
 
 

REPORT 
PLANNING AND DEVELOPMENT COUNCIL MEETING 

MEETING DATE:  OCTOBER 5, 2015 

  FROM: Engineering and Construction Department 
  
DATE: September 24, 2015 
  
SUBJECT: Downtown Parking Strategy 
  
LOCATION: Downtown Oakville Commercial District 
WARD: 3      Page 1 
 
RECOMMENDATION: 
 
1. That the staff report Downtown Parking Strategy, dated September 24, 2015, 

from the Engineering and Construction Department, be received and be 
considered as a background document in the implementation of the Downtown 
Cultural Hub Master Plan; and  
 

2. That staff review interim parking solutions in more detail as part of the 
engineering design phase for the Lakeshore Road Streetscape and 
Reconstruction Project, and report back with a recommended plan prior to the 
start of construction.  

 
 
KEY FACTS: 
 
The following are key points for consideration with respect to this report: 

• Adding a second municipal downtown parking garage was recommended in 
the Downtown Oakville & Kerr St Village Commercial Parking Study (2012) – 
Final Report by D. Sorbara Parking & Systems Consulting.  

• On April 13, 2015, Council received the Downtown Parking Garage Feasibility 
Study report, which identified that a 348 space, 7 level (4 above grade, 3 
below grade) parking structure could be built on Municipal Lot #2. 

• On April 13, 2015, Council also directed staff to undertake a business case 
assessment for a new downtown parking garage and to present the findings 
to Council prior to consideration of the 10 year capital forecast. 

• Staff estimate that 150 to 200 new parking spaces should be added to the 
downtown parking inventory to address permanent and temporary parking 
loss due to the implementation of the DTS master plan, the parking permit 
waiting list, and the perception of insufficient downtown parking supply. 
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• The current parking program is self-funding and contributed approximately 
$600,000 to the reserve in 2014. 

• BA Consulting Group Ltd. conducted a business case analysis for a second 
downtown parking garage.  Two options were reviewed. 

• Both options are expected to operate at a deficit unless additional parking 
funds can be raised or an alternate delivery method is found to lower capital 
and operating costs.  

• Interim parking solutions are required during the reconstruction of Lakeshore 
Road East.  A plan will be brought forward prior to reconstruction work 
beginning. 

 
BACKGROUND: 
In December of 2013, Council approved the Downtown Oakville & Kerr St Village 
Commercial Parking Study (2012) – Final Report by D. Sorbara Parking & Systems 
Consulting.  The 2012 commercial parking study indicated that the town should 
consider adding another downtown parking garage within the next 10 years.  The 
executive summary of the 2012 commercial parking study is attached as Appendix A 
of this report. 
 
Earlier this year, Council approved the Downtown Transportation and Streetscape 
(DTS) Study.  The DTS study includes a recommended streetscape master plan for 
all of the existing downtown streets.  Lakeshore Road East, between Navy Street 
and Allan Street, is deteriorating and is at or near the end of its service life; it will 
need to be reconstructed in the near future. 
 
Throughout the DTS study public engagement process, the business community 
and other stakeholders expressed concerns about the potential impacts of the 
ultimate reconstruction of Lakeshore Road East on the success of businesses 
during the construction period. These concerns included the temporary loss of on-
street parking during the construction phases.  
 
At Council’s meeting of April 13, 2015, staff presented a report entitled Downtown 
Parking Garage Feasibility Study which outlined the feasibility of constructing a 
parking garage on the existing surface parking lot located at Municipal Lot #2. 
Municipal Lot #2 was chosen as it is the largest municipal lot within closest/central 
proximity to Lakeshore Road East and it would complement the existing Church 
Street Parkade further to the east.  The town had previously identified Municipal Lot 
#2 and the former Canada Post Office Site as potential sites for a future second 
garage. 
 
A feasibility study completed by Urban Strategies Inc. (USI) concluded that a 348 
space parking garage structure on seven levels (4 above grade, 3 below) could be 
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constructed on Municipal Lot #2.  Council received the report and also approved the 
following staff recommendation: 
 

That a business case assessment for a new downtown parking 
garage be undertaken and presented to Council prior to 
consideration of the 10 year capital forecast later this year. 

