
Off-Street Rate Review 2020 – Controlled and Uncontrolled Municipal Parking Facilities Page 1 of 23 

REPORT FOR ACTION 

2020 Off-Street Rate Review 
Date:  October 20, 2020  
To:  Board of Directors, Toronto Parking Authority 
From: Acting President, Toronto Parking Authority 
Wards:  All 

SUMMARY 

As part of its mandate to provide short-term parking (those parking for less than 3 hours), 
Toronto Parking Authority (TPA) carries out a comprehensive annual review of the 
parking rates at all of its off-street parking facilities. Providing short-term parking supports 
Toronto’s neighbourhood retail and commercial sector as well as the City’s transportation 
network by discouraging commuter behaviour.  Establishing the appropriate parking rate 
structure is key in allowing TPA to effectively manage use, serve the target market, and 
fairly allocate and encourage turnover of public parking spaces.   

2020 has been a year significantly influenced by the Covid-19 pandemic. Wide-spread 
impacts to the retail and commercial sectors, the decentralization of the workplace and 
changing trends in commuter behaviour have all had far-reaching impacts on the 
demand for parking at TPA’s car parks. Given the atypical conditions experienced, TPA 
is not recommending any adjustments to the rates at its off-street parking facilities at 
this time. TPA will continue to monitor parking activity and will further assess the impact 
of parking rates on parking demands through the remainder of the year and 2021.  

This report provides an overview of the 2020 annual rate review of TPA’s off-street 
parking facilities and summarizes the trends found across the portfolio. TPA Board 
approval is also requested to establish monthly rates at 73 facilities where no monthly 
rates currently exist. The establishment of these rates will provide TPA greater flexibility 
to consider short-term permit arrangements when needed by other City Divisions, 
Agencies and Corporations for special projects, events and mitigation of impacts related 
to construction projects. 

This report also responds to the request from Toronto City Council for TPA to include a 
Parking Market Analysis as part of its annual Budget Submission.  The purpose of the 
analysis is to review the effect that rate changes have had in terms of usage levels and 
parking revenue as well as calculating the price elasticity associated with changes to 
rates. While the Parking Market Analysis required as part of the 2021 budget process 
would have assessed the impact of rate adjustments implemented as part of the 2019 off-
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street rate review, there is insufficient information to assess the impact of these rate 
changes, which were implemented in February of 2020 just before the Covid-19 pandemic 
began. A further Parking Market Analysis will be carried out and considered as part of the 
2022 budget process.  
 

RECOMMENDATIONS 
 
The Acting President, Toronto Parking Authority recommends that:    
 

1. The Board of Directors of Toronto Parking Authority approve monthly rates in the 
amounts and at the parking facilities identified in Attachment 1 to this report and 
direct the President, Toronto Parking Authority, to implement these rates on or 
before January 2, 2021; and 
 

2. The Board of Directors of Toronto Parking Authority forward this item to City 
Council for information. 

FINANCIAL IMPACT 
 
There are no financial implications associated with the adoption of the recommendations 
in this report. 
 

DECISION HISTORY 
 
At its meeting of July 24, 2020, TPA Board of Directors adopted Item PA16.4 approving 
weekend parking rate adjustments at 30 off-street municipal parking facilities.  
Additional information can be found here: 
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2020.PA16.4  
 
At its meeting of June 3, 2020, TPA Board of Directors adopted Item PA15.4 approving 
the amendments to the TPA Policy Resolution 2-1 – Parking Rates – Off-Street 
Facilities in Appendix A to the report. Additional information can be found here: 
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2020.PA15.4  
 
At its meeting of December 12, 2019, TPA Board of Directors adopted Item PA11.5 
approving the parking rate adjustments for TPA's Uncontrolled Facilities. Additional 
information can be found here: 
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2019.PA11.5 
 
At its meeting of November 25, 2019, TPA Board of Directors adopted Item PA10.5 
approving the parking rate adjustments for 22 Controlled Facilities and one Uncontrolled 
Facility at 125 Burnaby Boulevard (Car Park 47).  Additional information can be found 
here:  
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2019.PA10.5 
 

http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2020.PA16.4
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2020.PA15.4
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2019.PA11.5
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2019.PA10.5


Off-Street Rate Review 2020 – Controlled and Uncontrolled Municipal Parking Facilities Page 3 of 23 

At its meeting of March 7, 2019, City Council requested that the President, Toronto 
Parking Authority, include a parking market analysis annually as part of its budget 
submission.  More information can be found here:  
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2019.EX2.4 
  

COMMENTS 
 
Parking rates at TPA off-street parking facilities are reviewed at least once annually to 
ensure current rates address demand patterns that in turn allows TPA to deliver its 
mandate of providing short-stay, high-turnover parking.  In instances where it is required, 
more frequent reviews are undertaken.  
 
