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REPORT FOR ACTION 

 

 

Toronto Parking Authority Off-Street Parking Rates 
Overview and Amendments to Toronto Parking 
Authority Policy Resolution 2-1 - Parking Rates - Off- 
Street Facilities 
 
Date:  May 19, 2020 
To:  Board of Directors, Toronto Parking Authority 
From:  Acting President, Toronto Parking Authority 
Wards:  All 
 
 

SUMMARY 
 
Toronto Parking Authority’s (TPA) mandate is to provide competitively priced short-term, 
high turnover parking to serve Toronto’s neighbourhood retail and commercial sector 
areas and support the City’s transportation strategy and network by discouraging long-
term parking, especially in downtown and mid-town commercial areas and other 
commercial areas well served by transit. 
 
TPA Policy Resolution 2-1 - Parking Rates - Off-Street Facilities sets out the rate setting 
policy used to establish appropriate parking rates at off-street facilities. The overarching 
goal of the TPA pricing strategy is to ensure an availability of short-stay, high turnover 
public parking supply by ensuring facilities are kept busy, but not full.  By pricing half-
hour rates to achieve an average 85 percent peak occupancy, and either lifting or 
setting day rate maximums at, or above, nearby competition to discourage long-term 
parking and support turnover, parking revenue is maximized while achieving TPA's 
mandate. 
 
The purpose of this report is to provide the Board of Directors of TPA with background 
and reference materials concerning the rate setting policy for off-street facilities, 
including the use of a competitor benchmark, which compares the rates of similar 
nearby operations in the establishment of a proposed rate in the context of local parking 
market demand. 
 
This report also requests that the Board of Directors of TPA approve amendments to 
TPA Policy Resolution 2-1 - Parking Rates - Off-Street Facilities. TPA is recommending  
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that Policy Resolution 2-1 be amended to provide clarity on the off-street rate review  
process, including the use of benchmarking. A number of housekeeping changes are 
also proposed. 
 

RECOMMENDATIONS 
 
The Acting President, Toronto Parking Authority recommends that: 
 
1.  The Board of Directors of Toronto Parking Authority approve the amendments to 
Toronto Parking Authority Policy Resolution 2-1 - Parking Rates - Off-Street Facilities in 
Appendix A and direct the President, Toronto Parking Authority, to enact this Policy 
Resolution, as amended. 
 

FINANCIAL IMPACT 
 
There is no immediate financial impact resulting from the adoption of the 
recommendation in this report.  
 

DECISION HISTORY 
 
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, the 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 
 
At its meeting of September 20, 2019, the TPA Board of Directors adopted Item PA9.2 
entitled Parking Market Analysis for 2020 Toronto Parking Authority Budget Submission 
that provided a parking market analysis.  Additional information can be found here: 
https://www.toronto.ca/legdocs/mmis/2019/pa/bgrd/backgroundfile-137965.pdf 
 

COMMENTS 
 
TPA Policy Resolution 2-1 - Parking Rates – Off-Street Facilities sets out the rate 
setting policy used to establish appropriate parking rates at 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 applicable. 
 

http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2019.PA11.5
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2019.PA10.5
https://www.toronto.ca/legdocs/mmis/2019/pa/bgrd/backgroundfile-137965.pdf
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The overarching goal of the TPA pricing strategy is to ensure an availability of short- 
stay, high turnover parking supply. This pricing strategy supports local business and 
ensures that parking facilities are kept busy, but not full. TPA facilities are specifically 
priced to: 
 
• Provide low-cost short-term parking, especially in the neighbourhood commercial 

areas;  
• Discourage long-term parking, especially in the downtown and mid-town commercial 

areas and other commercial areas well served by transit; and,  
• Generate sufficient revenue to, at a minimum, cover operating and administrative 

costs, and either recover past capital costs or allow for future capital costs under 
normal parking demand and expense conditions.  

 
TPA reviews the parking rates charged at its off-street facilities annually and 
recalibrates those requiring adjustment, or in certain circumstances, more frequently as 
may be necessary. A key operational objective of TPA is to ensure that car parks are 
not filled to capacity, as full lots may discourage customers from returning to the same 
facility. Keeping lots busy, but not full, is therefore a critical determinant in building a 
customer base that is both loyal to the TPA brand and specific locations.  
 
