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I. Introduction and Study Objectives 
 

The purpose of the study is to identify current and future parking needs in a way that prepares 

the community for future growth while also balancing the desire to maintain Parkerôs local, 

hometown feel. Through conversation with Town staff and community stakeholders, and based 

on review of the Town of Parkerôs larger community vision, the following key objectives have been 

identified for this Study to address: 

╥ Identify a structure or ñorganizational homeò for parking management activities;  

╥ Analyze the use of both public and private parking facilities, including demand for 

parking spaces, occupancy, and turnover; 

╥ Provide best practice solutions for maximizing the use of existing parking resources; 

╥ Understand public perceptions of downtown parking, including opportunities, 

challenges, and key concerns from the communityôs perspective; 

╥ Begin positioning parking as a contributor to continued downtown redevelopment and 

economic expansion; 

╥ Provide recommendations on establishing positive and proactive customer relations; 

╥ Explore the range of parking management strategies that can be used to encourage on-

street parking turnover and promote increased downtown vitality without unduly 

penalizing infrequent violators; 

╥ Position parking within the larger ñaccess managementò context in a way that promotes 

a balanced system of parking and transportation alternatives; and 

╥ Identify and recommend parking management strategies that balance the needs to 

businesses, residents, and visitors. 
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Exhibit 1.  Study Area 
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II. Planning Context 
 

The Town of Parker has established a clear vision and policy framework to guide development 

and implementation of this Downtown Parking Study and Plan. The following section provides a 

high-level summary of existing planning and policy documents, which serve as important 

context for this planning effort. 

 

Guiding Planning and Policy Documents 

TOWN MASTER PLAN: 2035 CHANGES AND CHOICES 

The Town Master Plan: 2035 Changes and Choices outlines a framework for policies and 

recommendations that suggest changes to the physical, social, and economic environment of 

Parker. According to the plan, the boundaries of the Town are defined by the Urban Growth Area; 

however, the Town itself does not control the unincorporated areas within this boundary. This plan 

refers to the Open Space, Trails, and Greenways Master Plan which includes a Bike Lane 

Plan to identify bike lane development opportunities within Parker. Maintaining a ñhometown feelò 

is a common theme throughout the document. Specific to the Downtown core, the plan proposes 

maintaining and enhancing the historical character while creating a more compact and walkable 

mixed-use neighborhood. 

Parkerôs 2010 land use consisted of 51% residential, 26% open space and parks, and 14% 

commercial. As previously stated, the Town and the public are both in favor of a 

ñômanaged/planned/controlledô scenario over óunlimitedô or ónoô growth,ò (Town of Parker 2012). 

The plan is broken down into 12 types of ñCharacter Areasò: E-470 Corridor, Central Commercial 

District, Light Industrial District, Downtown Core, East Downtown Gateway, Mixed Use-

Residential Emphasis, Mixed Use, Medical District, Regional Retail District, Employment District, 

Medium Density Residential, and Low Density Residential. By designating these areas, the Town 

can grow appropriately for what the market demands. For the Downtown Core, the main goal is 

to maintain and enhance the historical character of the area by making it a compact, pedestrian-

oriented destination.  

Parking policy decision and management efforts can play a key role in enabling development and 

maintaining the historical character of Downtown, all while creating a more compact and walkable 

mixed-use neighborhood. However, parking codes can also work against the creation of a more 

walkable and compact development pattern. Policy guidance from the 2035 Plan will be critical 

as recommendations from the Downtown Parking Study and Plan are implemented. 

The East Downtown Gateway is a transition from the Downtown Core and residential areas. This 

area focuses on ñhigher density residential, office, government, arts and cultural venues, 

restaurants, retail, personal services, as well as parks, open space, and other public gathering 

spaces,ò (Town of Parker 2012). According to the plan, retail should serve surrounding residents 

while fitting in with the unique character and culture of the adjacent Downtown Core.  
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TOWN OF PARKER TRANSPORTATION MASTER PLAN 

The Town of Parker Transportation Master Plan serves as the transportation element of the 

2035 Town Master Plan. Its six main goals are: integration, multi-modal, interconnected[ness], 

design and maintenance, health, and safety.  

