














Town of The Blue Mountains
Parking Strategy Study Report

EXECUTIVE SUMMARY

Field Survey Program — Feb. 23™ and 24", 2007

The survey completed on Friday, February 23, 2007 and Saturday, February 24, 2007,
was conducted under peak parking demand conditions at Blue Mountain Resorts.

Overall capacity for resort lots surveyed was estimated by BA Group in 2005 as
2,610 spaces. The capacity was estimated in 2007 as 2,475 spaces, providing 350 square
feet per parking space or 1,935 spaces providing 450 square feet per parking space.

Survey results indicated that all main lots, excluding P1a (the overflow lot) and the small
Apple Bowl lot, were at or over capacity on Friday, for the afternoon hours between 12
noon and 4 p.m. and on Saturday for the duration of the survey, from 11 a.m. to 6 p.m.

Several parking related issues can reduce the capacity of the resort lots during the peak
winter season, including poor spacing of vehicles, parking in non-parking areas within
the lots and large snow storage banks.

The abundance of on-street parking is also an indicator of the peak conditions
experienced at the resort on the survey dates and also indicates that the lots on the resort
did not provide sufficient parking area to prevent on-street parking overflow, as was the
intention of the Blue Mountain Resorts Parking Supply Master Plan (updated November
15, 2005).

Although there would appear to be ample total parking capacity in the village parking
master plan, the practical parking capacity may be less, thus indicating a need for a strong
parking management strategy.

The Town of The Blue Mountains provide a mix of both street and municipal lot parking.
Town parking in the winter season was not observed as an issue in the various areas
surveyed, as supply is much greater than the demand appears to be.

The BA Group (Intrawest/BMR consultant) while generally suggesting that overall
supply at the resort is sufficient to meet the demand, offer one observation with which we
wholeheartedly agree: “...some of the more popular lots were operating at or beyond
their nominal capacity.” This acknowledgement is fundamental to the issue of more
effectively managing the “more popular lots”.
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Our conclusions arising from the Field Survey analysis do not fundamentally disagree; in
total quantum, there appears to an adequate supply of parking spaces within the various
lots at the Village and BMR resort. The practical availability of all of this supply
however, is constrained by a lack of effective management and parking control, as well as
snow storage and other current practices which eliminate some of the otherwise available
supply. The Swiss Meadows lot at the top of the trails is also of limited use in addressing
the demand that primarily occurs around and along the ‘base’ portions of the resort.

Cash-in-Lieu of Parking Policy

In general terms, the most potentially variable of the component cost elements is land
value. As such, policies in some larger more urban municipalities have evolved to a form
where the required payment is calculated on a case-by-case basis, wherein the pertaining
land value is based on proposed land use together with a review of current market values
within a prescribed radius of the site.

More recent practice also indicates cash-in-lieu has become recognized as an available
instrument toward other ends. In some instances, potential exemptions from payments
have been linked to the provision of other public benefits reflecting other emergent
interests; preservation of environmentally sensitive areas; enhanced landscaping; public
walkways/rights-of-way over private property (trails). It goes without saying the
administration of such programs can become complicated, though various public interests
are, in the end, being addressed.

There is a concerted municipal interest in providing for the continued vitality of the
harbour facility, as well as a companion interest in fostering the improvement of the
northerly portion of Bruce Street to, in effect, extend a ‘Main Street” condition north to
the waterfront. This objective is a good candidate for a cash-in-lieu incentive (if not an
outright exemption). The Town may also want to consider incentives for uses adjoining
the ‘Pond’ as a long-term downtown area diversification/improvement program. Mixed-
use proposals or desirable personal service/entertainment uses of any scale or character in
this area should be supported through a cash-in-lieu policy.

In fostering mixed-use development/redevelopment, a balance will need to be struck
between the application of shared-parking criteria and Cash-in-Lieu, though we can see
no good reason why mixed use should benefit only from the former. Like downtown
locales, a cash-in-lieu permission would more likely benefit smaller or constrained sites.

With parking demands being typically substantive at the Village at Blue, we would not
anticipate this area being a strong candidate for a cash-in-lieu program; the application of
shared parking principles is a better solution.

