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Introduction

This report documents the findings of a three month parking study of downtown
Portsmouth, New Hampshire. It includes an assessment of current parking conditions; a
projection of future parking needs; the identification of alternative improvements to meet
current and future parking needs; and recommendations regarding the development of
new parking facilities. The study’s findings should be used to guide the investment of
public and private funds in the overail parking system. It is recommended that the study
be updated every three to five years or as conditions warrant.

Study Background

The Portsmouth “parking problem” is far from new. In 1973, a Transportation Systems
Improvement Plan developed for the City identified a significant shortage of parking
downtown as well as a general lack of on-street turnover. In 1978, the University of
New Hampshire {UNH) School of Business and Economics conducted a traffic and
parking study in response to growing public sentiment that downtown parking conditions
were creating a negative image of the City. The study, which focused on Market Square,
resulted in a series of short and long-term recommendations which included:

blocking off automobile traffic to Market Square during certain periods;
increasing pedestrian safety and access downtown;

re-routing traffic around Market Square; and

constructing a multi-level parking garage in close proximity to downtown.

In 1982, the City appointed a Blue Ribbon Committee to review the total available
parking supply in the Central Business District (CBD) and to develop short and long-
term solutions. The Committee proposed a series of improvements to increase the
supply of downtown parking and identified the need for constructing a new multi-level
parking facility. Several of these improvements were eventually implemented and, in
1985, the High-Hanover Parking Facility (HHPF) was constructed. The new facility
increased the public parking supply downtown by over sixty percent.

However, by the early 1990s, the demand for on-street and off-street parking had
increased dramatically. Tourism visitation and traffic growth increased steadily through
the economic recovery. Adding to the demand for additional parking was the arrival of a
new major employer downtown - Bottomline Technologies. The company entered into a
fong-term lease arrangement with the City for over 150 parking spaces in the HHPF.
Portsmouth was once again feeling a parking pinch downtown.

A 1990 Chamber of Commerce parking survey of downtown merchants showed that
65% of Chamber businesses believed that the City had a parking problem downtown.
For the first time there were calls for constructing a second public parking facility
downtown.
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In 1995, the City again appointed a Blue Ribbon Committee, known as the Parking
Solutions Commiittee, to evaluate the downtown parking needs of the City. The Parking
Solutions Committee focused specifically on the need for improving parking operations
and management. Their recommendations included:

appointing a Parking Director,

establishing an Advisory Board,

bidding the overall operations of the parking system;

earmarking parking revenues for parking and transportation improvements;
requiring new development to provide or pay for its parking needs;
increasing public transportation;

increasing parking enforcement and promotion; and others.
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Following up on the work of the Committee, the City:

« purchased and installed 825 new electronic parking meters;

e passed a parking fee ordinance on new development downtown ($500 for each
space required of new development); and '

+ commissioned two engineering feasibility studies - Expansion of the High-Hanover
Parking Facility and Construction of a new Multi-Level Parking Facility at the Parrott
Avenue Municipal Parking Lot. '

Through 1996 and early 1997, the City Council seriously considered moving forward on
the expansion of the High-Hanover Parking Facility. The engineering feasibility study
revealed that a new structure could be added to the south side of the existing structure
(in the Haven Court area) which would provide between 173 and 243 new parking
spaces at an estimated cost of between $2.1 and $2.9 million. However, this estimate
did not include the cost of the adjacent iot, the loss of tax revenue, or the loss of garage
revenue during construction (12 to 18 months).

In the spring of 1997, the City Council decided that before acquiring the land needed for
the High-Hanover Expansion, a comprehensive parking study of the downtown should
be conducted. The study would ensure that if another facility was truly needed it would
be constructed in the appropriate place. The City Manager formed a Parking Committee
comprised of City staff from the Planning, Community Development, Finance, Police and
Public Works Departments. The Committee began meeting bi-weekly to develop the
Request for Proposal (RFP) for the downtown parking study while at the same time -
implementing a number of parking improvements. These improvements are discussed
later in the report. '

In September 1997, the City retained a transportation planning consultant to study the
current and future parking needs of the downtown. The scope of work included a needs
assessment for future parking faciliies downtown and a preliminary evaluation of
thirteen (13) alternative sites for constructing such a facility.
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Study Purpose

The purpose of the study is to evaluate existing parking conditions within downtown
Portsmouth, determine future parking requirements and recommend economically
feasible alternatives to meet current and future parking needs. The study provides
much of the data and analysis necessary for developing a comprehensive parking
program - one which should include an operations plan, a construction and operations
budget, a financing plan and a promotional program.

