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INTRODUCTION 
 
Downtown  B lu ff ton is  current ly  th e focus  o f  rev ita l izat ion  ef forts  inf luenced  by the work  of  both the 
City  o f  Blu f fton  and Blu f fton  NOW!.   Th e express ed goa l  o f  th is  rev ita l izat ion is  to  br ing more 
bus in esses ,  ped estr ians ,  and act iv ity  to  downtown Blu f fton.   Understanding the ava i labi l i ty  of  
parking in  th e downtown core  is  cr i t i ca l  to  future p lann ing ef forts  to  ensure  that  adequate parking  
wi l l  be  ava i lab le as  rev ita l izat ion efforts  cont inue and  become real ized.   The fo l lowing report  
rev iews cu rrent  p ark ing  avai labi l i ty ,  evaluates  parking space ut i l izat ion ,  and provides  
recommendat ions  to  improv e th e park ing to  accommodate future  parkin g nee ds.  

EXISTING PARKING CONDITIONS 
 

EXISTING PARKING OBSERVATIONS 
 
For  th is  s tudy,  the  area has  been div ided in to two s ect ions:   West  Main  Street  and Eas t  Main St reet .  
 

 
F IGURE 1:   Study Area  L imits  

 
 
In  gen eral ,  the  downtown core includ es  a  var iety  o f  parking spaces.   There are both pub l ic  park ing 
spaces  and pr iv ate parking spaces.   Th ere are both on -street  park ing opt ions  as  wel l  as  o ff -st reet  
parking lots .   A  major ity ,  but  not  a l l ,  of  the on -s treet  parking sta l ls  have an enforced two -hour l imi t .  
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EXISTING PARKING INVENTORY  
 
A parkin g inventory  was  taken with in  th e study area l imits .   The fo l lowing tab les  summar ize th is  
inven tory .  
 
 

Tota l  Park ing  

West  Main  801  
East  Main  327  

Tota l  1,128  

 
Tab le 1:   Ex ist ing Park ing Spaces  

 
 

West  M ain  East  Main  

Publ ic  Parking Sta l ls  408  Publ ic  Parking Sta l ls  136  

Private Parking Sta l ls  393  Private Parking Sta l ls  191  

Tota l  801  Tota l  327  

 
Tab le 2:   Ex ist ing Park ing Spaces  Publ ic  &  Pr ivate  

 
 

Pub lic  Park ing Spaces  

West  M ain  East  Main  

Off -Street  (Park ing Lot )  195  Off -Street  (Park ing Lot )  69  
On-Street  (with in  R/W)  213  On-Street  (with in  R/W)  67  

Tota l  408  Tota l  136  

 
Tab le 3:   Ex ist in g Pu bl ic  Par king  Spaces  On -Street  & Off -Street  

 

 
EXISTING PUBLIC PARKING LOT DISTRIBUTION  & WALKING DURATION 
 
Th ere are s ix  pub l ic  parking  lots  in  th e downtown core.   Three are located on the west  s ide o f  Main  
Street  and th ree on th e east  s id e o f  Main Street .   A “Parking Proximity”  Exhib it  is  included  in  the 
Appendix  showing that  the center  o f  th ese s ix  parking lots  are located with in  400’  f rom a lmost  a l l  o f  
the f ront  doors  in  the d owntown core.  
 
Th e on ly  bu i ld ings  not  wi th in  th e 400’  radius  are located a long Wes t  Market  Street .   Whi le these 
bui ld ings  requi re a  longer walk  f rom a p ubl ic  parking lot  they are a l l  with in  450’  o f  mult ip le pub l ic  
parking lots .   Th e Walk ing D istan ce Map in  the Appendix  ca lcu lates  the  approximate  amount o f  t ime 
it  wou ld  take to  walk  th roughout the down town core.   The two  largest  publ ic  parking lots  are both 
less  than a  three minute  wa lk  to  th e center  of  West  Market .   The exhib i t  a lso shows the t ravel  
d istan ce and walk ing  t ime from th e most  removed park ing lot  east  o f  Hardee’s  to  the southern most  
commerc ia l  bui ld ing  (th e L ibrary ) .   Th e assoc iated un obstructed travel  t ime is  8  minutes .   Assuming 
that  there  would  b e d elays  cross in g SR 1 and  other  s treets ,  the total  wa lk ing t ime is  l ike ly  c los er  to  
10 minutes .  
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EXISTING PRIVATE PARKING LOTS  
 