A policy capping the number of spaces to be considered for cash-in-lieu is not needed. It
adds another level of consideration, which may in practice; unduly constrain the Town’s
and applicant/landowners’ interests. Better that such decisions are made as part of the
Town’s review on a case-by-case basis.
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Ideally, in establishing the amount to be incorporated as part of the Town’s policy, values
should be confirmed by an Appraiser to be selected by the Town. The terms of reference
for the appraisal should be clear in establishing the intended ‘limited’ use of the land.

A true value of $10,000.00 per space appears appropriate for consideration in establishing
the base quantum for a cash-in-lieu policy.

Shared Parking

The application of shared principles can be applied to a mix of uses within the confines of
a single mixed-use site, as well as to varying/complimentary uses on contiguous sites.

We generally prefer and recommend that shared provisions for individual mixed-use sites
be incorporated in By-laws as-of-right such that the rules are clear and the benefit of such
standards

is readily available. The application of such principles to contiguous sites is clearly a
matter to be addressed by exception on a case-by-case basis.

As a general rule, we prefer and recommend the incorporation of shared parking criteria
within the statutory By-law as a means of:

clearly establishing municipal interests and objectives;
making it clear to all concerned what the rules are; and

providing a statutory basis for consideration of any variances or departures from the
accepted criteria and principles.

Off-Site Parking

We generally recommend against an as-of-right regime permitting demand to be met on
other private property in the vicinity.

With other pending initiatives (Hwy. 26 corridor) and the future prospect of more varied,
large-scale and complex/special use applications, we expect maintaining such a private
off-site permission could prove to be a principle, and an opportunity for
landowners/development proponents to request considerations cumbersome to
administer, and contrary to the Town’s better interests in administering parking supply
over the longer term. Better to entertain such proposals — and effective ways of
implementing same - on a case-by-case basis through exception than to have to argue
reasons against a general permission established in a statutory By-law.

Local Transit and Shuttle Operations

The recent addition of a number of new buses to local service in Collingwood may
suggest some opportunity for the Town to approach the provision of some local service
through the municipality’s Joint Services Board. Any and all such opportunities should
be aggressively pursued by the Town in the interest of beginning to reduce reliance on
private vehicle use.
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Though it is apparent a large part of the Town’s ‘seasonal’ population clearly arrives by
private vehicle, the internal workings of a four seasons recreational resort area should
offer more transit/higher occupancy vehicle based opportunities; and the Town should
pursue such options to augment the private shuttle operations currently offered by
BMR/Intrawest.

Limiting At-grade Parking

Within the context of the Village, there may be opportunities for the Town, in
conjunction with Intrawest/BMR, to effectively implement maximum at-grade parking
standards in the interests of achieving design-driven objectives for Village precincts,
while, at the same time, requiring some Cash-in-Lieu in return for associated shortfalls
from prescribed standards for provision of public parking elsewhere in the vicinity.

On-Street Parking

There is a growing recognition that parking on streets, both in commercial and residential
areas, tends to provide a level of traffic-calming as well as enhancing pedestrian comfort
and feeling of safety. An increasing number of municipalities are in fact, turning their
thinking to encourage and specifically design for on-street parking for the above reasons,
as well as acknowledging at a policy level that on-street supply will be considered in
establishing minimum off-street standards for private properties in the vicinity.

On-Street Permit Parking

Perhaps like cash-in-lieu, Permit Parking Systems have enjoyed somewhat limited
success, particularly in smaller or emerging municipalities, where the sheer numbers of
users may not, or do not yet exist to warrant the associated administrative costs.

Commercial and Recreational Vehicle Parking

The existing provisions in By-law #83-40 (Collingwood Township) and Thornbury By-
law #10-77 appear reasonable, including the allowance in the Thornbury By-law for the
temporary parking of a tourist vehicle for a maximum of 72 hours in any calendar month.

We suggest the Town consider adding a further provision for urban residential zones to
require that such vehicles, when parked in a front or exterior side yard, be located no
closer than 9.0 metres from the edge of the paved surface of any public street. This
provision is intended to prevent encroachments on sidewalks and blockage of sight lines
along curved roads and at, or near corner lots.

Minimum Parking Standards

Minimum By-law standards are outlined in Section 5 of this report.

A new approach to establishing minimum requirements for multiple unit residential
developments is recommended.
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A staggered set of standards based on unit size/composition is the most effective and
responsive approach.

