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The purpose of this memorandum is to provide a parking analysis to determine the potential parking 
impacts of constructing approximately 200 multi-family residential units at the Toledo Road Garage 
(Garage A at Metro IV).  The construction of these residential units would result in the displacement of 
approximately half of the parking spaces in Garage A which would correlate to an approximate reduction 
of 728 spaces in that structure. 
 
This parking analysis was prepared in consideration of, and as an update to the 2013 parking study that 
was prepared in support of the development on Parcel S (left column below), and the 2017 parking update 
that was conducted in support of the Parcel R conversion (right column below).   A 2019 parking update 
was conducted to confirm that the surface parking spaces on the Dewey property are not needed tp satisfy 
the UTC parking supply.  The table below reflects the current approvals to-date in UTC.   
 
Office – Original (Sept. 25, 2013 Analysis)  Office – Revised (2017 & 2019 Analysis) 
 Metro I 330,400 SF   Metro I 330,400 SF 
 Metro II 427,000 SF   Remove Metro II Office 0 SF 
 Metro III 494,000 SF   Metro III 494,000 SF 
 Metro IV 195,350 SF   Metro IV 195,350 SF 
 America Blvd 58,886 SF   America Blvd 58,886 SF 
 Parcel S Office 16,741 SF   Parcel S Office 16,741 SF 
Total Office 1,522,377 SF  Total Office 1,095,377 SF 
     
Retail – Original (Sept. 25, 2013 Analysis)  Retail – Revised (2017 & 2019 Analysis) 
 Independence One 28,000 SF   Independence One 28,000 SF 
 America Blvd 34,903 SF   America Blvd 34,903 SF 
 Theater at America Blvd 93,100 SF   Theater at America Blvd 93,100 SF 
 Parcel S Retail 68,783 SF   Parcel S Retail 68,783 SF 
Total Retail 224,786 SF  Total Retail 224,786 SF 
     
Residential – Original (Sept. 25, 2013)  Residential – Revised (2017 & 2019 Analysis) 
 Independence One 112 Units   Independence One 112 Units 
 Residential Tower 910 Units   Residential Tower 910 Units 
 Metro II 0 SF   Metro II Residential 339 Units 
Total Residential 1022 Units  Total Residential 1361 Units 

TO:   Mr. Joe Galli 
 The Bernstein Companies 

 FROM: Mike Lenhart  
 

Date: January 6, 2023 Memorandum: 

RE:   University Town Center – Toledo Road Garage 
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Existing Parking Spaces 
 
The total number of existing parking spaces is calculated as follows and conforms with the prior parking 
calculations. 
 
 Existing surface spaces as of last submittals: 
 DSP 05041, America Blvd Theater, Retail & Office    2,151 Spaces 
 

 Existing structure at Metro IV  (Garage A)   +1,455 Spaces 
 

 Existing underground garage     +1,167 Spaces 
 

Parcel S parking structure        +289 Spaces 
 

Less surface parking removed for Parcel S       -312 Spaces 
 

 Original Total (from September 25, 2013 Memo)    4,750 Spaces 
 

 Plus Parcel R parking structure          +95 Spaces  
 

 Revised Total with Parcel R        4,845 Spaces 
 
Proposed Revisions 
 
The potential re-development of the existing structure at Metro IV (Garage A) would result in a 50% 
reduction in parking (-728 spaces) for a total of approximately 727 spaces at this structure plus the 
addition of approximately 200 multi-family residential units.  This would reduce the total parking supply 
to 4,117 spaces.  The table below reflects the potential revision to Garage A.   
 
Office – 2017/2019 Analysis  Office – Revised (2021 Analysis) 
 Metro I 330,400 SF   Metro I 330,400 SF 
 Metro II 0 SF   Remove Metro II Office 0 SF 
 Metro III 494,000 SF   Metro III 494,000 SF 
 Metro IV 195,350 SF   Metro IV 195,350 SF 
 America Blvd 58,886 SF   America Blvd 58,886 SF 
 Parcel S Office 16,741 SF   Parcel S Office 16,741 SF 
Total Office 1,095,377 SF  Total Office 1,095,377 SF 
     