According to the plan, a large percentage of street parking spaces are currently used by office 

employees and are therefore occupied during peak hours for surrounding retail and restaurant 

businesses. The plan additionally refers to the use of the Institute of Traffic Engineers (ITE) 

guiding principles as being integrated into current Parker guidelines when creating a 

comprehensive roadway system plan. The guiding principles for effective roadway systems per 

ITE are as follows: 

╥ Consists of a multimodal network that serves pedestrian, bicyclists, transit, the 

automobile and trucks; 

╥ Planned as layered networks serving all modes of passenger travel, including trucking 

routes; 

╥ Have a high degree of connectivity to help provide multiple routing options for all users; 

╥ Have a network density appropriate to the land use patterns and urban form that are 

served 

╥ Planned with recognition of the role of roadways as public spaces that help shape urban 

environments; and 

╥ Planned with consideration of environmental, social, and economic issues. 

 

The plan also notes that Parker offers approximately 65 miles of trails for both recreation and non-

motorized transportation. Additionally, there are 8.4 miles of off-street bicycle lanes and most 

streets in town have sidewalks for pedestrian travel. 

PARKER MAINSTREET MASTER PLAN 

The Parker Mainstreet Master Plan discusses the ways in which the downtown areas of Old 

Town and West End can be improved through policy changes and design aesthetics to maintain 

the charm of the area while allowing for growth. While the plan describes many areas of 

improvement, parking and ñenhancing the pedestrian environmentò are two significant topics.  

Currently, there are approximately 365 on-street parking spaces within the Study Area and 945 

off-street public parking spaces in lots ranging in size from 26 to 182 spaces. All public parking in 

this area is free and has no time restriction. In addition to these free parking areas, there a number 

of privately controlled lots such as the 238-space Pikes Peak Drive Lot.  

While patrons enjoy free parking, it causes lack of turnover and frustration for local business 

owners. Additionally, current policy does not recommend parking minimums and maximums for 

new development, which allows for the market to dictate an appropriate number of spaces instead 

of a required number. Overall, the largest parking issue in the area is during special events. To 

address this, the Mainstreet Master Plan recommends preparing a strategic special events 

parking plan that would allow for temporary parking on Town-owned parcels, valet parking 

locations and management, and shuttle services from outlying lots. With regard to everyday 
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parking, the Plan recommends a variety of solutions including dynamic parking signage to direct 

drivers to available parking, as well as implementing time-restricted parking. Shared parking, 

access to parking locations from roads other than Mainstreet, and the idea of parking once and 

walking between destinations is also suggested. Long-term recommendations suggest a full 

parking study as well as an evaluation of parking capacity and structured parking requirements 

for new development.  

The Plan further makes suggestions on the enhancement of the pedestrian environment through 

street design. The 2014 Transportation Master Plan recommended a policy shift to give a greater 

priority to pedestrians and bicyclists to emphasize multimodal transportation. The Parker 

Mainstreet Master Plan recommends enhanced traffic calming techniques to do this. Slower 

vehicle speeds can be created using design strategies such as curb bump-outs, raised 

intersections, and narrower streets. It is further recommended that all sidewalks should include 

ADA-accessible transitions from the curb to the street level and should meet all requirements for 

longitudinal and cross slopes. Additionally, it is recommended that crossings have audible 

indicators for visually impaired users as well as consistent ground textures for ease of use. 

OLD TOWN PARKER CREATIVE DISTRICT PLAN 

In 2012, Parker was given the designation of an Emerging Creative district by the Colorado 

Creative Industries Division. One of the requirements of this designation was to create a strategic 

plan to achieve this vision. The Colorado Creative Industries Division gives selected areas access 

to grant funding, tools, and technical assistance to attract creative entrepreneurs and artists as a 

way to promote innovation and economic activity. Through this funding and other provided 

opportunities, selected districts can create vibrant and lively places to work and live. One aspect 

which Parker chose to highlight in the Plan is to óenhance design and streetscape.ô 

Of this element, seven goals were set with varying timelines and goal champions: 

╥ Goal 1:  Develop a downtown master plan that promotes and incorporates a higher 

density residential/professional (lofts/retail) development and focuses on walkability, 

artistic elements, coordinated streetscape and signage, and a multitude of people 

gathering places. Timeline: to be completed by the end of 2014. 

