November 7, 2016
Christopher Oakley
100 Grand River LLC
540 West Madison St. – 27th floor
Chicago, IL 60661
RE:

Shared Parking Analysis – Park District Development
Carl Walker, Inc. Project #S1-2016-193

Dear Mr. Oakley:
Carl Walker, Inc. has reviewed the potential parking
demand for the 100 Grand River mixed use
development near Abbott Road and Grand River Ave.
in East Lansing, Michigan.
The proposed development includes three buildings
and the establishment of Albert Avenue as a through
street from Abbott Road to Valley Court. The planned
land uses for the developments include:
Building A – Hotel Guestrooms, Hotel Meeting Rooms,
Ground Floor Retail Space, Basement Level Parking
Space and 177 mixed market residential apartments.
Building B – 430 Space Parking Garage
Building C1 and C2 – 64 Residential Units
It is our understanding you have discussed the parking required for the hotel uses with the City of East
Lansing and have represented that the hotel requirements will be accommodated by the on-site parking
located in the Building A basement. Therefore, the
hotel will not be considered as part of this analysis.
Included in Building A is 23,000 square feet of
undesignated retail space that will be considered. The
residential units in Buildings A, C1 and C2 are the main
parking demand generators considered in this
analysis.
The Albert Road extension is largely planned for areas
that are currently surface parking. There will 86
parking spaces removed, with 12 along Albert St. and
74 in the parking lot north of the People’s Church.
The City of East Lansing has developed parking
requirements for specific land uses as noted in Section
50-812 of the zoning code. The code requires four
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parking spaces for each 1,000 sq. ft. for a community shopping center. This land use requires more parking
than the General Business designation of 1 space for each 300 sq. ft. The code also establishes the number
of parking spaces for each dwelling unit in the Residential uses as noted below.
Efficiency Units 1 Bedroom Units –
2 Bedroom Units 3 Bedroom Units -

.75 parking spaces
1 parking space
1.5 parking spaces
2.5 parking spaces

Applying the City Code requirements results in a gross parking demand of 400 spaces; 92 for the retail
space in Building A and 308 for the Residential Units in Buildings A and C. Building B is a parking garage
with 430 spaces, providing 30 more spaces than required by ordinance.
SHARED PARKING
Considering East Lansing’s desires to minimize surface parking lots and overbuilding of parking, the zoning
code provides for the use of shared parking as a method to provide the proper amount of parking. Shared
parking is when complimentary land uses utilize the same parking spaces because each land use has a
different peak occupancy time. Example: Office space and restaurant/bar space have peak parking demand
during the day and at night respectively, and therefore do not need to total accumulated parking
requirements as they can “share” the parking when the other is not at peak usage.
Building A is planned to contain 23,000 sq. ft. of undefined retail space. If this space is complimentary to
the hotel and residential land uses, a 50% shared or captive market parking reduction can be reasonably
expected. Complimentary land uses would include a small grocery, restaurant or entertainment. There is
also a captive market reduction considering other residents and other living throughout downtown would
not use their vehicles, but walk or ride their bikes to reach this destination.
With a captive market reduction of 46 parking spaces, the total demand for the residential units and retail
space is 354 parking spaces based on City of East Lansing requirements. This is well below the 430 parking
spaces in the new parking garage. The additional parking spaces in the garage in excess of those required
by the buildings A and C uses, for the most part offsets the 86 parking spaces lost by the Albert Avenue
extension.
CONCLUSION
The proposed 430 space parking garage is within ten spaces of meeting City of East Lansing zoning code
given two assumptions; 1.) The existing parking spaces need to be replaced, 2.) A captive market shared
parking reduction for the retail space is accepted.
In addition, and not included in this analysis, is that the City allows for a 25% shared use parking reduction
for specific land uses. When determining the parking needs of the development’s residential units, the
following parking reduction opportunities may be considered:
1.

The City of East Lansing has a significant pedestrian and bicycle use component. According to the
Census Bureau, 29.4% of residents commute to work by bike or walking. This is significantly
higher than the national average of 3.4%. It is difficult to know how many cyclists and pedestrians
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are storing a vehicle in a downtown parking space and choosing not to drive, but it may be
assumed that there are those who do not own a car
2.

The parking spaces are unbundled from the residential units. This allows the parking spaces to be
used as needed. If spaces were allocated with the residential leases, then a space could
potentially go unused if the resident does not have a vehicle. Parking not connected to the
residential units allows for more efficient use of the available parking spaces.

3.

The tenant profile of the residential units will affect the parking demand. Depending on the type
of residents, the number of people anticipated per dwelling unit will have an impact on parking
demand. The layout and unit allocation for 100 Grand River is not aimed at the undergraduate
student population and the larger occupancies per unit associated with these student apartments.
While likely focused on University or University related residents and employees. The target
residential tenant profile for 100 Grand River are professionals, visiting or adjunct staff, those
enrolled in professional or post graduate programs and not undergraduate students.

Please let me know if you have further questions or need clarification.

Sincerely,

Jon Forster
Project Manager
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