Study Area

The overall study area encompasses both the core and fringe areas used for parking by
downtown employees and customers on a daily basis. The core area or CBD is
characterized by higher density development and is almost completely occupied by
buildings. The fringe area is distinguished by lower density development and includes
service establishments such as fumniture and appliance stores and a mixture of office
and residential uses. In general, much of the available parking supply in the fringe area
is needed for workers and employees of the CBD. .

Figure 1: Study Area
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Study Methodology

A methodology was developed in response to the stated purpose of the study. The
twelve (12) major tasks in the study process are as follows:

1.

2.

10.

11.

12.

Review Previous Studies and Reporis

Collect and Analyze Data

¢ planning data - socio-economic, demographic, land use
« traffic data - traffic volumes, traffic forecasts. pedestrian counts, accident data

& parking data - physical inventory, occupancy counts, accumulation rates,
turnover, zoning requirements

Conduct Parking User Surveys

« High-Hanover Parking Facility and Surrounding Streets (Users Survey)
e Parrott Avenue Municipal Parking Lot (Users Survey)
o Chamber of Commerce (Members Survey)

Conduct Stakeholder Qutreach

Parking Attendants/Meter Enforcement
Parking Committee/Municipal Departments
Economic Development Commission
Downtown Residents Association
Downtown Businesses

Develop Parking Principles to Guide Decision-Making Process

Assess Current Parking Conditions

Project Future Parking Demand

Determine Current and Future Parking Needs

Evaluate the Effectiveness of Recent Parking Improvements

Recommend Strategies to Increase the Effectiveness of Current Parking Supply
Assess the Need for New Parking Facilities

Evaluate Thirteen (13) Alternative Sites for New Parking Development

Downtown Parking Study
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Downtown Parking Principles

In the place of study goals and objectives, a list of downtown parking principles was
developed to guide the decision-making process. These principles were developed as a
result of a public outreach process which included the input of users (through formal
survey) and other stakeholders (through meetings and warkshops). The public outreach
process is documented in Table 1.

Table 1
Public Outreach Process - Documentation
Stakeholder Qutreach Location * Number Date(s)
Group Method Interviewed . :

Parking Usérs Windshield High-Hanover Parking 140 10130097 - 111197

Survey Facility (HHPF) and

_ Surrounding Streets

Parking Users Interview Parrott Avenue 85 10/1/97

Survey Municipai Parking Lot
Downtown Phone Survey | Portsmouth City Hall 25 111197 - 12/115/97
Businesses
Downtown Neighborhood | Portsmouth City Hall 10 1003197 & 1212197
Residents Association

Meeting :
Economic Board Portsmouth City Hall 10 10724197 & 12/5/97
Development Meetings
Commissicn
Municipal Parking Portsmouth City Hali 10 Bi-Weekly Meetings
Department Committee
Directors Meetings
Parking interview Various 5 Various
Attendants/Meter
Enforcement
Chamber of interview Portsmouth Chamber of 2 10/8/97
Commerce Commerce

While the different stakeholder groups sometimes disagreed on the severity of the
parking problem or on improvements needed, they did share some common values,
opinions and beliefs. '

These common views were transcribed into parking principles. These principles are not
intended to represent a consensus of views, but, because they were frequently
mentioned by muitiple groups in various settings, they represent a “common ground” for
policy and decision-makers.
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Downtown Parking Principles:

Land in Downtown Portsmouth is of a limited supply and is suitable for high-
value primary uses. Using this rare commodity solely for parking is a missed
opportunity for economic development. Parking should be considered as a
secondary use which supports the primary economic use of land.

Existing and future parking within the downtown should be fairly priced,
commensurate with land value, and paid for by users.

The retail core should be reserved for short-term customer and visitor parking.
To the extent possible, long-term users and employees should use parking
within close proximity of Downtown.

“Free” or affordable parking is needed for downtown students and low-wage
workers within walking distance of downtown. '

Shuttle and other transit services should be made attractive and efficient to
users in order to enable effective use of peripheral parking within close
proximity of downtown. Pricing incentives should be used to foster efficient
use of parking and transit services.

The development of structured parking should be considered only after the
City makes the most efficient use of its existing parking facilities. Structured
parking should be considered in conjunction with higher revenue from
parking users and with minimal impact on the City's historic and walkable
character.