╥ Goal 2: Create and implement a wayfinding program. Timeline: to be completed by 

summer 2014.  

╥ Goal 3: Add pedestrian lighting to Pikes Peak Court and Pikes Peak Drive. Timeline: 

to be completed 2014-15.  

╥ Goal 4: Create accessible and convenient outdoor areas for gathering, with the 

number one project being the Civic Center.  

╥ Goal 5: Maintain walkability and District character by implementing urban design 

techniques such as locating parking in the back of buildings, and positioning entries 

and active windows toward the sidewalk. Timeline: begin in 2015.  

╥ Goal 6: Provide adequate parking for the District as well as surrounding entertainment 

development to increase pedestrian traffic. Timeline: ongoing.  
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╥ Goal 7: Encourage ñamenity zonesò which allow for outdoor dining, sales, etc. 

PARKER ROAD CORRIDOR PLAN 

The Parker Road Corridor Plan is an ongoing plan for Parker Road, a significant regional 

corridor and the primary north/south highway through the Town. The highway does not currently 

reflect the high quality and standard of aesthetics that Parker values and promotes. ñThis plan will 

develop a corridor-specific vision and goals related to land use, economics, urban form, and 

multimodal transportation that will provide an identity more closely aligned with the Townôs vision, 

Master Plan, and Transportation Master Plan, and more reflective of residentsô desires and 

standards.ò (Town of Parker 2016). 

Comparative Analysis of Current Parking Regulations 

The Town of Parkerôs Municipal Code, Title 13.04.110, defines Downtown Parker within the 

Greater Downtown (GD) Zone District. Five separate "Design Districts" are established within 

the GD Zone District: Historic Center, Pikes Peak Center, Town Center, Twenty Mile Center, 

and Market Center. Three of these Design Districts are represented within the Parking Study 

Area: Historic Center, Pikes Peak Center, and Town Center. These are shown in 0 

  

LDO Title 13.06.050 ï Off-Street Parking Requirements, in the Town of Parkerôs Municipal Code, 

regulates parking in the Town of Parker. Schedule 13.06.050A is a table showing the required off-

street parking ratios for each land use category allowed in the Town, except those of the Historic 

Center and Pikes Peaks Center Design District, as they are exempt and do not require any off-

street parking.    

 

A comparative analysis was conducted between the Townôs current parking standards and three 

national parking reference sources: the Institute of Transportation Engineers (ITE) recommended 

parking standards, the Urban Land Institute (ULI) recommended shared parking standards, and 

the Parking Consultants Council (PCC) recommended Zoning Ordinance Provisions for Parking. 

Note, only the eligible land uses within the Town Center Design District of the GD zone district 

are shown in the comparative table below. All requirements listed below represent parking 

minimums. None of the requirements below have established maximum parking ratios. 
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Exhibit 2.  Lot Identification (three of five lots located within the Greater Downtown Zone District) 
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Table 1.  Town of Parker Parking Standards Comparison to National Recommendations 

Allowed Land Uses (ITE Identified 

Land Uses) Within the GD Zone 

District 

ñTown Center Design Districtò 

Alternative Parking Standards 

Downtown Parker 
ITE 

(Conventional)1 
ULI (Shared)2 PCC3 

Residential/accommodations 

Low/Mid-Rise Apartment 
3-bedroom unit: 2/du; 

2-bedroom unit: 1.5/du 

1-bedroom or studio unit: 1/du;                                                   

guest parking:  

0.25/du (public streets eligible) 

1.4/du 0.5/du 1.85/du 

High-Rise Apartment 1.5/du 0.5/du 1.85/du 

Residential Condominium 0.98/du  0.5/du 

< 2000 sf: 1/ du;  

2000 to 3000 sf: 2/du;  

over 3000 sf: 3/du 

Senior Adult Housing- Attached 
 

 

Admin. 