The rates typically comprise one or all of: a half hour rate, daily maximum rates, night 
maximum rates and weekend rates. In addition, monthly permits are available at a 
limited number of car parks that currently have excess capacity in terms of serving the 
target short-stay demand. 
 
TPA is recommending that Policy Resolution 2-1 be amended to provide clarity on the 
off-street rate review process, including the use of benchmarking. Specific changes 
recommended include the replacement of the 75 percent benchmark with a more 
general benchmark that will ensure the half hour rate maximizes revenue generation 
while continuing to meet TPA's mandate.  
 
In addition, the use of a weekend benchmark is also proposed to be introduced. This 
benchmark will guide the establishment and use of weekend rates where there is an 
opportunity for TPA to increase demands at underutilized car parks while at the same 
time supporting local business. A number of housekeeping changes are also proposed. 
The proposed changes are identified in track changes in Appendix A. 

 
Parking Rate Review Process 
 
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  
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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. 
 
Competitor Benchmarking 
 
Half-Hour Rates 
 
Proposed rate changes are benchmarked against comparable competitor rates of other 
parking providers, where appropriate. Under TPA Policy Resolution 2-1, half hour rates 
at off-street facilities should normally be less than 75 percent of comparable competitor 
facilities.  Publicly accessible parking facilities located within 185 metres (approximately 
600 feet) of a TPA parking facility that have the same facility type (i.e. surface lot versus 
parking garage) and similar space count to the TPA facility being reviewed are 
considered to be comparable competitors.   
 
The 75 percent pricing benchmark is a general guideline that TPA has applied for a 
number of years. 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.  
 
The target benchmark of 75 percent has been used as a measure over the years to 
create enough separation in pricing between TPA and its competitors to ensure that the 
short-term parking customer chooses Green P parking first. Over time, customers have 
come to build an expectation that parking rates at Green P parking facilities are more 
competitive than other private parking providers, which in turn has helped to grow brand 
loyalty. 
 
As part of the 2019 Off-Street Rate Review, a detailed competitor rate analysis was 
carried out. The analysis found that 55 of TPA's 234 (23.5 percent) off-street facilities 
had comparable competitors and a half hour competitor benchmark that could be 
considered as part of the development of proposed rate changes. The balance of the 
facilities were priced according to usage, transactions and revenue growth with 
consideration also given for construction activity and the pricing of other nearby TPA 
facilities.  
 
Of the off-street facilities that had competitor benchmarks, 32 of the 55 off-street 
facilities were priced at or below the 75 percent benchmark with the remaining 23 
facilities priced above. As identified in Appendix B, the majority of facilities (14 of 23) 
that were priced above the benchmark, had peak utilization rates that exceeded 85  
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percent, which as discussed, would warrant a rate increase to help bring down peak  
utilization rates. 
 
Of the nine (9) facilities that did not have peak utilization rates that exceeded 85 
percent, two (2) were above 80 percent while two (2) others involved new car parks that 
have not yet opened. The remaining five (5) facilities (Car Parks 3, 11, 53, 58 and 413) 
have been reviewed to identify the reasons why the half hour rates exceed the 75 
percent benchmark when these lots have only moderate demands.  
 
Given the importance that peak utilization rates must be considered as part of ensuring 
that TPA's mandate is met, TPA is recommending that Policy 2-1 be amended to 
include the rate setting up to the average rate of comparable competitors as the 
benchmark for the half-hour rate. Using this new benchmark would result in all but three 
(3) of the off-street facilities that have comparable competitors (52 of 55 facilities) 
meeting this benchmark.  
 
Of the three (3) facilities (CP 53, 224 and CP 413) that do not, CP 224 has a peak 
occupancy rate of 107 percent, thereby warranting a correction in demands using higher 
pricing. CPs 53 and 413 have peak occupancies of 73 percent and 64 percent, which 
may be impacted by the recent removal of the day max rate at CP 53 and the potential 
oversupply of publicly accessible parking in the case of CP 413, located in the Yonge 
and Sheppard area. TPA will monitor the performance of both CPs 53 and 413 and will 
recommend further changes as appropriate based on utilization rates, revenue and 
external factors, as appropriate. 
 