Exhib its  inc lud ed in  th e App endix  and  used in  F igure 2 o f  th is  report  inc lu de three d i fferent  colors  
to  repres ent  exist ing  bu i ld ings  with in  th e study area.   Bu i ld ings  co lored  green repres ent  res ident ia l  
bui ld ings ,  most  o f  wh ich have th ei r  own detached garage or  o f f -street  parking.   Bui ld ings  colored 
b lue hav e pr ivate park in g spac es  with  a  l imited need for  publ ic  parking spaces.   Bu i ld ings  co lored in  
yel low h ave l imited,  i f  any,  pr iv ate parking spaces  and  great ly  rely  on publ ic  parking spaces  for  both 
their  employees  and cus tomers .  
 
ENFORCEMENT 
 
Th e Ci ty  o f  Blu f fton  rest r ic ts  some of  th e on -street  parking to  a  2 -hour l imi t .   J im Mett ler ,  the City ’s  
Park ing  Enforcemen t Off icer ,  has  obs erv ed that  there is  rare ly  a  t ime when park ing  is  not  ava i lable 
downtown.   Th e most  common locat ion s  for  c i ta t ions  are near  the courthou se.  
 
Approximately  500 p ark ing t ickets  are issued  annual ly .   S ince parking t i ckets  are  only  issued on  
weekdays  that  equ ates  to  approx imately  two parking t ickets  per  day .   The park ing enforcement  is  
cons is tent  and  ef fect ive  as  i t  promotes  a  frequent  turnove r o f  park ing  sta l ls  a long the c ity  b locks  
wi th  h igh commercia l  d ens i ty .  
 
 
EXISTING PARKING ANALYSIS 

 
DISCLAIMER 
 
Th e fo l lowing  ana lys is  was  f rom data ob tained  on Thursday,  September  10,  2020 and  may not  be 
fu l ly  ref lect ive o f  everyday  parkin g d emand .   Park ing us e is  impacted by many var iab les .   Ev ents  at  
the cou rthous e or  l ib rary  can caus e an in creas e in  parking demand  on nearby parking lots .   COVID -
19 may hav e caus ed some employees  to  work remotely  or  reduced reta i l  act iv ity .   Whi le  t hese,  and 
other,  var iables  can increas e parking d emand,  the counts  taken appeared to be most ly  ref lect ive o f  
past  obs ervat ions  and experiences .  
 
DOWNTOWN PARKING COUNTS 
 
Park ing  counts  were taken on  Thursd ay,  September 10,  2020 at  four  d i f ferent  intervals  throughout 
the d ay.   The results  o f  thes e counts  are inc luded in  the Appendix.   Cars  were counted  between  
9:00 -10:00,  11:00 -12:00,  1 :00 -2:00,  and 3 :00 -4:00.  
 
EAST CAMPUS PARKING COUNTS 
 
Th e p eak  hou r o f  parkin g for  E ast  Main  was  between 9:00 -10:00 in  the morning with  a  tota l  o f  41% 
of  the  parkin g spaces  b eing f i l led .   Th e p r ivate  lots  ranged between 33% to 36% fu l l  whi le the publ ic  
lots  ranged  between 38% to 47% fu l l .   The only  parking lot  that  had more than one hour at  over  75% 
capacity  was  th e p r ivate  park ing lot  o f  Welches  Al l  Veh ic le  Repa ir .   Only  s ix  park ing areas  
exp erienced  at  least  two hours  with  over  50% capac ity .  
 
WEST CAMPUS PARKING COUNTS 
 
Th e p eak  hou r o f  parkin g for  West  Main  was  between 11:00 -12:00 in  the morning with  a  total  o f  39% 
of  the  parkin g spaces  b eing f i l led .   Th e p r ivate  lots  ranged between 26% to 31% fu l l  whi le the publ ic  
lots  ranged  between 39% to 48% fu l l .   E leven  of  the  66 parking areas  had at  leas t  two hours  at  over  
75% capaci ty .   Ten  of  the elev en,  h owever,  were s mal l  park ing areas  cons ist ing o f  s ix  or  less  parking 
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sta l ls .   Th e on ly  larger  p arkin g area with  over  75% capaci ty  for  two or  more hours  was  the pr ivate 
parking lot  that  serves  both th e Cou nty  Annex bui ld ing  and the L ibrary .   E ight  other  park ing  areas  
exp erienced  at  least  two hours  with  over  50% capac ity .  
 