 
This report has been prepared to provide Council an overview of the business 
assessment. 
 
 
COMMENT/OPTIONS:  
 
Existing Parking Supply and Utilization in Downtown Oakville: 
 
The 2012 Commercial Parking Study confirmed there are a total of 2190 commercial 
parking spaces in the downtown core (both municipal and private parking).  The 
breakdown of spaces is presented in Table 1, below: 

 
Table 1 

Type of Space Downtown 
Oakville 

On-street (municipal) 616 
Off-street (municipal) 822 
 Off-street (private) 719 
Accessible spaces 

(municipal) 
33 

Total 2190 
 
The figure for “Off-street municipal” includes parking spaces in the various 
municipally operated lots (1, 2, 3, 5, 6, 6A, 7, 8, 10, 11A, 11B, 13 and 15) as well as 
the Church Street Parkade.   
 
The 2012 Commercial Parking Study surveyed parking utilization within the 
downtown core. When looking at parking utilization, the parking industry standard 
considers 85% as the maximum utilization.  This takes into account the flow of 
vehicles searching for parking spaces, parking and leaving.  When parking reaches 
85% consistently over time, something needs to be done to the parking system by 
either increasing the supply or reducing the demand.  From the 2012 survey findings 
(autumn season), the peak utilization in the downtown core was found to be 73%.  
 
More recently, utilization surveys were conducted in 2014 during the autumn 
(October) and also during the holiday shopping (December) seasons. 
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The summary findings of the utilization surveys conducted last year are as follows: 
• For the autumn of 2014, peak utilization was 69% (compared to 73% in 2012) 
• For the holiday shopping season, the peak utilization was 79% (no previous 

comparison) 
• Off-street parking had slightly longer durations of stay in 2014 compared to 2012 
• There was a shift to longer durations for on-street parking, most likely as a result 

of the implementation from 2 hour to 3 hour parking limits. 
• There was a downward trend in turnover of space, which may be explained by 

the increase in duration. 
 
The next set of utilization surveys will be carried out during the autumn and holiday 
shopping seasons in 2015 as a comparator to see what has changed over previous 
years.   
 
Through the most recent available data (2012 and 2014), the autumn peak 
utilization surveys indicates there is capacity in the overall parking system as a 
whole in the downtown core.   
 
Parking Demand Going Forward: 
 
In addition to the existing demands for parking, there will be additional pressures for 
parking that can be summarized below (with additional commentary following): 
 
• Additional demand generated by the development of the various facilities 

included in Downtown Cultural Hub (DCH)  
• Permanent loss of parking related to the implementation of the DTS streetscape 

master plan (including commercial loading zones). 
• Temporary loss of parking during the phases of the Lakeshore Road Streetscape 

and Reconstruction Project (and ultimately other roads in the downtown core as 
they are reconstructed over time). 

• Permit (employee) parking waiting list 
• Revitalization expectations from the business community (i.e. insufficient parking 

supply) 
 

DCH Parking: 
In a separate traffic impact assessment for the DCH, the firm of Hatch Mott 
MacDonald provided that the peak demand for parking at the new DCH facilities 
will be approximately 427 spaces.  The potential exists to provide up to 330 new 
spaces for the DCH facilities located on the Centennial Square site; resulting in a 
requirement to provide approximately 100 spaces elsewhere (e.g. the Library 
located at the former Canada Post Office site).   
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However, the reality is that should the Library/Gallery be located at the former 
Canada Post Office Site in the dispersed model option, visitors to the 
Library/Gallery would more than likely flood the existing parking lots on Church 
(or a new parking garage across the street at Municipal Lot #2) which in turn 
would create a shortage of parking for downtown business and also result in an 
underutilized parking structure at the Centennial Square site. If both the Library 
and Gallery are located at the former Canada Post Office site, the facility should 
be designed to accommodate most of its own parking demands (167 parking 
spaces) internally to the site.  This would reduce the size of structured parking 
required at the Centennial Square site. 

 
Parking Losses: 
According to the DTS study, once the full streetscape treatment is implemented 
for all the roads in the downtown core, there will be an overall reduction of 
approximately 40 on-street parking compared to what is available today. 
 