Day-Maximum Rates 
 
Under Policy 2-1, day-maximum rates are used in car parks where the parking supply 
exceeds the peak number of short-term parkers, even at the busiest times of the day. 
This rate is intended to make use of space which would otherwise be unused and is 
priced, in accordance with TPA's mandate, at, or above, the average comparable 
competitor rate. Where applicable, competitor's early bird rates are used as the 
benchmark for rate setting. 
 
The detailed competitor rate analysis carried out as part of the 2019 off-street rate 
review shows that 45 off-street facilities that have day-maximum rates have comparable 
competitors (refer to Appendix C for more information). Of the 45 facilities, 28 facilities 
are priced at or above the average comparable competitor rates while 17 are priced 
below the average comparable competitor rate.  
 
Of the 17 facilities that are priced below the average comparable competitor rates, 11 
have peak utilization rates of less than 85 percent, while six (6) have peak utilization 
rates of 85 percent or greater. For the facilities priced below the average comparable 
competitors, TPA will continue to monitor performance at these locations and will 
propose rate adjustments to ensure consistency with TPA's mandate. Where facilities 
are generating utilization rates greater than 85 percent, TPA will review to determine 
whether these locations are candidates for increases in the day maximum rate or the 
removal of the day maximum rate altogether.  
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Night-Maximum Rates 
 
Night maximum or evening rates, are widely used at TPA's off-street facilities. Of the 
176 off-street facilities that have night-maximum rates in place, 46 have comparable 
competitors that also have night-maximum rates (refer to Appendix D for more 
information).  25 Of these facilities are priced at or below the comparable competitor 
rates, while 21 of these facilities are priced higher. Of these 21, 18 have peak utilization 
rates that are less than 85 percent.  
 
Although these results suggest that rates may currently be overpriced at some 
locations, a more detailed review is required. Using an 85 percent utilization rate as a 
threshold for rate setting during the evening hours may not represent a realistic 
threshold as the maximum available demand for parking in a given area may simply not 
be present.  
 
A more detailed review of these facilities will be carried out with recommendations for 
rate adjustments, as required, brought forward for the consideration of TPA Board of 
Directors as part of future Off-Street Rate Reviews.  
 
Weekend Rates 
 
TPA currently operates eight (8) facilities with weekend rates with seven (7) of the eight 
(8) facilities having rates in place that are set, at, or below, comparable competitor 
rates. Although Policy 2-1 does not explicitly address the use of weekend rates, pricing 
these facilities at or below market rates is consistent with TPA's mandate and other rate 
setting objectives, which support local business while discouraging discretionary 
commuter travel by vehicle.  
 
In other circumstances where car parks do not have a weekend rate, the prevailing half-
hour or day maximum rate is in effect resulting in TPA car parks being priced higher 
than its' comparable competitors. Based on the competitor rate analysis completed as 
part of the 2019 Off-Street Rate Review, there are 37 car parks that do not have 
weekend rates where weekend rates are used by the comparable competitors (refer to 
Appendix E for more information).  
 
TPA is reviewing these car parks to determine whether changes in the use of a 
weekend rate could attract new demands, with particular emphasis placed on those car 
parks that are located in either commercial neighbourhood or destination commercial 
retail areas of the city. As part of this work, TPA staff are recommending that Policy 2-1 
be amended to reference the use of weekend rates and that the rates used be priced, 
at, or below, the average comparable competitor weekend rates. Using this benchmark 
will encourage parking activity that supports local business, including destination 
commercial/retail outlets, while continuing to meet TPA's mandate. 
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Jurisdictional Scan 
 
The review of TPA's Off-Street Rate Setting policy was informed by a jurisdictional scan 
of the parking rate setting practices of 13 other municipal parking operators, including: 
Ottawa, Ontario, Calgary, Alberta, Vancouver, British Columbia, Philadelphia, 
Pennsylvania, San Francisco, California, Los Angeles, California, among others. Based 
on the jurisdictional scan, TPA’s recommended pricing strategy updates is found to be 
consistent with other municipal parking operators who monitor the usage of parking 
facilities and set prices to either encourage or discourage parking activity based on the 
overall policy objectives of their rate setting plans.  
 
