaces (1 per unit)
Commercial Retail 684 to 1,710 spaces (3.6 per 1,000 SF)
Office 2,800 to 4,480 spaces (2.8 per 1,000 SF)
Total 5,384 to 9,390 spaces (unshared)

2014 - 2035 Potential 

 
 

Source(s): (1) Sioux Falls Downtown Market Study, July 2, 2014; (2) Walker Parking Consultants, 2014 
 
The following section provides a discussion on shared parking and the impact this practice may have 
on future parking adequacy.    
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SHARED PARKING DEMAND  
 
Shared parking is defined as parking spaces that can be used to serve two or more individual land uses 
without conflict or encroachment.  One of the fundamental principles of downtown planning from the 
earliest days of the automobile has always been to share parking resources rather than to have each 
use or building have its own parking.  The resurgence of many central cities resulting from the addition 
of vibrant residential, retail, restaurant and entertainment developments continues to rely heavily on 
shared parking for economic viability.  In addition, mixed-use projects in many different settings have 
benefited from shared parking.  There are numerous benefits of shared parking to a community at 
large, not the least of which is the environmental benefit of significantly reducing the square feet of 
parking provided to serve commercial development. 
 
The interplay of land uses in a mixed-use environment produces a reduction in overall parking 
demand.  For example, a substantial percentage of patrons at one business (restaurant) may be 
employees of another downtown business (office).  This is referred to as the “effects of the captive 
market”.  These patrons are already parking and contribute only once to the number of peak hour 
parkers.  In other words, the parking demand ratio for individual land uses should be factored 
downward in proportion to the captive market support received from neighboring land uses.   
 
The base parking demand ratio for each land use is adjusted to represent the project ratio.  Project 
ratios are calculated by multiplying the base ratio by the non-captive ratio (one minus the percent 
captive), by a monthly adjustment factor, hourly adjustment, and the drive ratio. 
 
For the purpose of this analysis, potential parking demand associated with new residential units is 
assumed to be satisfied by on-site development of garage or surface parking spaces. Therefore, 
residential parking demand is excluded from the analysis of potential public parking demand and 
future adequacy.   
 
Exhibit 16 includes the projected public parking demand generated by new commercial and office 
development during peak weekday conditions. The following projections are based on the low market 
potential of 190,000 square feet of commercial space and 1.0 million square feet of office space.  
 
Exhibit 16: Summary of Projected New Parking Demand 
 
Peak Weekday Demand Unadjusted Month Adj Pk Hr Adj Non Captive Drive Ratio December
Land Use Demand December 1:00 PM Daytime Daytime 1:00 PM
Commercial (Retail, Restaurant, Serv ices) 551 100% 100% 80% 85% 375

  Employee 133 100% 100% 98% 95% 124
Office 200 100% 100% 95% 95% 181

  Employee 2,600 100% 100% 95% 95% 2,347

Subtotal Customer/Guest Spaces 751 556

Subtotal Employee 2,733 2,471

Subtotal Reserv ed Spaces 0 0

Total Parking Spaces 3,484 3,027
% reduction 13.1%  

 
Source: Walker Parking Consultants, 2014 
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FUTURE PUBLIC PARKING ADEQUACY 
 
Parking adequacy is the difference between effective parking supply and projected demand.  The 
projected parking adequacy for the study area is show in the following exhibit.  
 
Exhibit 17: Projected Public Parking Adequacy  
 
Current Public Parking Peak Occ. 1:00 PM Effective Surplus
Public Off-Street Spaces 2,105 367
Public On-Street Spaces 485 536
Total 2,590 903

New  Demand: Peak Weekday Employee Visitor
Commercial / Retail 124 375
Office 2,347 181

Total 2,471 556

Public Effective Surplus Parking 367 536

Projected Public Parking Adequacy -2,104 -20

Total Public Parking Adequacy -2,124  
 

Source: Walker Parking Consultants, 2014 
 
 
FUTURE PARKING CONDITIONS SUMMARY  

 
 Future demand for parking in Downtown Sioux Falls is directly related to anticipated changes in the 

type, size and ultimately the attractiveness of land uses entering the local market.  To project future 
parking demand, baseline assumptions for potential land uses that may be built and occupied in 
the study area are derived from the 2014 Market Study prepared by Progressive Urban 
Management Associates (PUMA) and ArLand Land Use Economics (ArLand) for the City of Sioux 
Falls. Key to this Parking Study is the assumptions that approximately 190,000 square feet of 
commercial space and 1.0 million square feet of office space could be supported in Downtown 
Sioux Falls over the next twenty years.   
 