Based on a two-year construction window for the implementation of the 
Lakeshore Road Streetscape and Reconstruction Project, staff have estimated a 
temporary parking loss of approximately 60 on-street parking spaces per year. 

 
Permit Parking: 
There currently is a significant waiting list for permit parking in the downtown.  
The 2012 Commercial Parking Study had recommended that the town consider 
to increase the supply of permit parking.  Staff would estimate this need to be in 
the order of 100 parking spaces.  Without additional parking spaces, these 
permit spaces would be taken from the general parking supply. 
 
Expectations of the Downtown Business Community: 
While the most recent parking utilization surveys have indicated there is not a 
parking supply issue in the downtown core, there is a perception from some 
members of the business community that there is insufficient parking supply in 
the downtown core.  

 
Overall, staff estimate the additional parking supply to address the needs of the 
downtown going forward (beyond what the DCH facilities can provide), is in the 
order of approximately 150-200 spaces.  This would address the offsetting of 
temporary and permanent parking losses, additional permit parking and provides 
some consideration to increasing the general supply of parking downtown. 
 
During the construction of the Lakeshore Road Streetscape and Reconstruction 
Project, other interim solutions would be investigated to provide alternate parking 
arrangements. This would include but is not limited to: 
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1. Providing parking at the Oakville Trafalgar Memorial Hospital (including providing 
a shuttle service to and from),  

2. Providing a temporary parking lot at the former Canada Post Office site  
3. Providing a temporary parking lot at the site of the existing Central Fire Hall (not 

available until the fire hall is relocated in 2018). 
 
The Business Case of Developing a Second Garage Downtown: 
 
The firm of BA Consulting Group Ltd. (BA) was retained to assist staff in undertaking 
the business case of developing a second parking garage, and, to provide an overall 
strategy for parking in the downtown core.  BA is a firm of consulting engineers and 
transportation planners which specializes in the field of urban parking planning.  
 
A memo entitled Business Case Assessment – New Downtown Garage, as 
prepared by BA Group dated September 15, 2015, is attached within Appendix B of 
this report.  Appendix C provides an illustration of the locations of the two parking 
garage locations options assessed as part of BA’s work. 
 
The business case assessment undertaken by BA reviewed the proposed parking 
garage as outlined in the USI feasibility study and also looked at an alternative 
second option for a parking garage. Highlights of the assessment are provided 
below.  
 
Option 1 – Parking Garage on Municipal Lot #2: 
 
A preliminary physical feasibility and cost study was undertaken earlier this year by 
USI which advised that a 348 space parking garage structure on seven levels (4 
above grade, 3 below) could be constructed on Municipal Lot #2. The ground level 
would include approximately 5,000 square feet of retail-commercial space the town 
would lease.  Municipal Lot 2 was chosen for two main reasons; its central location 
in the downtown core, and, as it has historically been considered to be the site for a 
future parking garage structure. 
 
The estimated cost to construct the garage, as reported in the USI feasibility study, 
is $23 million.  This estimate provided was a construction cost estimate only; it did 
not include costs pertaining to design, project management and financing costs.  
Factoring in these costs, the total cost to build the 348 space parking structure on 
Municipal Lot #2 would be in the order of $29 million, or approximately $83,000 per 
developed parking space. 
 
One main factor in the cost to build a parking structure on Municipal Lot #2 is that 
the existing site is inherently inefficient due to the dimension of the site (narrow 
rectangular layout) and the need to maintain some form of access to the rear of the 
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stores/properties that front onto Lakeshore Road East. Narrow building envelopes 
are not able to maximize available parking spaces due to the need to provide travel 
circulation routes within the structure (i.e. driving aisles).  This inefficiency 
contributes to a higher overall cost to develop this garage, compared to building it on 
a site that was not as narrow.    
 
Option 1 assumes that any parking (167 spaces)  for Library/Gallery is included 
separately as part of that capital project in a complementary underground parking 
structure internal to the former Canada Post Office site when it is developed at a 
cost of approximately $65,000 - $73,000 per space.  The former Canada Post Office 
site is a much more efficient land parcel for the development of a parking garage 
and would cost 12 - 22% less per developed parking space than compared to the 
garage on Municipal Lot #2. 
 