1.4/du   

  

N/A 

 

.5/du 

Congregate Care / Assisted Living  0.5/du .35/du 

Continuing Care Retirement 

Community 
1.3/du .5/du 

Hotel 1/guestroom 1.3/guestroom 0.9/guestroom  

Institutions 

School, Elementary 
1.5/each classroom 

0.28/student   Higher of 0.2/seat in auditorium 

or gym and 0.25/student School, Middle/Junior 0.11/student   

School, High 4/each classroom 0.46/student   
Higher of 0.3/seat in auditorium 

or gym and 0.3/student 

School, College Admin. Admin.   Admin. 

Day Care, Preschool, Nursery 
1/each 4 children of licensed 

capacity 
0.24/student 3.7/1,000 sf  

0.3/person licensed capacity 

enrollment 

Place of Worship 
1/each 3 persons of seating 

capacity 
0.16/seat   0.4 /seat 

Museum 
3/1,000 sf  

2.1/1,000 sf    0.25/ person in permitted 

capacity  Library 2.61/1,000 sf    

Conference Center or Meeting Hall 5/1,000 sf  0.31/attendee 5.5/1,000 sf  
up to 25,000 sf, 30/1000 sf; 

25,000 -50,000 sf: 20/1000 sf;  

Hospital 
1.5/each patient bed 

4.08/ bed   Admin. 

Nursing Home 0.39/ bed   0.5 /bed 

Eating and drinking establishments 

Quality Restaurant (including 

Lounge, Bar, Micro-Brewery) 
1/each 3 persons of rated 

capacity (excluding outdoor 

seating areas) 

15.4/1,000 sf  
15.25/1,000 

SF  
20/1,000 sf 

High-Turnover (Sit-Down) 

Restaurant 
0.33-0.48/seat 9/1,000 sf  15/1,000 sf 

Fast-Food Restaurant without Drive-

Through Window 
N/A 

12.4/1,000 sf 

(hamburger 

restaurant) 

8.20/1,000 sf 

(non-hamburger 

restaurant) 

12.75/1000 sf  15/1,000 sf 
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General office, retail, services/sales 

General Office  

1/3000 sf  

2.4/1,000 sf  
0.2-0.3/1,000 

sf  

3.8/1,000 sf up to 25,000 sf; 

25,000 - 100,000 sf; 3.4; 

100,000 - 500,000 sf; 2.8/1,000 

sf 500,000 sf + 

Medical-Dental Office  3.53/1,000 sf  3/1,000 sf 4.5/1,000 sf 

Government Office  4.15/1,000 sf    Admin. 

Shopping Center 3.02/1,000 sf  2.9/1,000 SF  

4/1,000 sf up to 400,000 sf; 

400,000 - 600,000 sf: 4.5/1,000 

sf 

Grocery Store  2.27/1,000 sf    6.75/1,000 sf 

Pharmacy/Drugstore without Drive-

Through Window 
1.83/1,000 sf     

2.75/1,000 sf 
Convenience Market  1/250 sf  3.4/1,000 sf   

Furniture Store 1/500 SF  0.94/1,000 SF     

Animal Hospital/Veterinary Clinic 1/400 SF (not including pens) 1.6/1,000 SF     

Recreation, amusement, entertainment 

Indoor Recreation Activities Admin. 
3/1,000 SF  

   

Outdoor Recreational Activities Admin.     

Bowling Center 3/lane 3.47/lane    

Indoor Movie Theater 1/3 seats 0.27/1 seat 0.19/1 seat 

Single screen: .5 /seats; 2-5 

screens: 0.33 /seat;5-10 

screens: 0.3 /seat; Over 10 

screens: 0.27/seat 

Health Club 1/250 SF  5.9/1,000 SF    7/1000 sf 

 

1- McCourt, R. S., P.E, PTOE. (2004). Parking generation (3rd ed.) (K. G. Hooper P.E., Ed.). Washington, D.C., USA: Institute of 

Transportation Engineers. 

2- Smith, M. (2005). Shared Paring (2nd ed). Urban Land Institute. 

3- Smith M; Burns L; Burgan J; Cudney G; LoCoco D (2006) Recommended Zoning Ordinance Provisions for Parking. Parking 

Consultants Council; National Parking Association 


















































































































































































