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INTRODUCTION 
 

The City of Grand Blanc has 

initiated this Downtown Parking 

Plan to establish strategies for the 

southwest portion of the 

downtown that will meet both 

short and long term needs as the 

downtown redevelops consistent 

with the Downtown 

Enhancement Plan.  That Plan 

envisions a more “urban” setting 

with a mixture of new uses to complement the solid core of businesses 

that exist today.  Much of the downtown developed in a more 

“suburban” style, where each use has its own on-site parking to meet 

zoning requirements.  In contrast, most downtowns have a mixture of 

parking options including on-street, municipal lots/ structures, shared 

parking lots and some private parking lots.  Oftentimes, parking is 

managed by the municipality or a parking authority. 

 

This Parking Plan was prepared to identify opportunities to meet the 

parking needs of new downtown uses through on-street, municipal 

lots/structures, and shared private lots.  Parking needs will vary depending 

upon the actual uses and their density (e.g. restaurants require more 

parking per square foot than a hardware store, but have a different peak 

hour).  As a result, this Plan is flexible to accommodate refinements to 

both parking supply and its management, based on the type and timing 

of development. 

 

As a catalyst to stimulate private sector investment in the downtown, the 

city constructed the new Grand Boulevard and will be reconstructing 

Grand Blanc Road.  On-street parking is featured along both streets.  A 

Downtown Development Authority (DDA) and Brownfield Authority were 

also established to assist with implementation and financing of projects 

downtown.   As city representatives met with perspective developers, one 

consistent item of discussion has been related to parking needs.  

Fortunately, the City of Grand Blanc owns many lots in the downtown that 

provide an opportunity to help meet parking needs.  
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Long term viability of the downtown partially depends on the availability 

of conveniently located parking to serve employees, customers, residents 

and visitors.   Through cooperation between the city, private property 

owners and developers, a downtown-wide wide system of coordinated 

parking will prove to be more successful than a parcel by parcel 

approach where each use meets its parking need with an on-site surface 

lot.  

 

Study Area.  The Downtown Enhancement Plan envisions redevelopment 

on both sides of Saginaw Street.  The high volumes of traffic along 

Saginaw Street can be a barrier for pedestrian crossings, even though 

there are crosswalks and pedestrian signals.  As a result, the city policy is 

generally to have each side of Saginaw be “self-parked.”  This Parking 

Plan evaluates the southwest side only, where most of the new 

development is expected and where the city owns several key parcels.  A 

similar analysis of parking needs will be needed to coincide with 

redevelopment plans on the east side of Saginaw that may be easier 

since there are fewer property owners involved.   

 

SHORT TERM STRATEGIES 
 

50% Parking On-site.  One suggested standard is that new development 

provide at least 50% of the amount of parking “required” for the project 

on-site.  The other 50% needed to support a given use must be within 

walking distance, preferably 300 to 350 feet of the site.  This could be 

established as a general policy of the city, or incorporated into the CBD 

section of the Zoning Ordinance.  In some cases, less than 50% of the 

parking could be provided on-site if there is ample parking available 

nearby or there is a shared parking agreement for off-site parking.   

 

As an alternative, a longer walking distance may be acceptable if the 

streetscape is pleasant and the parking is still viewed as convenient.  

Another option often used, especially by downtown restaurants, is a valet 

service to a nearby parking lot.   In some cases, a type of temporary 

shared parking could be allowed to permit the use to “settle in” after 

which the actual parking need could be better determined.   Costs to 

construct some of the parking could be guaranteed through 

performance bonds or payment in lieu of parking.  This approach may be 

more practical once the city has additional municipal parking or plans for 

a parking structure.  
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Parking Requirements.  The Zoning Ordinance lists the amount of parking 

required for various uses.  The actual amount of parking required will vary 

depending upon the type of use, size of building, location, and 

availability of alternative parking spaces.  Parking requirements in the 

city’s Zoning Ordinance are the benchmark, but the downtown overlay 

district allows the Planning Commission to adjust parking based on a 

variety of factors.  While the Planning Commission is permitted some level 

of flexibility in the CBD, the requirements should be reviewed and 

updated to better match current needs and parking generation 

standards.  The City’s standards were originally developed similar to those 

of Grand Blanc Township for consistency between the two communities.  