A parking garage at Municipal Lot #2 would provide a net increase of approximately 
234 additional parking spaces for the downtown, factoring out: 
 
• existing parking (80 spaces) on Municipal Lot #2 that would be lost to construct 

the garage; and, 
• existing parking (34 spaces) on Municipal Lot 6A (at the rear of the former 

Canada Post Office building) that would be lost with the development of the 
Library/Gallery. 

 
Option 1 also assumes that the town would contribute $6.0 million from the Parking 
Reserve Fund, less $2.1 million retained for future capital repairs for the structure.   
 
The garage in Option 1 is projected to run an annual deficit of $1.48 million.  The 
current parking operation for the town runs at an annual surplus of approximately 
$600,000 per year; therefore the net lost to the parking operation by implementing 
option 1 would be in the order of $880,000 per year.  
 
Option 2 – Alternate Underground Parking Garage: 
 
BA reviewed an alternative option for a parking garage downtown.  The more 
efficient underground parking layout included at the former Canada Post Office site 
serving the proposed parking demand for the Library/Gallery could be increased in 
size to provide the municipal parking garage to serve the broader downtown. This 
could be undertaken by making use of the George and Church Street right-of-ways, 
Municipal Lot # 2 and the acquisition of the adjacent CIBC parking Lot to provide up 
to 550 parking spaces in a 2 level underground parking facility. This option would 
also see the town selling the air rights to develop Municipal Lot #2 for a 
commercial/residential condo development (approximately 25,000 square feet of 
commercial space and up to 84 condo units on four levels). 



PLANNING AND DEVELOPMENT COUNCIL MEETING 
From: Engineering and Construction Department 
Date: September 24, 2015 
Subject: Downtown Parking Strategy 
  Page 8 
 

 
 

 
The more efficient parking layout described above would result in a much larger 
garage that could be constructed at an estimated cost of $65,000 - $73,000 per 
developed space; 12 - 22% less costly per space than Option #1.  
 
This option assumes that the parking demand for the Library/Gallery (167 spaces) 
would be provided for as part of the capital expense of developing that facility. 
Therefore, 383 spaces would be developed at the expense of the town’s parking 
enterprise.  The total cost for the 383 spaces is estimated at $28 million.  
 
The parking garage outlined under Option 2 would provide a net increase of 
approximately 269 additional parking spaces for the downtown, factoring out: 
 
• existing parking (80 spaces) on Municipal Lot #2 that would be lost in developing 

the site to a condo; and. 
• existing parking (34 spaces) on Municipal Lot 6A (at the rear of the former 

Canada Post Office building) that would be lost with the development of the 
Library/Gallery. 

 
Option 2 provides significantly more parking spaces than the minimum requirement 
of 150 outlined earlier in this report. An opportunity exists for the town to generate 
revenue from the sale of parking spaces to support a residential condo development 
over Municipal Lot #2. Option 2 assumes the town would sell 100 spaces to support 
a residential condo development over Municipal Lot #2.     
 
The development of this parking garage in this option assumes that the town would 
contribute $6.0 million from the Parking Reserve Fund, less $2.1 million retained for 
future capital repairs.  Also, $5.35 million obtained from net land sales for Lot 2 and 
CIBC would be applied to the project.    
 
The garage described under this option is projected to run an annual deficit of 
$790,000.  The current parking operation for the town runs at an annual surplus of 
approximately $600,000 per year; therefore the net lost to the parking operation by 
implementing Option 2 would be in the order of $190,000 per year. 
 
Discussion: 
 
The following parking demands in the downtown core need to be addressed 
 
1. Ultimate demand generated by the various facilities included in DCH  
2. Temporary and permanent parking losses related to the implementation of the 

DTS streetscape master plan  
3. Current shortage in permit (employee) parking availability 
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4. Expectations from the business community for more parking availability to serve 
the downtown.  

 
Demand for parking by the DCH facilities will be provided for as part of the 
development of each facility and funded as part of their capital cost.  
 
Items 2-4 above would be addressed by increasing the parking inventory in the 
downtown core. This would be achieved by increasing parking supply by 150-200 
spaces.  
 
Both options reviewed as part of the business case assessment would address the 
need to provide a minimum of 200 additional parking spaces to serve the above 
referenced needs (excluding parking demand for the DCH facilities).   
 