TPA Policy Resolution 2-1, Parking Rates – Off-Street Facilities (refer to Attachment 2) 
sets out the rate setting policy used to establish appropriate parking rates at all off-street 
facilities and includes the objectives for parking rates, the parking rate structure, and the 
guidelines / benchmarks for parking rates, including the consideration of a comparable 
competitor benchmark, where appropriate. 
 
When carrying out the comprehensive annual rate review, TPA compiles operational 
data and analyzes a number of factors related to the performance of specific locations 
and groups of locations. Locations are first screened for year over year changes to the 
number of transactions, peak usage rates and annual revenue. Locations that have 
experienced annual increases in these indicators and which have peak occupancy rates 
of 85 percent or greater (anything greater than 85 percent is considered overcapacity) 
are identified as candidate locations for a rate increase. 
 
Following the first screening, operating anomalies that may have impacted the 
performance of a location are considered. For example, where TPA off-street facilities 
and local business are affected by a construction project (example: Eglinton Crosstown 
or the reconstruction of College Street) through the temporary displacement of on-street 
parking, off-street rates will typically be maintained until after the construction period 
has been completed. 
 
Usage and Revenue Performance Parameters 
 
Both usage and revenue data for August 2020 year-to-date (YTD) were reviewed to 
assess the appropriateness of rates at TPA’s off-street facilities. This includes, 
consideration of: peak vehicle occupancy, percentage of all-day parkers (long-stay and 
commuters) and total transactions (vehicles parked) by time of day.  
 
Attachment 1 summarizes the usage and revenue performance of each of TPA’s car 
parks.  For each facility, the following data was collected and assessed: 
  

• Peak Usage (percent): peak occupancy is the greatest number of vehicles parked 
during the peak hour in a day, expressed as a percentage of the number of parking 
spaces available and is observed for busy weekdays (Tuesday - Thursday); 
 

http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2019.EX2.4
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• All: the number of long-term parking vehicles parked for a duration of three (3) or 
more hours; 

 
• Commuters: the number of cars entering the facility between 6:00 am to 10:00 

am, and staying for eight (8) hours or more.  Note that this is a subset of All. 
 

• Cars: the distribution of transactions over the day as identified by the percentages 
of transactions (cars) occurring during the daytime (6:00 am – 3:00 pm), evening 
(3:00 pm – 6:00 pm), and nighttime (6:00 pm – 6:00 am) periods. This provides an 
indication of car park usage throughout specified time periods and assists in the 
assessment of day and night maximum rates; and 
 

• Revenue: the performance of the Controlled and Uncontrolled off-street Facilities, 
including annual revenue, transaction volume and percentage changes for the 
period ending August 2020. 

 
The goal is to use this date to establish pricing that ensures parking is always available 
(i.e. avoid over-capacity demand) to accommodate short-term parking demands. Peak 
usage is therefore a critical measure to assess the capacity of a parking facility.  Anything 
greater than 85 percent usage at specific parking locations is considered at/over-capacity. 
This measure is a key tool used to monitor the off-street program and meet the rate-
setting objectives (provide short-term parking) of TPA Policy Resolution 2-1, Parking 
Rates – Off-Street Facilities. 
 
Car Park Performance 
 
TPA operates 251 off-street facilities, including 165 under its jurisdiction and an additional 
86 that TPA manages under parking management agreements on behalf of third parties. 
The major determinant in operational performance of these facilities in 2020 was the 
impact of the Covid-19 pandemic on commercial retail activity and subsequently parking 
activity.  
 
In 2019, TPA’s off-street facilities generated $103 million in gross revenues. The graph in 
Exhibit 1 illustrates the monthly performance of TPA’s off-street facilities between January 
2019 and September 2020 and highlights the impact of the Covid-19 pandemic on parking 
transactions and revenue beginning in February of 2020.  
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Exhibit 1: TPA Off-Street Facilities Performance (January 2019 – September 2020) 
 

 
 

Parking demands during March and April were the most impacted with reductions in 
revenue of 46 and 219 percent and number of transactions of 57 percent and 284 
percent.  Revenues and transactions began to recover in June and through the 
remainder of the summer. Recent trends suggest that parking activity is starting to 
decline with the emergence of the second wave of the pandemic and tightening of 
restrictions on commercial retail uses. 