As development occurs in the downtown, the parking standards must be 

updated to be more reflective of actual needs, rather than the current 

standards, which are more suburban in nature.  Downtown uses typically 

do not need to provide 100% of their parking on-site due to the number of 

alternative parking options – on-street, shared parking, municipal lots, etc. 

 

Based upon a cursory review, the current parking standards tend to 

require more parking than is needed for a traditional downtown area.  To 

help illustrate, the following table compares the city’s requirements with 

other ordinances: 
 

Use City Requirement Other Ordinances 

Quality Restaurant 

(4,000 sq. ft.) 
68 34 

Restaurant/Bar   

(4,000 sq. ft.) 
85 50 

Medical Office   

(4,000 sq. ft.) 
28 14 

 

Prospective developers may be required to provide a parking analysis on 

the need for a particular use in comparison with parking available 

elsewhere to identify any parking “shortfall.”   

 

Additional On-Street Parking.  In addition to parking on private lots, 

shared lots and municipal parking, on-street parking can help meet the 

parking demand, especially for short term spaces most convenient to 

building entrances. The new Grand Boulevard includes 44 parallel on-

street parking spaces and the design plans for Grand Blanc Road will add 

approximately 21 parallel on-street spaces.  There are also opportunities 

for on-street parking along existing streets, within the current right-of-way.   
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Angled parking can be 

another efficient parking 

solution that maximizes the 

number of spaces on a 

street with relatively low 

volumes like Reid Road.  An 

estimated 25 angled spaces 

could be added along the 

south side of Reid Road 

within the existing right-of-

way (see sketch at right).  

The current pavement is 

about 30 feet wide, an 

excessive width for a two 

lane street.  The angled parking can fit using the extra pavement and the 

curb lawn between the curb and the sidewalk.  Alternatively, these could 

be parallel spaces; however, this would reduce the number of new 

parking spaces by about 50%. 

 

On-Street Parking Management.  Some consumers will spend their time 

and money elsewhere if they perceive convenient parking is not 

available.  Studies have shown that the lack of available, convenient 

parking for “in-and-out” customers can cost downtown businesses 

thousands of unspent dollars.  On-street parking is intended to provide 

high turnover spaces for these customers.  Gradually, as the gaps in the 

downtown are filled in with new buildings, these premium on-street 

spaces will be used more regularly.   

 

At some point, the city or DDA may need to consider a management 

system for on-street parking to ensure they are used by customers and not 

by business operators and employees.  These could include signs that 

help keep spaces open during the opening hours when most business 

employees park (such as “no parking before 10 a.m.”), limitation of 

parking to two hours, or something similar. While Grand Blanc will likely not 

face this dilemma in the short term, it is important that businesses, and 

especially their employees, do not become accustomed to or 

dependent upon these prime customer spaces.  It will be easier if 

employers direct employees to park at less convenient locations right 

from the start and monitor compliance.  A voluntary, self-policing system is 

much easier than city enforcement, meters, or kiosks. 
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Parking Signs.  As municipal lots are developed, signs directing parkers to 

those lots will be helpful (wayfinding).  Similarly if there are parking 

restrictions within certain lots, signs need to be informative and direct 

parkers to appropriate locations to avoid potential loss of the customer. 

 

Implementation of Public Improvements.  A number of public 

improvement projects are recommended as part of this Plan, including 

additional on-street parking, streetscape improvements, wayfinding, the 

development of a municipal parking structure or lot, and the use of a 

parking management system.  The DDA can provide financial assistance 

with these projects and as such, the DDA is strongly encouraged to 

participate with implementation of the recommendations of this Plan. 

 

Recommendations for City-owned Parcels.  Please refer to the Downtown 

Parking Plan on page 9 for specific location within downtown. 