F igure 2 id en t i f ies  the  p arkin g areas  th at  experienced  over  50% capac ity  (yel low)  and over  75% 
capacity  ( red)  fo r  a t  least  two hours .  
 

 
 F IGURE  2:   Park ing Ut i l i zat ion Map  

 

UNUSED PARKING STALLS  
 
Dur ing th e peak h our of  park ing th ere were 698 park ing s paces  that  were not  being ut i l ized .   Us ing a  
parking sp ace s ize is  180 s f .  th ere  is  over  1 25,000 s f  o f  unus ed rea l  estate  in  the  downtown core  at  
any g iven t ime due to under ut i l ized  parking spaces .  
 

FUTURE DEVELOPMENT 
 
Accord in g to  in formation prov ided by Blu f fton NOW!,  over  90% of  the f i rst  f loor  commercia l  real  
estate in  the downtown core is  current ly  occupied.   Approximately  two -thirds  of  the s econd and  
th ird  f loor  spaces  are current ly  occup ied.  
 
Whi le most  o f  the  down town commerc ia l  space is  occup ied,  many of  th e spaces  have l imited retai l  
t ra ff ic  and low employee counts .   Th e s econd and th i rd  story  space is  o ft en ut i l ized for  apartments  
and res iden t ia l  us e.   Whi le 100% occup ancy  is  d i f f i cu lt  for  any community  to  susta in  or  expect ,  a  
more v ibrant  d owntown  env iron ment  is  expected due to the ef forts  o f  the Ci ty  and B luf f ton NOW!.   
Th e ex ist in g p ark ing  demand  could  s ign i f i cant ly  increas e i f  new robust  retai l  or  commerc ia l  spaces  
are  created.  
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With an ex ist ing ov eral l  park ing d emand c los e to  40% there is  s igni f icant  avai lab le parking to  s ustain  
addit iona l  growth  and dev elop ment.  
 
Th e tota l  nu mb er of  pub l ic  parkin g spa ces  with in  the study l imits  is  544  (408 West  Main and  136 East  
Main ).   Th e total  f i rst  f loor  squ are footage per  the Bluf fton NOW! data is  497,461 s f .   This  equates  to  
1 pub l ic  parkin g space per  915 s f .  
 
Whi le th e f i rs t - f loor  commercia l  space typ ica l ly  requ i res  park ing dur ing typ ica l  8 -5 bus iness  hours ,  
the p ark ing  d emand for  the s econd and th ird  f loor  is  typica l ly  in  the evening and overnight  as  i t  
serv es  res ident ia l  us es .   With  a  combined  total  of  443,895 s f  for  s econd  and th ird  s tory  space,  the 
ex ist in g p u bl ic  p ark ing  equates  to  1 space per  816 s f .  
 

RECOMMENDATIONS 
 
Th e ex ist in g park ing  in  down town Blu f fton is  more than  suf f ic ient  for  the current  bus iness es  and 
uses .   However,  growth is  expected  and des ired in  the downtown core.   Whi le ample park ing  is  
avai lable downtown,  th e locat ion of  th e park ing sta l ls  a re l ikely  not  a lways  perceived  to be 
conv enien t.   Th e fo l lowing recommendat ions  are provided to improv e exist ing park ing as  wel l  as  
faci l i ta te th e futu re  d emand  for  addit ion al  parking .  
 
IMMEDIATE RECOMMENDATIONS 
 

•  Str ip ing:   Not  a l l  on-s treet  p ara l lel  park ing spaces  are  c lear ly  ident i f ied .   A l l  on -street  park ing  
sta l ls  s hould  be c lear ly  str ip ed.   This  wi l l  increase the publ ics  awarenes s  of  avai lab le  parking 
spaces.  
 

•  Signage:   Not  a l l  publ ic  parking lots  have c lear  and cons istent  s ignage.   Al l  pub l ic  parking lots  
should  receiv e cons istent  and c lear  s ignage ident i fy ing the lot  as  a  pub l ic  parking lot .  