 
Controlled Facilities 
 
TPA has 24 controlled parking facilities that together accounted for 49 percent of gross 
revenue generated at all TPA off-street facilities in 2019. Attachment 3 illustrates the 
performance of the 24 car parks on a month to month basis from January 2019 to 
September 2020.  Note that two (2) controlled car parks contained in Attachment 1 are 
not referenced in this analysis as one (Car Park 262, 10 Soho Avenue) opened in August 
2020 and one located at 11 Wellesley Street West (Car Park 304) is a new facility 
expected to open in November of 2020.  
 
The number of transactions and revenue generated at these locations shows a similar 
trend to the remainder of TPAs car parks with revenues and transactions dropping by 46 
percent and 51 percent in March. Reductions in revenues (309 percent) and transactions 
(257 percent) continued through April 2020.  Since April, revenues and transactions have 
slowly recovered. However, based on the current situation there is too much uncertainty 
to forecast the remainder of 2020.  
 
Uncontrolled Facilities 
 
TPA has 183 uncontrolled parking facilities that in 2019 accounted for 39 percent of the 
gross revenue generated by all of TPA’s off-street facilities. Attachment 4 illustrates the 
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performance of the 183 uncontrolled car parks on a month to month basis over the last 
20 months. Similar trends of parking activity reductions that correlate to the beginning of 
the pandemic and recovery period over the summer are shown.  
 
 
TTC Commuter Lots 
 
TPA has 23 parking facilities that it operates on behalf of TTC as commuter lots. In 2019, 
these facilities generated $11,030,427 in gross revenue. Attachment 5 illustrates the 
performance of the 23 car parks on a month to month basis over the last 20 months. As 
illustrated, the use of public transit and subsequently commuter parking lots was 
significantly impacted by Covid-19 starting in March, April, May 2020 with a slight up take 
in both revenue and transactions starting in June to the end of September 2020. 
 
 
Parks, Forestry and Recreation Lots 
 
TPA has 20 parking facilities that it operates on behalf of Parks Forestry and Recreation 
(PFR), 15 of which are operated seasonally from May to September / October. In 2019, 
these facilities generated $2,342,702 of gross revenue. Attachment 6 illustrates the 
performance of the 20 car parks on a month to month basis over the last 20 months. 
 
In an effort to limit the spread of Covid-19, PFR lots located near the waterfront were 
closed from April to June 2020.  The temporary closure of some year round lots and delay 
in the start of operations at some seasonal lots during these months is evident in 
Attachment 6.  Revenues and transactions start to increase in June 2020 with the opening 
of all PFR car parks representing a disproportionate strength in recovery compared to 
other groups of car parks.   
 
 
Competitor Rates 
 
As part of the annual rate review, TPA carries out a review of comparable competitors 
within a 185-metre (approximately 600 feet) radius of TPA facilities. The purpose of the 
review is to ensure that the existing rates and any proposed rate changes are consistent 
with the rate structure of comparable competitors and TPA’s off-street rate setting policy.  
 
The practise of benchmarking provides further assurance that the rates at TPA facilities 
will ensure an availability of short-stay, high turnover parking supply. If the rates are too 
low relative to competitor lots, peak usage may exceed targeted occupancy rates of 85 
percent resulting in customers’ not finding parking and potentially not returning in future. 
If the rates are too high, relative to competitor lots, peak usage and revenues will be 
negatively affected. 
 
As a result of the Covid-19 pandemic and the financial impacts that have resulted, TPA 
has carried a focussed review of comparable competitors near TPA’s car parks in the 
downtown core to confirm expectations that parking rates are not being increased. In total, 
the comparable competitors of 18 of TPA’s car parks were reviewed in order to gauge the 
rate setting practices of the competition. Based on the review undertaken, it was found 
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that in the majority of instances comparable competitors have been holding their rates in 
2020.  
 
 
Proposed Rates 
 
Monthly Rates 
 
As part of the annual off-street rate review, monthly rates are reviewed to determine if 
rates meet TPA Board Policy 2-1, Parking Rates – Off-Street Facilities benchmark: 
monthly rates should normally be between fifteen (15) and twenty (20) times the day 
maximum rate. Where monthly permit rates are lower than this benchmark, TPA has 
been increasing monthly permit rates incrementally on an annual basis.   
 