Retail – 2017/2019 Analysis  Retail – Revised (2021 Analysis) 
 Independence One 28,000 SF   Independence One 28,000 SF 
 America Blvd 34,903 SF   America Blvd 34,903 SF 
 Theater at America Blvd 93,100 SF   Theater at America Blvd 93,100 SF 
 Parcel S Retail 68,783 SF   Parcel S Retail 68,783 SF 
Total Retail 224,786 SF  Total Retail 224,786 SF 
     
Residential – 2017/2019 Analysis  Residential – Revised (2021 Analysis) 
 Independence One 112 Units   Independence One 112 Units 
 Residential Tower 910 Units   Residential Tower 910 Units 
 Metro II Residential 339 SF   Metro II Residential 339 Units 
 Garage A 0 Units   Garage A 200 Units 
Total Residential 1361 Units  Total Residential 1561 Units 
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Revisions to Parking Spaces 
 
The total number of existing parking spaces is calculated as follows and conforms with the prior parking 
calculations. 
 
 Existing surface spaces as of last submittals: 
 DSP 05041, America Blvd Theater, Retail & Office    2,151 Spaces 
 

 Existing structure at Metro IV  (Garage A)   +1,455 Spaces – 728 Spaces 
 

 Existing underground garage     +1,167 Spaces 
 

Parcel S parking structure        +289 Spaces 
 

Less surface parking removed for Parcel S       -312 Spaces 
 

 Plus Parcel R parking structure          +95 Spaces  
 

 Revised Total with Garage A Reduction      4,117 Spaces 
 
 
The 2019 updated shared parking analysis shown on Exhibit 1 has been conducted using parking demand 
models from the Institute for Transportation Engineers (ITE) Parking Generation Manual, 5th Edition  
(released in January of 2019) which now includes dense multi-use urban demand models to better assess 
parking demand in this mixed-use urban setting, particularly with the close proximity of the transit station 
(< ½ Mile).         
 
Exhibit 1 is the new updated spreadsheet, and the highlights are as follows: 

• The recent ITE Parking Manual added new land uses that more accurately reflect the parking 
requirements of the existing uses and their proximity to transit.  They added “Dense Multi-Use 
Urban” land uses for retail, office, and residential.  They also added residential uses within ½ 
mile of transit. 

• The residential uses have been separated into residential units (# units) and the student housing 
towers (# beds).  ITE added parking in terms of the number of beds and this would be more 
reasonable to evaluate the towers in terms of beds rather than units given the student housing 
nature of the facility. 

• The maximum parking demand is 2,403 spaces based on the attached ITE analysis. 
• Current spaces are 4,845 but approximately half of the Garage A spaces would be eliminated 

resulting in a total of approximately 4,117 spaces. 
• There would be a surplus of 1,714 spaces with the proposed conversion of Garage A to eliminate 

half the parking spaces and develop approximately 200 multi-family residential units 
 
The parking report above is based on the overall parking supply and demand within the entirety of UTC, 
and it shows that with the conversion of half of the garage to approximately 200 units, that the overall 
UTC would have a surplus of 1,714 spaces. 
 
Transportation Planning Division also requested an assessment of the parking demand in Garage A to 
determine actual parking demands.  The parking report below is a monthly parking report from Garage A 
depicting the actual daily parking demand for the entire month of February 2022.   
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This report showed that the maximum number of parking tickets for any one day was 308 tickets.  This 
does not mean that 308 vehicles were parked at the same time.  It means that throughout the day they 
issued 308 tickets and if the vehicles came and went at different times throughout the day (as expected) 
then the actual parking demand at any one time would be a maximum of 308.  It should also be noted that 
Kaiser Permanente was under a temporary contract to utilize parking spaces in Garage A while their 
facility was under construction at the West Hyattsville Metro Station.  Therefore the 308 peak parking 
demand is actually an inflated number due to the temporary usage of Kaiser Permanente. 
 
Once half of the garage spaces are eliminated for the conversion of that portion of Garage A to residential 
units, that would result in 728 parking spaces remaining to serve the residential units and other users 
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currently using Garage A.  Based on ITE Parking Generation’s peak parking demand estimates for this 
use, we’d need a minimum of 262 spaces to accommodate 200 units.   
 