 
FUTURE RECOMMENDATIONS 
 
As  th e down town area cont inu es  to  exp erience new growth and investment ,  complaints  shou ld  be 
exp ected.   Pub l ic  parkin g a long  West  Market  Street  is  not  su f f i c ient  to  serve mult ip le h igh -customer 
gen erated b us inesses .   I t  was  obs erv ed that  Hugh’s  Coffee occup ies  one of  the  smal les t  footpr ints  
a lon g West  Market  Street  bu t  gen erates  the most  park ing  demand.    
 

•  Proact ive  Educat ion:   A hea lthy and v ibrant  downtown of fers  an  env ironment that  is  pro 
ped estr ian .   Downtown  bus inesses  should  be encouraged to support  per iphery  park ing which 
wou ld requ ire customers  to  walk  past  mult ip le bu s inesses  s ince they must  park  a  coup le  
b locks  away .  L imited “conven ient”  park ing  should  be cons idered an asset  as  i t  promotes  
wa lk in g,  window sh opping,  socia l  interact ion,  and an act ive outdoor environment .   An ef fort  
should  b e made to p romote and attract  pedes tr ian f r iend ly  bus iness es  to  the downtown core.  
 

•  Shared Parkin g:   Th e pr ivate park ing lots  in  the study area  are operat ing below a 40% 
occupan cy rate.   I f  th e publ ic  parking lots  become near  capac ity  the C ity  should  encourage,  
reward,  or  requ ire n ew b us in esses  to  form an agreement with  a  nearby  underut i l i zed pr ivate 
parking lot  owner ( ie :  a  church,  h ospita l ,  etc )  to  a l low for  permit  only  use on weekdays.  
 

•  1 Hou r Park ing:   As  th e publ ic  parking demand along the downtown b locks  wi th  h igh 
commerc ia l  dens ity  increas es  th e park ing  l imit  s hould  be reduces  to  1 hour to  promote a  
h igh er  turnov er rate an d encou rage park ing  in  the per ipheral  publ ic  parking  lots .  
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•  Ped estr ian Cross ing:   Th e City  shou ld  work with  INDOT to promote sa fer  and more ef f i c ient  
ped estr ian cross in gs  from the eas t  s ide of  Main Street  to  the west .   This  wou ld promote 
downtown walkab i l i ty  and prov id e add it iona l  connect ions  from bus iness es  to  ava i lab le 
parking.  
 

•  Park ing  Lot  Aesth et ics :   The pub l ic  park ing lots  s hould  be improved  and upgraded  to ref lect  a  
safe p lace to  park.   This  can b e accomplished with  lands cap ing,  l igh t ing,  s treetscape 
enhancements ,  an d a  focus  on the pedestr ian experience f rom the park ing lot  to  the Market  
Street  corr idor .  

 

SUMMARY 
 
At any  g iven t ime over  hal f  o f  th e p ark ing  spaces  in  downtown B lu f fton are empty.   With  over  90% 
of  the  f i rst - f loor  commercia l  real  estate occupied there does  not  appear  to  be a  need for  addit ional  
parking in  th e near  future.   Howev er,  th e ex ist ing parking cou ld  be improved with  b etter  s tr ip ing  
and s ignage.  
 
Du e to current  rev ita l i zat ion  ef forts ,  i t  is  expected that  the parking demand  wi l l  grow.  Whi le the 
parking avai lab i l i ty  wi l l  l ikely  be su ff ic ient  i t  wi l l  requ ire indiv iduals  to  wa lk  fur ther  from thei r  
parking sp ace to th ei r  d est inat ion.   The C ity  or  Blu f fton  NOW! should  invest  t ime and resources  to  
edu cat e curren t  bus ines s  own ers  on the benef it s  of  a  pedestr ians  f i rst  community .   The City  should  
a lso p romote th e shar in g o f  pr ivate park ing lots ,  work with  INDOT on pedestr ian cross ings ,  cons ider  
the eventual  l imitat ion of  h ours  n ear  d ens e commercia l  d istr icts ,  and improve the aesthet ics  o f  the 
curren t  pub l ic  parkin g lots .  
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Count % Capacity Count % Capacity Count % Capacity Count % Capacity
1 44 13 30% 16 36% 11 25% 12 27%
2 67 30 45% 33 49% 29 43% 22 33%
3 84 65 77% 60 71% 60 71% 54 64%
4 4 0 0% 0 0% 1 25% 1 25%
5 5 1 20% 2 40% 1 20% 2 40%
6 3 0 0% 0 0% 0 0% 1 33%
7 2 0 0% 0 0% 0 0% 1 50%
8 5 1 20% 1 20% 1 20% 1 20%
9 6 1 17% 2 33% 2 33% 1 17%