Ideally, the High~Handver Parking Facility and other public parking facilities in
downtown Portsmouth should serve the needs of all three major user groups:
downtown workers, residents and shoppers.

Private development projects should directly provide for, or share in the cost
of, their own parking needs.

Downtown Parking Study
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Current Parking Conditions

The purpose of this section is to describe and summarize the findings of the existing
conditions inventory and to establish current parking supply and demand estimates.

Parking Supply

The current parking supply in the City of Portsmouth is at the higher end of the range of
parking supply found in communities of simitar population. However, as a hub city with a
vibrant downtown and healthy tourism industry, Portsmouth has the parking and
transportation requirements of a much larger community.

An extensive field inventory of the public and private parking supply of the CBD was
conducted by the Porismouth Public Works Department in December, 1994. The
inventory, which was updated for this study, revealed a total of 3,590 public and private
parking spaces consisting of 1,887 (52.6%) public spaces and 1,703 (47.4%) private
spaces. Of the total parking spaces, 2,787 (77.6%) are off-street and 803 (22.4%) are
on-street. The location, number and type of public parking facilities in the CBD are
provided in Table 2.

Table 2
Public Parking Facilities in CBD

Site Location No. of Type of Parking

: Spaces '
On-Street Spaces” 803 | Surface Lot - Metered
Bridge Street Lot 64 | Surface Lot - Metered
Worth Lot 110 | Surface Lot - Metered
Wright Ave. Lot - Prescott Park 39 | Surface Lot - Metered
High-Hanover Parking Facility 685 | Multi-level Garage - ticket/pass
Parrott Ave. Municipal Lot 186 | Surface Lot -Free
TOTAL 1,887

* Does not include free parking spaces downtown, but does include Ladd Street Lot and Market
Street/Hanover Street Lot

The long-term public parking supply downtown is limited to just two facilities: the High-
Hanover Parking Facility and the Parrott Avenue Municipal Parking Lot. Combined,
these two parking facilities provide 871 long-term parking spaces downtown. The
Harbour Place Parking Garage off Daniel Street, which has approximately 230 parking
spaces, functions as a public parking garage only on nights and weekends.

Downtown Parking Study
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Nearly as many long-term public parking spaces exist within the fringe area as in the
downtown area. Approximately 750 free spaces exist in the fringe area and are used
during the day by downtown workers and other visitors. Free parking spaces are located
on streets such as Hanover, Maplewood, Islington, Raynes, Parroit, Washington,
Hancock and others. They also exist in municipal lots such as the JFK and South Mill
Playground.

Parking Demand

In 1995, the Portsmouth Plannlng Department conducted a parking needs assessment
of the CBD for the Parking Solutions Committee’. The study found that there was just
one (1) parking space for every 950 square feet of occupied floor space downtown. The
minimum parking requirements of the zoning ordinance, require on average, one (1)
parking space per 300 square feet of occupied floor space. This ratio means that today,
each CBD parking space must serve the need for approximately three (3) uses. This
high floor space-to-parking space ratio is more appropriate for cities with mature transit
systems and aggressive multi-use parking controis It clearly points to an existing
parking shortage in downtown Portsmouth.

Summer Peak-Period

Parking conditions vary by time-of-day and time-of-year. Based on municipal parking
garage receipts and on-street meter usage, peak-parking demand occurs in the summer
during the midday, weekday period. At this time, the downtown population more than
doubles as tourists, suburban shoppers and employees flood the downtown. The High-
Hanover Parking Facility (HHPF) is regularly full throughout the summer (Memorial Day
weekend to nearly Columbus Day weekend) during the midday, weekday period.

To accurately assess the current peak-period parking demand, actual downtown land
uses and parking generation rates were evaluated. The Portsmouth Planning
Department provided an existing land use breakdown of ail space in the CBD. The
inventory, conducted in August 1995, revealed a total of 2,427,280 square feet of non-
residential finished floor area® and 690,687 square feet of vacant land in the CBD. The
existing land use is summarized in Table 3.

Parking demand for specific land uses can be estimated through the use of empirical
rates established by the Institute of Transportation Engineers (ITE) and based on
studies of similar land uses nationwide. These parklng generation rates have been
standardized and published in ITE’s Parking Generation®. Adjustment factors to the
standardized rates are needed to account for seasonal and hourly peaking
characteristics, as well as for the effects of multi-purpose trips and alternative mode

! Parking Needs Assessment for the Central Business District, Portsmouth Planning Dept., Sept. 12, 1995

* For the purpose of the demand projections, residential land use is not assumed to require downtown parking during
the summer midday peak period.