According to parking data from February of 2022, the peak parking demand for Garage A was 308 on any 
given day.  The existing demand of 308 spaces plus 262 spaces needed to accommodate the new 
residential units would equate to a peak parking demand of 570 vehicles for the proposed use.  Since there 
would be 728 spaces available in Garage A, that would leave a surplus of 158 spaces in the garage which 
would be more than adequate. 
 
If you have any questions regarding this matter, please do not hesitate to contact me at the number below. 
 
Thanks, 
Mike Lenhart 
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EXHIBIT 1
University Town Center (Updated October 22, 2021)

SHARED PARKING ANALYSIS - UPDATED
WEEKDAY PEAK HOURLY DEMAND

Land Use Density Maximum Parking Allowed per TDOZ
Office = 1,095,377 sq. ft. 2,738

Residential = 451 units PLUS 200  MF units at Toledo Garage for a total of 651 units
Residential Towers = 910 beds

Retail = 224,786 sq. ft. 977
Maximum Spaces Allowed per TDOZ = 3,715

NOTE: 4,845 Existing Spaces minus 50% (-728) Parking Spaces in the Metro IV Structure
for a revised total of 4117 spaces

Peak Parking Demand:
Peak Parking Demand for Office (per ITE) = P = 1.44 x (ksf) + 47.42 =  1,625

Peak Parking Demand for Residential (per ITE) = P = 0.65 x (#Units) + 6.12 =  429
Peak Parking Demand for Residential Towers (per ITE) = P = 0.35 x (#Beds) =  319

Peak Parking Demand for Retail (per ITE) = Ln (P) = 0.94 Ln (ksf) + 1.26 =  573

Weekday

Time of Day Residential % Residential 
Demand Office % Office 

Demand Retail. % Retail 
Demand

Residential 
Towers %

Residential 
Towers 
Demand

Total 
Demand Supplied Surplus

5:00 AM 100% 429 0% 0 2% 11 100% 319 440 4117 3677
6:00 AM 94% 403 10% 163 4% 23 94% 300 589 4117 3528
7:00 AM 83% 356 26% 423 5% 29 83% 265 808 4117 3309
8:00 AM 71% 305 65% 1056 15% 86 71% 226 1447 4117 2670
9:00 AM 61% 262 95% 1544 32% 183 61% 195 1989 4117 2128

10:00 AM 55% 236 100% 1625 54% 309 55% 175 2170 4117 1947
11:00 AM 54% 232 100% 1625 71% 407 54% 172 2264 4117 1853
12:00 PM 53% 227 99% 1609 99% 567 53% 169 2403 4117 1714
1:00 PM 50% 215 99% 1609 100% 573 50% 160 2397 4117 1720
2:00 PM 49% 210 97% 1576 90% 516 49% 156 2302 4117 1815
3:00 PM 49% 210 94% 1528 83% 476 49% 156 2214 4117 1903
4:00 PM 50% 215 90% 1463 81% 464 50% 160 2142 4117 1975
5:00 PM 58% 249 56% 910 84% 481 58% 185 1640 4117 2477
6:00 PM 64% 275 20% 325 86% 493 64% 204 1093 4117 3024
7:00 PM 67% 287 11% 179 80% 458 67% 214 924 4117 3193
8:00 PM 70% 300 10% 163 63% 361 70% 223 824 4117 3293
9:00 PM 76% 326 10% 163 42% 241 76% 242 730 4117 3387

10:00 PM 83% 356 5% 81 15% 86 83% 265 523 4117 3594
11:00 PM 90% 386 0% 0 10% 57 90% 287 443 4117 3674
12:00 AM 93% 399 0% 0 5% 29 93% 297 428 4117 3689

Maximum Weekday Hourly Demand = 2,403       Spaces
Current Spaces Supplied = 4,117       Spaces

Parking Surplus = 1,714       Spaces

NOTE:  1.  Parking Generation and Hourly diurnal time-of-day rates are obtained from the ITE Parking Generation Manual, 5th Edition (2019)
2.  ITE did not provide some hourly data.  Percentages in bold italics  indicate estimated values.
3.  Peak Parking for Residential based on Dense Multi-Use Peak Parking within 1/2 mile of transit.
4.  Peak Parking for retail based on Non-Friday Non-December Dense Multi-Use Urban Peak Parking Demand Formula
5.  Peak Parking for office based on Dense Multi-Use Urban Peak Parking Demand Formula
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