10 5 1 20% 5 100% 4 80% 4 80%
11 5 1 20% 3 60% 2 40% 1 20%
12 5 0 0% 3 60% 2 40% 2 40%
13 5 1 20% 2 40% 1 20% 2 40%
14 4 3 75% 2 50% 1 25% 2 50%
15 14 8 57% 9 64% 4 29% 4 29%
16 16 8 50% 7 44% 7 44% 6 38%
17 17 5 29% 13 76% 8 47% 6 35%
18 15 3 20% 6 40% 6 40% 8 53%
19 2 0 0% 0 0% 0 0% 0 0%
20 5 0 0% 0 0% 0 0% 0 0%
21 5 1 20% 0 0% 2 40% 2 40%
22 4 2 50% 2 50% 0 0% 1 25%
23 3 1 33% 0 0% 0 0% 0 0%
24 9 4 44% 1 11% 3 33% 2 22%
25 2 2 100% 2 100% 1 50% 1 50%
26 11 1 9% 3 27% 1 9% 3 27%
27 5 0 0% 0 0% 0 0% 1 20%
28 5 0 0% 0 0% 0 0% 0 0%
29 3 3 100% 3 100% 3 100% 3 100%
30 5 2 40% 5 100% 3 60% 5 100%
31 8 2 25% 2 25% 3 38% 0 0%
32 5 1 20% 2 40% 2 40% 4 80%
33 5 0 0% 1 20% 3 60% 0 0%
34 5 2 40% 0 0% 0 0% 0 0%
35 5 5 100% 5 100% 3 60% 3 60%
36 6 5 83% 6 100% 3 50% 3 50%
37 3 0 0% 0 0% 1 33% 1 33%
38 6 0 0% 0 0% 0 0% 1 17%

Public
Total 408 172 42% 196 48% 168 41% 160 39%

West Parking Counts - Public Parking Spaces
9:00 - 10:00 11:00 - 12:00 1:00 - 2:00 3:00 - 4:00

CapacityLot

  75% Capacity or higher (moderate to major utilization)

  50% - 75% Capacity (mild to moderate utilization)



Count % Capacity Count % Capacity Count % Capacity Count % Capacity
39 34 17 50% 18 53% 18 53% 17 50%
40 10 4 40% 6 60% 1 10% 3 30%
41 11 2 18% 2 18% 2 18% 3 27%
42 4 1 25% 1 25% 1 25% 0 0%
43 4 0 0% 0 0% 0 0% 0 0%
44 6 1 17% 1 17% 1 17% 2 33%
45 5 1 20% 1 20% 2 40% 2 40%
46 13 3 23% 3 23% 3 23% 2 15%
47 16 8 50% 9 56% 11 69% 16 100%
48 8 0 0% 0 0% 0 0% 0 0%
49 10 5 50% 5 50% 5 50% 6 60%
50 13 2 15% 3 23% 1 8% 1 8%
51 2 2 100% 2 100% 1 50% 1 50%
52 25 9 36% 7 28% 7 28% 4 16%
53 24 7 29% 7 29% 6 25% 8 33%
54 4 3 75% 3 75% 3 75% 2 50%
55 12 2 17% 1 8% 2 17% 2 17%
56 3 3 100% 2 67% 3 100% 3 100%
57 3 2 67% 3 100% 3 100% 2 67%
58 32 2 6% 1 3% 2 6% 2 6%
59 24 15 63% 17 71% 18 75% 19 79%
60 4 1 25% 1 25% 1 25% 1 25%
61 5 0 0% 2 40% 3 60% 2 40%
62 16 4 25% 4 25% 3 19% 4 25%
63 57 1 2% 1 2% 3 5% 2 4%
64 12 1 8% 6 50% 8 67% 8 67%
65 32 7 22% 8 25% 9 28% 8 25%
66 4 0 0% 0 0% 0 0% 0 0%