 A future parking deficit is projected to occur in the study area.  This conclusion is predicated on the 
assumption that the new developments included in this analysis come online as assumed.   
 

 If 190,000 square feet of commercial space and 1.0 million square feet of office space are added 
to Downtown Sioux Falls over the next twenty years, then a baseline deficit of 2,124± spaces is 
projected with a need for approximately 2,104± long-term spaces for weekday employees and 
approximately 20± spaces for short-term visitors.  Up to 2,124± spaces will need to be strategically 
added to downtown over the next twenty years. This conclusion is based on the assumption that 
new commercial and office development would be distributed throughout downtown and future 
parking needs would be partially addressed by the current surplus of public and private parking 
supply.  

 

Summary:  
 
The projected future public 
parking deficit is 2,124± 
spaces.  
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 Private development programs will likely incorporate on-site parking accommodations that satisfy a 
portion of the projected parking needs, thus, reducing the reliance on the Parking Division to fund, 
construct and operate all future parking improvements.   

 
 Based on the analysis of future parking needs, Walker recommends the Parking Division consider 

building additional structured parking in Sub-Areas 3 and or 4 to help maintain current economic 
growth and support future parking needs.  

 
 
SITE PLANNING ANALYSIS 
 
The objective of this site planning analysis is to determine the advantages and disadvantages of 
constructing public parking on various sites within the defined study area and to recommend the most 
appropriate site(s).  To that effect, Walker uses the results of our supply and demand analysis to focus 
on localized areas with high parking demand and areas where additional demand is likely to occur.  
Current and future parking analyses indicate that Sub-Areas 3 and 4 are areas with a high need for 
public parking improvements. New public parking in both sub-areas could support near and long term 
economic development initiatives that include supporting the growth of existing businesses while also 
providing the needed infrastructure to attract and retain new businesses to Downtown Sioux Falls.     
 
 
ACCEPTABLE WALKING DISTANCE  
 
An important consideration in recommending a location for new parking is the walking distance from 
the parking area to the surrounding destinations.  “Acceptable” walking distance varies depending on 
the specific user group, such as visitor or employee.  Normally, employees are more willing to walk 
further distances on a daily basis in exchange for a guaranteed supply of parking spaces to choose 
from, and visitors expect proximate parking to their destination. Thus, just looking at the total number of 
spaces versus the total parking demand may not provide enough information to determine if the 
parking supply and location is satisfactory.   
 
To evaluate parking and the impact of the walking distance, Walker developed a Level of Service 
(“LOS”) rating system for evaluating appropriate walking distances based on specific criteria.  The LOS 
is ranked from “A” to “D” as follows: 

 LOS “A” is considered the best or ideal 

 LOS “B” is good 

 LOS “C” is average 

 LOS “D” is below average but minimally acceptable. 
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A breakdown of the LOS conditions is provided in Exhibit 18.  
 
Exhibit 18:  Level of Service Conditions 
 

A B C D
Climate Controlled 1,000 ft 2,400 ft 3,800 ft 5,200 ft
Outdoor / Covered 500 1,000 1,500 2,000
Outdoor / Uncovered 400 800 1,200 1,600
Through Surface Lot 350 700 1,050 1,400
Inside Parking Facility 300 600 900 1,200

Level of Service Level of Service Conditions

 
 

Source:  Walker Parking Consultants, 2014 
 
Other factors impacting acceptable walking distance include but are not limited to climate, 
perceived security, user familiarity, lighting, walker environment, terrain and personal health.   
 
Applying the LOS ratings to a downtown area is done by considering each user group and what 
parking/walking experience is acceptable.  Typical user groups in a downtown area include 
employees, residents and visitors. 

 
We recommend the City consider providing LOS B to employees when planning for future parking 
developments.  Naturally, some employee groups will be required to walk further than others to find 
parking, but the generally accepted objective should be to provide public parking within close 
proximity to core areas of employee demand.   
 
Because visitors are most likely unfamiliar with the area and/or are short-term parkers, we recommend 
the City continue to provide a walking distance LOS A to visitors.  At present, the City does provide 
1,115 metered on-street parking spaces strategically placed throughout the downtown area with the 
intention of serving short-term parkers.  The purpose for on-street parking is to serve short-term visitors as 
opposed to employees who may require parking for extended periods of time.   
 
Residential parking in most urban markets is included with the purchase or lease of a housing unit.  
Various expectations exist in each market, but for this analysis we assume that residents in downtown 
Sioux Falls will be provided or offered the right to park within a 300 to 400 foot radius or a LOS A.  
 