3 Parking Generation - an Interim Report, ITE, 1985

Downtown Parking Study
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travel. %djustment factors are based on published data provided by the Urban Land
Institute .

Table 3
Existing Land Use Summary*
Downtown Portsmouth

Land Use Square Feet

Business/Retail 491,377

Office 792,834
Mixed-Use 232,236
Lodging 175,212
Government 436,846
Restaurant 184,089
Industrial 114,686

*Does not include residential use

A non-system rate reflects a peak parking demand for a specific land use, which does
not necessarily coincide with the system peak. For example, the non-system rate for a
restaurant, as shown in Table 4, is 14.00 spaces per 1,000 square feet. However, that
rate represents the peak period for a restaurant, which occurs in the evening. The 0.70
peak-hour factor adjusts the rate to the system peak, which occurs midday. Table 4
presents the parking generation rates applied for different land uses downtown.

) Table 4
Parking Generation Rate Summary - Peak Period

Non-System Adjustment Factors System

Rate Alt. Mode Peak Peak Muiti- | Rate Used
Land Use (sp.JKSF) Usage Nonth Hour Use (sp.JKSF)
Business/Retail | 3.50 0.85 0.95 1.00 -1 060 1.70
Office 3.00 0.90 0.95 0.90 0.80 2.08
Mixed-Use 3.25 -0.85 0.95 0.95 0.75 187
Lodging 1.50 1.00 1.00 0.90 1.00 1.35
Government 3.00 .85 0.95 0.90 0.90 219
Restaurant 14.00 0.80 1.00 0.70 0.60 470
Industrial 1.50 1.00 0.95 0.90 0.90 1.15

The current peak-period parking demand was determined by applying the system
parking generation rates for each use (Table 4) to the corresponding occupied space in
the study area (Table 3). The current peak-period parking demand is estimated to be

* Shared Parking - Urban Land Institute, 1985
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5,106 parking spaces, or approximately 140% of the downtown parking supply. It is
estimated that approximately two-thirds of the 750 public parking spaces on the
perlphery of the CBD are used by downtown workers and visitors during the peak-
penod Therefore, the estimated shortage of parking during the summer peak period is
approximately 1,000 parking spaces. '

Off-Summer Peak-Period

In an effort to better define the off-summer peak period, a downtown parking utilization
study was conducted over a three-day weekday period in mid-October 1997. The study
revealed that from approximately 12 noon to 2 p.m. on a typical weekday, the downtown
public parking supply is 84% utilized. This is an extremely high occupancy rate for a
downtown area.

Color-coded graphics were used to iliustrate the off-summer occupancy rates of the
public parking supply between the hours of 8 am. and 5 p.m. These graphics, which
are included in the Appendix as Exhibit A, provide a good indication of how short the
peak-period is. Before 11 a.m., and to a lesser extent after 3 p.m., there is an adequate
supply of available on-street parking. However, between approximately 12 noon and 2
p.m., most on-street parking in the vicinity of Market Square is at capacity (occupancy
rate of 90% or greater) and the HHPF approaches capacity.

An important observation is that the parking meters on Russell Street, outer-Market
Street and Deer Street remain significantly underutilized throughout the day. Based on
the interviews and surveys of stakeholders, the summer peak-period is similar to the off-
summer peak, except demand is much more intense, and “capacity conditions” regularly
extend into the late afternoon and evening. :

Based on a sampling of private parking sites, it is projected that the private parking
supply is also near or at capacity. Surface lots which would not normally be used during
this peak-period such as St. John’s Church Lot off Bow Street, are in many instances
already leased for contract parking by private interests.

The off-summer parking shortage is much less severe than the summer parking
shortage. Based on “acceptable” levels of downtown occupancy, to provide visitors with
a reasonable expectation of finding a parking space close to their destination on a given
trip downtown, the City would need to "free-up" or supply an additional 300 to 400
parking spaces in the CBD during the off-summer peak- perlod6

Other Time Eeriods

The parking supply is also in heavy demand on Friday evenings, particularly after
meter enforcement ends (6 p.m.). On-street parking is at capacity in the vicinity of

° Based on the results of the Parking Survey - Parrott Avenue Municipal Parking Lot, City of Portsmouth, 1997
¢ Assumes an overall downtown occupancy rate of 65%.
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