 

� Site A.  This site includes the parcel along the north side of Reid Road, 

adjacent to the park.  There are several options for a municipal 

parking lot, structure, development and/or park expansion.  In the 

short term, at least the western part should be considered for 

development of a municipal parking lot.  Use of pervious concrete 

may be appropriate to reduce the 

storm water impact and support the 

city’s policies to be environmentally 

friendly.  In the long term, this site 

may be appropriate for a multi-level 

parking structure or 2-story platform 

deck.  The frontage along Grand 

Boulevard should be lined with retail 

to create activity along the street 

and make a connection with the rest 

of downtown.  
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� Site B.  A portion of this site should 

be developed as 

commercial/office with on-site 

parking to serve users.  The 

remainder of the site should be 

used for municipal parking to 

serve nearby uses.  Depending 

upon development of the 

privately owned parcel (shown as 

Site N) and other downtown parking needs in the future, this site has 

long term potential to accommodate a parking platform deck with 

shops along Grand Boulevard. 

 

� Site C.  A catalyst use that attracts many people, such as a restaurant, 

entertainment venue, or specialty grocer, is recommended on this 

parcel due to its important location.  The building should be situated 

at the corner to provide a presence on both Grand Blanc Road and 

Grand Boulevard.  The site should accommodate 50% of its parking 

on-site with the other 50% met by on-street spaces along both roads 

and shared parking on neighboring private lots or the city hall lot. 

 

� Site D.  Part of this site should 

be developed with 

commercial and office uses 

with a municipal shared 

parking lot on the remainder.  

A quick sketch indicates this 

site could accommodate 

roughly 16 parking spaces, but 

will vary depending upon 

building dimensions.  

Preferably, the building should 

be situated towards the proposed streetscape enhancements along 

Grand Boulevard to provide a more comfortable pedestrian 

environment.  The design of the building should be such that it 

complements the park-like setting and pedestrian amenities of the 

streetscape terminus.  As pedestrian crossings become more frequent 

at the corner, the intersection of Grand Blanc Road and Grand 

Boulevard might be a good candidate for the new style of pedestrian 

activated traffic signals. 
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� Site E.  Recommended development 

of this site includes a building at the 

corner with on-site parking to serve 

the use.  The remainder of the site 

could accommodate an expansion 

of the city hall parking lot.   
 

� Site F.  A restaurant or other catalyst 

use, excluding a medical office or 

drive through bank, is recommended 

on this site due to its valuable 

location along Saginaw Road.  The 

Plan illustrates a 2-story, 4,000 square 

foot (gross) building with the ability to 

locate approximately 20-23 parking 

spaces on-site.  Additional parking 

needed could be accommodated 

through a combination of on-street 

parking, shared parking, valet service, or other alternatives.  To help 

avoid parking disputes with the neighboring Big Boy restaurant and re-

sale shop, some combination of signage and monitoring will be 

needed.  Shared parking with nearby properties should be explored.  
 

� Site G.  This site adjacent to the railroad tracks is likely 

too far from downtown activity to support 

commercial uses, therefore residential and office 

uses may be more suitable.  The site is large enough 

to accommodate its required parking on-site and 

provide over flow parking for community events or as 

overflow parking for downtown uses, including space 

for employee parking, thus freeing up more valuable 

spaces for patrons.  Additionally, restaurants could 

use this lot for valet service.  As an alternative, this site 

could accommodate up to 180 spaces as a 

municipal parking lot or more as a structure.  A lot 

could be developed in phases as development 

continues and demand increases.  Sensitivity to 

stormwater impacts must be given if developed as a municipal lot or 

parking structure.  Use of grass pavers or pervious concrete could 

potentially be incorporated into its design. 
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Shared Parking on Private Property.  Several existing, large parking lots 

provide excellent opportunities for shared parking on private property if 

the owners see the benefits.  Excess parking is available in both areas and 

both are centrally located to serve the broader downtown area.  This 

would require agreement with the owners for shared use and assistance 

with lot maintenance.  Management for such shared parking areas could 

also be through a private parking authority.  If shared parking is agreed 

upon, signs would be used to inform parkers that these spaces are 

available for patrons of other downtown establishments along with 

restrictions on use of any particular spaces. 

 

Recommendations for Privately Owned Development Sites.  Most of the 

downtown parcels are under private ownership.  A few that are 

considered key redevelopment sites are as shown as Sites L, M, N, O and 

P.  The size of buildings and uses appropriate for those sites will vary by site 

based upon parking needs/supply.  Greater density could be 

accommodated if some amount of deck parking is provided within those 

sites.  Likewise, shared parking could help meet the overall need. 
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LONG TERM STRATEGIES 
 

In the long term, depending upon density of use and parking demand,  

the fractured surface parking lots may need to be replaced or 

supplemented with a public parking structure (multi level) or platform 

deck (one level of parking above surface lot).  This would also allow for 

infill development opportunities on those sites with large surface parking 

lots as the excess surface parking would no longer be needed.  If some 

type of parking structure is built, its design must be complementary in 

architecture and materials to the desired appearance of downtown, 

consistent with the city’s Downtown Design Guidelines. 