The final decision is a policy decision for the City.  While it may be desired to provide all parking at LOS 
A and B for all user groups, this would require structured parking on nearly every block which is 
financially impractical and nearly impossible to accomplish without the removal or displacement of 
existing businesses.  In most urban communities the strategy is to provide public parking in an area that 
serves the greatest number of people from all user groups.  The City currently has well placed parking 
facilities for the existing land uses.  
  
 
POTENTIAL PARKING DEVELOPMENT SITES 
 
The following map (Exhibit 19) illustrates a LOS walking distance of 800 feet from the center of several 
core areas of demand.  Walker considers the areas of each circle that overlap potential development 
zones.  This approach enables us to focus in on areas of downtown that may be suitable for new 
parking development(s).  This approach is employed with the intent of identifying a site or multiple sites 
that would likely serve the greatest number of people living, visiting and working in downtown Sioux 
Falls.   
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Exhibit 19: Walking Distances and Potential Parking Development Areas 
 

800 feet

800 feet

800 feet

 
 
 
 
 Source:  Walker Parking Consultants, 2014 
 

B 

A 

Site B – 6th & Phillips Avenue  

Site C – 8th & Main Avenue  

Site A – 1st Avenue Lots 

C 
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CONCEPTUAL ESTIMATE OF PROJECT COSTS 
 
Exhibit 20: Site A – 1st Avenue Lots (Parking Division) 
 

SUPPORTED Stair/Elev Incl Stair/Elev excl SPANDREL EXP JT
GRADE Sq. Ft. Area CARS in Footprint from footprint LF LF
45,220 146 872 60

45,220 146 872 15
45,220 146 872 15
45,220 146 872 15
35,000 108 872 15

TOTALS
215,880 45,220 170,660 692 0 0 4,360 120

312 W/O STAIR & ELEV
546

215,880

TYPICAL
ITEM DESCRIPTION UNIT COST/UNIT QUANTITY COST $/SF

1 FOOTINGS & FOUNDATIONS 
(Caissons) SF GROUND $4.00 214,600 $858,400.00 $3.98

2 EXCAVATION CUBIC YARD $20.00 6,700 134,000.00              $0.62
3 CONCRETE SLAB ON GRADE SF SLAB $6.00 45,220 271,320.00              $1.26
4 CAST-IN-PLACE (POST-TENSIONED) 

SLABS AND BEAMS SUPPRT SF $23.00 170,660 3,925,180.00            $18.18
5 SEALANTS AND CAULK SF $0.30 170,660 51,198.00                $0.24
6 EXTERIOR ARCHITECTURAL 

SPANDRELS SF $45.00 28,340 1,275,300.00            $5.91
7 SEALER SF $0.50 170,660 85,330.00                $0.40
8 STRIPING SF $0.04 170,660 5,973.10                  $0.03
9 SIGNAGE SF $0.30 170,660 51,198.00                $0.24

10 TRAFFIC TOPPING SF $2.50 1,500 3,750.00                  $0.02
11 PLUMBING SF $2.75 170,660 469,315.00              $2.17
12 ELECTRICAL SF $4.25 170,660 725,305.00              $3.36
13 STAIR TOWERS SF $150.00 4,000 600,000.00              $2.78
14 ELEVATORS STOPS $15,000.00 10 150,000.00              $0.69
15 PARKING CONTROL EQUIPMENT EA LANE $25,000.00 5 125,000.00              $0.58
16 EXPANSION JOINTS LF $75.00 120 9,000.00                  $0.04
17 INTERCOM/CALL STATIONS LS -                          $0.00
18 GENERAL CONDITIONS LS 12% 1,048,832.29            $4.86

SUBTOTAL 9,789,101.39$          $45.35
Note: CONTINGENCY -                          $0.00

TOTAL 9,789,101.39$          $45.35
CARS = 692 14,146.10$   $/CAR

$/SUPP CAR $15,593

REMARKS

SQUARE FEET PER CAR=
SUPPORTED CARS=

     TOTAL SQUARE FOOTAGE

hydraulic elevators

Top Level

Ground Level
2nd Level
3rd Level
4th Level

 
 

Source:  Walker Parking Consultants, 2014 
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Exhibit 21: Site B – 6th & Phillips Avenue (Raven Industries)  
 

SUPPORTED Stair/Elev Incl Stair/Elev excl SPANDREL EXP JT
GRADE Sq. Ft. Area CARS in Footprint from footprint LF LF

26,912 88 696 114
26,912 88 696 15
26,912 88 696 15
26,912 88 696 15
26,912 88 696 15
26,912 88 696 15
26,912 88 696 15
8,350 28 260 15