Public Parking Facilities in Thorbury/Clarksburg

Hester Street Lot:

As is most similar central commercial areas, multiple land ownership of often irregularly
shaped individual properties complicates efforts to fully consolidate both land assembly
and proper design/construction of key public parking facilities.

There are numerous examples of attempts to arrange a series of overlapping rights-of-
way on contiguous private properties to achieve a similar end; their success(es) have
generally been very limited in achieving an acceptable long-term solution to truly and
effectively serving a public parking need.

Given their obviously strong relationship to Bruce Street, the Pond, the Municipal offices
site, and close proximity to the possible northerly improvement of Bruce Street and
associated connection to the harbour, there is no question the consolidation of these lands
for public parking should be an important strategic target for the Town.

Funding the purchase of such lands would not be achievable with Development Charge
revenues. The Town could however, consider DC policy/payment adjustments in the
interest of encouraging the provision of public rights-of-way on private land for such
purposes.

Revenues from other sources including Cash-in-Lieu and potentially Community
Improvement grants may be relied upon.

Bonussing provisions pursuant to Section 37 of The Planning Act could also be brought
into play to assist in securing land dedications or conveyances to the Town.

Clarksburg:

The usable 0.332 ha tableland portion of the Town owned property west of March Street
in Clarksburg offers sufficient area (if used in total) to provide ample parking (95 +
spaces) to serve the local need, with the benefits of a second access/egress from Clark
Street to the south, and the further amenity of riverfront.

There may be opportunities for the public use and enjoyment of this site for more than
public parking; that is, there are portions of the site adjoining the river where tree cover is
limited and could accordingly offer some opportunity for public respite.
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Rural Trailheads and Waterfront Assets

There is no question these increased demands can be argued as growth-related, and thus
candidates for some form of DC funding.

There are other opportunities in our view for financial assistance in articulating these
facilities as well-established “public services”, from other public agencies, which, in
many cases, themselves both own the lands involved and have concerted campaigns

promoting their use and enjoyment.

Provincial funding and support for parking and other trails-related facilities (the Kolapore
Lot) is, to some degree, a ‘one-off” program. Such support is generally provided in
response to specific municipal interests/requests for such assistance; there are no
entrenched limitations on a municipality’s ability to submit multiple requests for such
support. Each request is considered on a ‘case-by-case’ basis.

MNR does assign some priority to facilities for which Trails Management Plans have
been undertaken and/or completed.

As a municipality with such an abundance of trails assets — and such a strongly expressed
trails development program — The Town Council and senior staff should (both politically
and technically) aggressively pursue the preparation of management plans for existing
trails facilities as another potential opportunity for the Town to benefit from such MNR
resources.

The ability to allocate some local staff resources/support to the program, and pursuing the
assistance and potential financial support of trails user groups should clearly assist the
Town’s prospects in this regard.

Parking Facilities Management at the Village at Blue

A Wayfinding management system appears warranted, involving a series of concise
verbal and non-verbal messages and signs which can be clearly understood by a variety
of patrons. Installing a series of stationary signs can clearly label available parking areas,
and assist in guiding patrons from full lots to the overflow parking areas. This parking
system management measure is low cost and improves service, particularly for new
visitors.

Paved lots, in prime locations, would be high demand and could be operated as pay
parking lots; full-time or during peak periods (daily or seasonal).

Possible parking system management solutions for the conditions observed at the Blue
Mountain Resorts could include a combination of readily available measures and/or
technology. Adding static signs for wayfinding would improve the efficiency and service
of the parking system. This improvement would be helpful even in the off-peak seasons.
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An automated system in which all lots had automated gates with detector loops at
entrances and exits could be combined with a ‘Lot Full Control’ system. This would help
prevent over-crowding in prime parking areas.

Development of the Village and attendant uses, including the Convention Centre has, in
our view, reached a stage where the intended permanent parking areas should be finished
to a full “urban’ standard as the focus of parking demand and usage throughout the year.

Arguably in our view, the Town’s intentions for completion of the facilities supporting
the Village Core area are not being met. The Town should accordingly review its options
for imposing conditions on forth-coming development phases at the Village.

There is an undeniable need for parking tiers to be properly delineated in all lots.
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