Most of the jurisdictions reviewed set their parking rates using occupancy targets where 
rates are increased or decreased to ensure parking occupancy falls within the desired 
range established by prevailing policy objectives. The occupancy range was typically 
between 50 percent to 85 percent ensuring that at least 15 percent of spaces are 
available to customers at all times.  
 
Competitor pricing rates were factored into the rate setting methods of multiple cities 
such as Philadelphia, Pennsylvania, who similar to TPA, have a mandate to provide 
affordable parking. These cities set their parking rates either, at, or slightly below, the 
average of nearby competitor parking rates. TPA was the only jurisdiction found to have 
a benchmark to provide parking at less than 75 percent of the average of nearby 
competitor parking rates further suggesting that the use of a specific percentage of 
competitor rates as a benchmark is not necessary.  
 
2020 Off-Street Rate Review 
 
Should TPA Board of Directors approve the recommended changes to Policy 
Resolution 2-1 - Rate Setting-Off-Street Facilities, TPA will adjust its rate setting 
practices to reflect the approved changes. A detailed review of the facilities will be 
completed and recommendations to adjust rates will be brought forward for the 
consideration of TPA Board of Directors, where required. To ensure coordination of the 
rate review with the development of the 2021 Operating and Capital Budgets, reports to  
will be brought forward to the same meeting of the Board of Directors.  
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CONTACT 
 
Jeffrey Dea, Director, Parking Strategy, Policy and Planning, Toronto Parking Authority, 
416-393-7292, Jeffrey.Dea2@toronto.ca  
 

SIGNATURE 
 
 
 
 
 
 
Robin Oliphant, Acting President 
Toronto Parking Authority 
 

ATTACHMENTS 
 
Appendix A - Proposed Amendments to Toronto Parking Authority Policy Resolution 2-1 
- Parking Rates - Off-Street Facilities 
 
Appendix B - Half-Hour Rate Comparison: Comparable Competitors 
 
Appendix C - Day-Maximum Rate Comparison: Comparable Competitors 
 
Appendix D - Night-Maximum Rate Comparison: Comparable Competitors 
 
Appendix E - Weekend Rate Comparison: Comparable Competitors 
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APPENDIX A 

PROPOSED AMENDMENTS TO TORONTO PARKING AUTHORITY POLICY 
RESOLUTION 2-1 - PARKING RATES - OFF-STREET FACILITIES 
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APPENDIX B 

HALF-HOUR RATE COMPARISON: COMPARABLE COMPETITORS 
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APPENDIX B 

HALF-HOUR RATE COMPARISON: COMPARABLE COMPETITORS 
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APPENDIX C 

DAY-MAXIMUM RATE COMPARISON: COMPARABLE COMPETITORS 
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APPENDIX C 

DAY-MAXIMUM RATE COMPARISON: COMPARABLE COMPETITORS 
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APPENDIX D 

NIGHT-MAXIMUM RATE COMPARISON: COMPARABLE COMPETITORS 
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APPENDIX D 

NIGHT-MAXIMUM RATE COMPARISON: COMPARABLE COMPETITORS 
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APPENDIX D 

NIGHT-MAXIMUM RATE COMPARISON: COMPARABLE COMPETITORS 
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APPENDIX D 

NIGHT-MAXIMUM RATE COMPARISON: COMPARABLE COMPETITORS 
 

 
 



 
TPA Off-Street Parking Rates Overview and Amendments to TPA Policy Resolution 2-1  Page 20 of 23 

APPENDIX D 

NIGHT-MAXIMUM RATE COMPARISON: COMPARABLE COMPETITORS 
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APPENDIX E 

WEEKEND RATE COMPARISON: COMPARABLE COMPETITORS 
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APPENDIX E 

WEEKEND RATE COMPARISON: COMPARABLE COMPETITORS 
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APPENDIX E 

WEEKEND RATE COMPARISON: COMPARABLE COMPETITORS 
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