TOTALS
196,734 26,912 169,822 644 0 0 5,132 219

305 W/O STAIR & ELEV
556

196,734

TYPICAL
ITEM DESCRIPTION UNIT COST/UNIT QUANTITY COST $/SF

1 FOOTINGS & FOUNDATIONS 
(Caissons) SF GROUND $4.00 169,000 $676,000.00 $3.44

2 EXCAVATION CUBIC YARD $20.00 5,443 108,860.00              $0.55
3 CONCRETE SLAB ON GRADE SF SLAB $6.00 26,912 161,472.00              $0.82
4 CAST-IN-PLACE (POST-TENSIONED) 

SLABS AND BEAMS SUPPRT SF $23.00 169,822 3,905,906.00            $19.85
5 SEALANTS AND CAULK SF $0.30 169,822 50,946.60                $0.26
6 EXTERIOR ARCHITECTURAL 

SPANDRELS SF $45.00 33,358 1,501,110.00            $7.63
7 SEALER SF $0.50 169,822 84,911.00                $0.43
8 STRIPING SF $0.04 169,822 5,943.77                  $0.03
9 SIGNAGE SF $0.30 169,844 50,953.20                $0.26

10 TRAFFIC TOPPING SF $2.50 1,500 3,750.00                  $0.02
11 PLUMBING SF $2.75 169,844 467,071.00              $2.37
12 ELECTRICAL SF $4.25 169,244 719,287.00              $3.66
13 STAIR TOWERS SF $150.00 5,600 840,000.00              $4.27
14 ELEVATORS STOPS $20,000.00 14 280,000.00              $1.42
15 PARKING CONTROL EQUIPMENT EA LANE $25,000.00 4 100,000.00              $0.51
16 EXPANSION JOINTS LF $75.00 219 16,425.00                $0.08
17 INTERCOM/CALL STATIONS LS -                          $0.00
18 GENERAL CONDITIONS LS 12% 1,076,716.27            $5.47

SUBTOTAL 10,049,351.84$        $51.08
Note: CONTINGENCY -                          $0.00

TOTAL 10,049,351.84$        $51.08
CARS = 644 15,604.58$   $/CAR

$/SUPP CAR $15,375

2nd Level
3rd Level
4th Level
5th Level
6th Level
7th Level
Top Level

Traction elevators

REMARKS

SQUARE FEET PER CAR=
SUPPORTED CARS=

     TOTAL SQUARE FOOTAGE

Ground Level

 
 

Source:  Walker Parking Consultants, 2014 
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Exhibit 22: Site C – 8th & Main Avenue (Wells Fargo Lot)  
 

SUPPORTED Stair/Elev Incl Stair/Elev excl SPANDREL EXP JT
GRADE Sq. Ft. Area CARS in Footprint from footprint LF LF

56,800 184 988 60
56,800 184 988 15
56,800 184 988 15
56,800 184 988 15
44,200 142 988 15

TOTALS
271,400 56,800 214,600 878 0 0 4,940 120

309 W/O STAIR & ELEV
694

271,400

TYPICAL
ITEM DESCRIPTION UNIT COST/UNIT QUANTITY COST $/SF

1 FOOTINGS & FOUNDATIONS 
(Caissons) SF GROUND $4.00 214,600 $858,400.00 $3.16

2 EXCAVATION CUBIC YARD $20.00 8,400 168,000.00                $0.62
3 CONCRETE SLAB ON GRADE SF SLAB $6.00 56,800 340,800.00                $1.26
4 CAST-IN-PLACE (POST-TENSIONED) 

SLABS AND BEAMS SUPPRT SF $23.00 214,600 4,935,800.00             $18.19
5 SEALANTS AND CAULK SF $0.30 214,600 64,380.00                 $0.24
6 EXTERIOR ARCHITECTURAL 

SPANDRELS SF $45.00 32,100 1,444,500.00             $5.32
7 SEALER SF $0.50 214,600 107,300.00                $0.40
8 STRIPING SF $0.04 214,600 7,511.00                   $0.03
9 SIGNAGE SF $0.30 214,600 64,380.00                 $0.24

10 TRAFFIC TOPPING SF $2.50 1,500 3,750.00                   $0.01
11 PLUMBING SF $2.75 214,600 590,150.00                $2.17
12 ELECTRICAL SF $4.25 214,600 912,050.00                $3.36
13 STAIR TOWERS SF $150.00 4,000 600,000.00                $2.21
14 ELEVATORS STOPS $15,000.00 10 150,000.00                $0.55
15 PARKING CONTROL EQUIPMENT EA LANE $25,000.00 4 100,000.00                $0.37
16 EXPANSION JOINTS LF $75.00 120 9,000.00                   $0.03
17 INTERCOM/CALL STATIONS LS -                           $0.00
18 GENERAL CONDITIONS LS 12% 1,242,722.52             $4.58