Option 1 provides a minimal level of at grade retail development along Church 
Street (5,000 square feet) and otherwise situates a large parking structure on 
Municipal Lot #2 and would be a prime visual feature along Church Street. 
 
Option 2 provides more commercial space (25,000) and the development of up to 84 
residential condo units which would bring more residents into the downtown core.    
 
From an operating perspective, both options would create an annual deficit in the 
current parking system; however the loss under Option 2 would be significantly less.  
 
The system wide loss in the parking system would have to be addressed in order for 
the town’s parking operation to continue to be self-supporting (i.e. not rely on the tax 
levy).  These losses could be offset by the consideration of the following initiatives: 
 
1. The implementation a system wide increase in commercial parking fees (37% in 

Option 1 and 9% in Option 2).  
2. Introducing extended commercial parking hours (e.g. to 9 pm on Thursday, 

Friday and Saturday).  This could generate up to approximately 17% in additional 
revenues in the commercial parking operation.  The 2012 Commercial Parking 
Study had recommended the town should consider extending commercial 
parking hours 

3. Introducing a specific parking levy to the Downtown Business Improvement 
Association as a means to support the cost of parking in the downtown. 

4. Sale of other municipal lots in the downtown for development would reduce the 
capital cost of the parking garage; the additional parking revenue generated by 
the development would reduce the annual operating deficit. 

 
The implementation of a second parking garage in the downtown needs to be 
considered as part of a viable implementation of the DCH facilities.   
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Interim parking solutions will need to be further explored as part of the engineering 
phase of the Lakeshore Road Streetscape and Reconstruction Project.  Staff will 
report back to Council with a preferred plan in this regard. 
 
 
CONSIDERATIONS 
 

(A) PUBLIC 
Through the public consultation sessions for the DTS study, the public was 
made aware of the previous feasibility study regarding a second parking 
garage.    

 
(B) FINANCIAL 

Parking generates revenues from both commercial parking operations (paid 
on and off street parking and commercial permits in downtown Oakville and 
in Kerr Village) and town-wide operations (fines relating to illegal parking 
activities and North Oakville paid on-street parking permits).  The parking 
system contributes an annual surplus to the parking reserve fund which is 
used to finance capital initiatives (maintenance of existing parking 
infrastructure including equipment/hardware, surface parking lots and the 
Church Street Parkade).  In the year ending 2014, the parking system 
contributed approximately $600,000 to the Parking Reserve Fund.   
 
The parking system is a self-supporting business operation and does not 
rely on the tax levy.  The development and operation for a second parking 
garage in the downtown would impact annual parking system revenues 
generate an annual operating deficit in the parking system, resulting in a 
diminishing Parking Reserve Fund balance.  In order for parking to remain a 
self-supporting business operation, the town will need to consider 
opportunities to increase revenues (e.g. parking rate increases, extending 
commercial parking hours of operations, consideration of a specific parking 
levy to the downtown BIA). 
 

 
(C) IMPACT ON OTHER DEPARTMENTS & USERS 

The Finance Department has participated in the review of the business 
case assessments. 

 
(D) CORPORATE AND/OR DEPARTMENT STRATEGIC GOALS 

This report addresses the corporate strategic goal to:  
• enhance our economic environment 
• continuously improve our programs and services 
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• be innovative in everything we do 
• always act as a team 
• be valued/celebrated for outstanding service 
• be the most livable town in Canada 
 

(E) COMMUNITY SUSTAINABILITY 
Municipal public parking within our commercial districts adds a critical 
component to the community’s economic sustainability and aligns with the 
cultural and social pillars of sustainability by focusing on continued support 
to our Downtown main street commercial area including access during 
major construction projects and beyond.  

 
APPENDICES:  
 

A. Executive Summary: Downtown Oakville & Kerr St Village Commercial 
Parking Study (2012) – Final Report by D. Sorbara Parking & Systems 
Consulting   

B. Business Case Assessment – New Downtown Garage, BA Consulting Group 
Ltd., September 15, 2015 

C. Site Locations – Parking Garage Options 
 

 
Prepared and Submitted by: 
 
D.M. Cozzi, P.Eng. 
Director, Engineering & Construction Department 
 

 
 