Private
Total 393 103 26% 114 29% 117 30% 120 31%

Public
Total 408 172 42% 196 48% 168 41% 160 39%

Grand
Total 801 275 34% 310 39% 285 36% 280 35%

  50% - 75% Capacity (mild to moderate utilization)

West Parking Counts - Private Parking Spaces
Lot Capacity

9:00 - 10:00 11:00 - 12:00 1:00 - 2:00 3:00 - 4:00

  75% Capacity or higher (moderate to major utilization)
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Count % Capacity Count % Capacity Count % Capacity Count % Capacity
100 18 13 72% 5 28% 6 33% 3 17%
101 23 20 87% 15 65% 14 61% 12 52%
102 28 17 61% 16 57% 16 57% 16 57%
103 6 3 50% 4 67% 4 67% 3 50%
104 5 2 40% 2 40% 2 40% 4 80%
105 4 0 0% 0 0% 1 25% 1 25%
106 12 3 25% 4 33% 3 25% 6 50%
107 12 2 17% 6 50% 0 0% 5 42%
108 7 1 14% 1 14% 3 43% 2 29%
109 5 0 0% 0 0% 0 0% 0 0%
110 8 0 0% 0 0% 0 0% 0 0%
111 5 2 40% 2 40% 2 40% 2 40%
112 3 1 33% 1 33% 0 0% 2 67%

Public
Total 136 64 47% 56 41% 51 38% 56 41%

Count % Capacity Count % Capacity Count % Capacity Count % Capacity
113 43 8 19% 4 9% 7 16% 3 7%
114 4 1 25% 1 25% 1 25% 1 25%
115 4 2 50% 2 50% 2 50% 0 0%
116 7 3 43% 5 71% 4 57% 7 100%
117 19 7 37% 6 32% 6 32% 6 32%
118 15 5 33% 6 40% 4 27% 5 33%
119 12 8 67% 6 50% 5 42% 8 67%
120 10 1 10% 2 20% 1 10% 1 10%
121 42 17 40% 15 36% 16 38% 17 40%
122 12 2 17% 3 25% 3 25% 3 25%
123 10 10 100% 10 100% 10 100% 10 100%
124 13 5 38% 4 31% 4 31% 4 31%

Private
Total 191 69 36% 64 34% 63 33% 65 34%

Public
Total 136 64 47% 56 41% 51 38% 56 41%

Grand
Total 327 133 41% 120 37% 114 35% 121 37%

  75% Capacity or higher (moderate to major utilization)

  50% - 75% Capacity (mild to moderate utilization)

  75% Capacity or higher (moderate to major utilization)

  50% - 75% Capacity (mild to moderate utilization)

East Parking Counts - Private Parking Spaces
Lot Capacity

9:00 - 10:00 11:00 - 12:00 1:00 - 2:00 3:00 - 4:00

East Parking Counts - Public Parking Spaces
Lot Capacity

9:00 - 10:00 11:00 - 12:00 1:00 - 2:00 3:00 - 4:00



Count % Capacity Count % Capacity Count % Capacity Count % Capacity
West Private

Total 393 103 26% 114 29% 117 30% 120 31%

West Public
Total 408 172 42% 196 48% 168 41% 160 39%

East Private
Total 191 69 36% 64 34% 63 33% 65 34%

East Public
Total 136 64 47% 56 41% 51 38% 56 41%

Grand Total 1128 408 36% 430 38% 399 35% 401 36%

Total Parking Counts
Lot Capacity

9:00 - 10:00 11:00 - 12:00 1:00 - 2:00 3:00 - 4:00
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mark
Text Box
1,700'
Approx. 8 min. walk.
Northeast Lot to Library

mark
Text Box
1,150'
Approx. 5 min. 30 sec. walk.
North Lot to the old Hugh's.

mark
Text Box
550'
Approx. 2 min. 40 sec. walk.
Wabash Lot to Dollar General.

mark
Text Box
570'
Approx. 2 min. 45 sec. walk.
South Lot to Dollar General.

mark
Text Box
Note:

Walking times assume a 3.5 ft/sec rate.

Walking times do not include crosswalk delays.
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