SUBTOTAL 11,598,743.52$          $42.74
Note: CONTINGENCY -                           $0.00

TOTAL 11,598,743.52$         $42.74
CARS = 878 13,210.41$    $/CAR

$/SUPP CAR $14,631

Ground Level
2nd Level
3rd Level
4th Level
Top Level

hydraulic elevators

REMARKS

SQUARE FEET PER CAR=
SUPPORTED CARS=

     TOTAL SQUARE FOOTAGE

 
 

Source:  Walker Parking Consultants, 2014 
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SITE PLANNING ANALYSIS SUMMARY  
 
 Three potential development sites were evaluated by Walker based on the following eight criteria: 

 
o Proximity to Demand (Primary Use 7 AM to 6 PM, Mon.- Fri.) 
o Project Cost 
o Proximity to Demand (Primary Use Nights and Weekends) 
o Land Availability 
o Revenue Potential 
o Mixed Use Potential  
o Future Development  
o Traffic Impact  

 
 The recommended capacity of the structured parking is subject to the size and location of 

available land. Multiple development sites were considered for future parking improvements. 
Walker identified three suitable locations in Sub-Areas 3 and 4 to accommodate a mixed-use 
parking ramp. Walker prepared conceptual estimates of capacity and project cost for each of the 
suitable sites.  Site A, referred to as 1st Avenue Lot, is owned by the City and positioned in 
Downtown near the former River Ramp site. Site A currently operates as two public surface lots with 
a total of 135 spaces.  Site B, referred to as the 6th & Phillips Avenue Site (Raven Industries), requires 
private participation, land acquisition, potential tenant relocation and building demolition. Site B is 
currently a private surface parking lot and single level office space.  Site C, referred to as the 8th & 
Main Site, is privately owned and currently operates as a private parking ramp and lot.  
 

 Site A, the City-owned 1st Avenue Lot, is the recommended site for development of a new parking 
structure. It is Walker’s professional opinion that sites B and C are  suitable for constructing new 
public parking, although Site A may be developed more expeditiously, efficiently and less costly 
than the other locations.  All three locations afford opportunities for incorporating mixed uses (retail, 
office, residential). 
  
As economic development activity in the Uptown and East Bank areas continue, additional public 
parking should be considered to serve area employees, visitors and possibly residents. In the near-
term, the future use of the rail yard parcel as surface parking could support economic activity in 
the East Bank area.   
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LIMITING CONDITIONS 
 

1. This report is based on assumptions outside the control of Walker Parking Consultants/Engineers, 
Inc. (“Walker”) and/or our client.  Therefore, Walker cannot guarantee the results.  

2. The results and conclusions presented in this report may be dependent on future assumptions 
regarding the local, national, or international economy.  These assumptions and resultant 
conclusions may be invalid in the event of war, terrorism, economic recession, rationing, or 
other events that may cause a significant change in economic conditions. 

3. Walker assumes no responsibility for any events or circumstances that take place or change 
subsequent to the date of our field inspections. 

4. Walker is not qualified to detect hazardous substances, has not considered such, and therefore 
urges the client to retain an expert in this field, if relevant to this study. 

5. Sketches, photographs, maps and other exhibits included herein may not be of engineering 
quality or to a consistent scale, and should not be relied upon as such. 

6. All information, estimates, and opinions obtained from parties not employed by Walker, are 
assumed to be accurate.  We assume no liability resulting from information presented by the 
client or client’s representatives, or received from third-party sources. 

7. All mortgages, liens, encumbrances, leases, and servitudes have been disregarded unless 
specified otherwise.  Unless noted, we assume that there are no encroachments, zoning 
violations, or building violations encumbering the subject property. 

8. This report is to be used in whole and not in part.  None of the contents of this report may be 
reproduced or disseminated in any form for external use by anyone other than our client 
without our written permission. 

9. The projections presented in the analysis assume responsible ownership and competent 
management.  Any departure from this assumption may have a negative impact on the 
conclusions. 

10. Computer models that use and generate precise numbers generate some of the figures and 
conclusions presented in this report.  The use of seemingly exact numbers is not intended to 
suggest a level of accuracy that may not exist.  A reasonable margin of error may be assumed 
regarding most numerical conclusions.  Conversely, some numbers are rounded and as a result 
some conclusions may be subject to small rounding errors. 
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