Existing Monthly Rate Range Monthly Rate Increase Guideline 
$0.00 - $99.99 $5.00 

$100.00 - $199.99 $10.00 
$200.00 - $299.99 $15.00 
$300.00 - $399.99 $20.00 
$400.00 - $499.99 $25.00 

 
Given the ongoing financial impacts of the Covid-19 pandemic, it is not recommended 
that monthly rates be increased as part of this rate review. It is recommended, however, 
that monthly rates be established at seventy-three (73) car parks that currently do not 
have monthly rates in effect.  
 
The issuance of monthly permits will typically only be considered where the peak 
utilization rate of a facility falls below 85 percent and all 73 locations where monthly 
permit rates are proposed to be established are operating within these parameters. 
While restricting the issuance of permits ensures the availability of short-term parking, it 
is important to recognize that special circumstances may arise where permits may be 
considered on a short-term basis to support the operational needs of other City 
Divisions, Agencies and Corporations. Such circumstances may involve the temporary 
parking requirements of a Division carrying out a construction project in proximity of a 
TPA car park or where a construction project impacts the availability of on-street 
residential permit parking. 
 
Experience with the Covid-19 pandemic has also shown that permits could be 
considered during periods of depressed demands while not impacting the availability of 
short-term parking. 
 
The proposed new monthly rates as detailed in Attachment 1, are consistent with TPA 
Policy Resolution 2-1: Parking Rates – Off-Street Facilities, which indicates that monthly 
rates should normally be fifteen (15) and twenty (20) times the day maximum rate.  In 
instances where a car park has no day maximum, the half hour was used.  For 
example, a half hour rate of $1.00 over 8 hours is $16.00.  The calculated day maximum 
rate of $16.00 is multiplied by 15 to generate a monthly permit rate of $240.00. 
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Next Steps 
 
Should TPA Board of Directors approve the establishment of monthly rates at the car 
parks identified, TPA will proceed to implement the new monthly rates on or before 
January 2, 2021. 
 

CONTACT 
 
Jeffrey Dea, Director of Parking Strategy, Policy and Planning, Toronto Parking 
Authority, 416-393-7292, Jeffrey.Dea2@toronto.ca  
 
Patricia Pearsall Mills, Senior Planner, Parking Strategy, Policy and Planning, Toronto 
Parking Authority, 647-926-5259, Patricia.Pearsall-Mills@toronto.ca  
 

SIGNATURE 
 
 
 
 
Robin Oliphant, Acting President 
Toronto Parking Authority 
 

ATTACHMENTS 
 
Attachment 1 - Proposed Rate Changes and Justifications – Controlled and 

Uncontrolled Facilities 
 
Attachment 2 - Toronto Parking Authority Policy Resolution 2-1 - Parking Rates - Off    
   Street Facilities 
 
Attachment 3 – TPA Off-Street Controlled Facility Performance (January 2019 to 

September 2020) 
 
Attachment 4 – TPA Off-Street Uncontrolled Facility Performance (January 2019 to 

September 2020) 
 
Attachment 5 – TTC Off-Street Commuter Facilities Performance (January 2019 to 

September 2020)  
 
Attachment 6 – PF&R Off-Street Parking Facilities Performance (January 2019 to 
September 2020) 
  

mailto:Jeffrey.Dea2@toronto.ca
mailto:Patricia.Pearsall-Mills@toronto.ca
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ATTACHMENT 1 - PROPOSED RATE CHANGES AND JUSTIFICATIONS – 
CONTROLLED AND UNCONTROLLED FACILITIES 
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ATTACHMENT 2 

TORONTO PARKING AUTHORITY POLICY RESOLUTION 2-1 - PARKING 
RATES - OFF-STREET FACILITIES 
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ATTACHMENT 3 

TPA OFF-STREET CONTROLLED FACILITIES PERFORMANCE (JANUARY 
2019 TO SEPTEMBMER 2020) 
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ATTACHMENT 4 

TPA OFF-STREET UNCONTROLLED FACILITY PERFORMANCE (JANUARY 
2019 TO SEPTEMBER 2020) 
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ATTACHMENT 5 

TTC OFF-STREET COMMUTER FACILITIES PERFORMANCE (JANUARY 
2019 TO SEPTEMBER 2020 
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ATTACHMENT 6 

PF&R OFF-STREET PARKING FACILITIES PERFORMANCE (JANUARY 2019 
TO SEPTEMBER 2020) 
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