 

Parking Structure Criteria.  As development in the downtown occurs, a 

parking structure may eventually be needed to help meet the overall 

parking needs.  Given that potential outcome in the future, this Plan 

identifies several conceptually suitable locations, based on a variety of 

assumptions and factors as follows:   

  

� A parking structure performs best if centrally located or sited on the 

edge of an activity area with a large parking need.  Parking structures 

located more than 300-350 feet from uses will be used less frequently.  

� In locations that appear to be optimal for a future parking deck, new 

development should be designed to accommodate an appropriately 

dimensioned deck in the future.  This is most easily done through 

design of a parking lot that leaves area for building sites and can be 

converted to a platform or structure in the future.  

� Construction of parking spaces in structures costs more than surface 

parking.   While a surface lot typically costs $2,000 per space to 

construct, a multi-story structure costs $14,000-$18,000 per space and 

a two-story platform deck costs $11,000 - $13,000 per space (in 2008 

dollars).   

� Parking structures require funding for maintenance and operating 

costs.  Most municipal decks collect a parking fee, either from 

businesses that use the parking to meet their parking requirements or 

directly from parkers, to help offset those costs.  

� Many parkers, especially those looking for short term parking, are more 

inclined to seek out on-street spaces and surface parking lots.  Parking 

structures are most appropriate for downtown residents, employees of 

offices and businesses, and visitors during larger events.   



City of Grand Blanc Short & Long Term Downtown Parking Plan 

 

 

 

 
 

Page 11 DRAFT 4 July 3, 2008 

� Modern parking structures can be very attractive and include first floor 

retail with parking on upper floors or below grade levels.  An 

appealing design, integrated commercial and office space, and 

good lighting can improve the attractiveness to users.    

� Parking structure dimensions need to be considered to maximize the 

parking efficiency.  Some 

typical dimensions and 

structure designs are shown in 

the table and reflected on 

the long term concepts.  

� A growing number of 

communities have had 

successful partnerships with 

developers that either 

contribute funding toward a 

municipal deck, or construct 

a deck that offers municipal 

parking in some areas.  

 

 

 

 

There are four potential locations based upon current information that 

were evaluated based upon location, size of property and ownership of 

property.  Please refer to the Long Term Parking Concepts on page 14 for 

specific location with in downtown. 

Example photos of parking structures lined with residential (left) and commercial (right) 
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� Block Bounded by Saginaw Street, Reid Road, Grand Boulevard and 

Grand Blanc Road.  This block provides a centralized location and 

large surface parking areas.  Any development should be designed to 

eventually accommodate a 

parking structure, or at least the 

potential should be discussed.  

Since the property is privately 

owned, some type of public-

private partnership to build the 

structure may be ideal.  The first 

floor along Grand Boulevard and 

Reid Road should provide liner 

shops to maintain street activity 

and a connection with the 

downtown area.  The site could 

accommodate up to 80 spaces 

per floor in a parking structure. 

 

� Site A.  This parcel is of sufficient size to accommodate a parking 

structure or platform deck and the site is owned by the city.  However, 

this is not the most central location given its distance from the 

concentration of activity in the 

downtown.  As described above, 

retail should be incorporated as 

liner shops.  This site could 

accommodate about 80 spaces 

per floor in a parking structure or 

platform deck.  The design would 

need to be considerate of the 

adjacent park. 

 

� Site B.  This site is sufficient in size for 

a smaller platform deck.  The 

Grand Boulevard frontage should 

be lined with shops/services, as 

noted above.  This site could 

accommodate about 30-32 

spaces per floor in a parking 

platform deck. 
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� Site G.  This site provides a large enough area for 

a parking structure or platform deck and is owned 

by the city, both of which are important criteria to 

consider.  However, its proximity to the core of 

activity in the downtown is not as desirable as the 

other options previously discussed. 
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