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26 March 2014 
 
 
David Schlachman 
DMS Development LLC 
100 E. Pennsylvania Avenue, Suite 210 
Towson, MD  21286 
 
Dear David: 
 
This letter conveys our report, Parking Analysis for 101 York Road.  In the report, we reach 
the following conclusions: 
 

 the 101 YORK development provides more parking spaces than are required by the 
Baltimore County Zoning Regulations (BCZR); 
 

 the development provides more parking than CMA believes will be necessary for the 
anticipated student population and retail/commercial uses; 
 

 the development is encouraging alternatives to driving by including bicycle parking, 
arranging for the Towson University shuttle to stop nearby, and providing parking for 
Zipcar vehicles; and 

 
 in the unlikely event additional parking is required in excess of that provided on-site, 

DMS has the option to lease up to 150 additional spaces in the Library Parking 
Garage, which is located within a five minute walk from the site. 

 
We wish to thank everyone at DMS who assisted us with the details of the development, as 
well as others at the University and in Towson who provided data for the analysis.   
 
Please don’t hesitate to call me if you need any additional information. 
 
Sincerely yours, 
 
 
 
 
Barbara J. Chance, Ph.D. 
President and CEO  
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I.  INTRODUCTION 

DMS Development plans to construct a student dormitory project, including parking and 
modest retail/commercial space, at 101 York Road in Towson, Maryland.  CHANCE 
Management Advisors, Inc. (CMA) was retained to review the project (to be called 101 
YORK) and assess whether the parking provided would be adequate for the uses, as well as 
meeting the Baltimore County Zoning Regulations. 
 
 

II.  CMA QUALIFICATIONS AND EXPERIENCE 

CMA is a national parking and transportation consulting company based in Philadelphia.  It 
has provided services to private, institutional, and government clients across the U.S. and in 
foreign countries for 30 years. 
 
The firm focuses on planning, management, operations, and finance.  Staff members have 
analyzed parking supply/demand, parking patterns, existing and future conditions, and 
parking operations at over 300 universities.  This includes institutions with primarily 
resident students and those with major commuting student populations.  Most of these 
colleges and universities also have their own transportation systems or arrangements with 
public transit systems in order to reduce single occupant vehicle (SOV) use on campus.  
CMA has worked with universities to create new transportation systems, improve existing 
systems, and coordinate campus transportation with public transit.  The firm has also 
worked with many universities to develop Transportation Demand Management programs 
that incorporate walking, biking, shuttles, carshare programs, emergency rides home, and 
various other program elements. 
 
CMA also works with municipalities on the same issues.  Previously it has provided services 
regarding parking development (supply/demand, rates, operations review) to the Baltimore 
County Revenue Authority, and staff members are familiar with Towson and the surrounding 
area. 
 
Well known in the U.S. parking industry, CMA staff members often offer seminars at 
industry meetings such as the International Parking Institute, Society for College and 
University Planning, the Parking Industry Exhibition, and numerous state and regional 
organizations.  CMA’s articles have been published in The Parking Professional, Parking 
Today, the Canadian Parker, and Planning.    
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III.  STUDENT HOUSING AND DRIVING TRENDS IN THE U.S. 

College and university student enrollment drives the market for student housing, both on 
and off campus.  In fall 2013, a record 21.8 million students were projected to attend 
American colleges and universities, constituting an increase of about 6.5 million since fall 
20001.   
 
As reported by Trinitas Ventures, a company specializing in all facets of development and 
management of student housing, in a 2012 presentation on National Trends in Student 
Housing2, the growth in enrollment has led to a significant increase in students living off-
campus.  Many public colleges and universities have not been able to make the investments 
in sufficient housing on campus to meet the needs of the increasing student population.  
Thus the off-campus market for student housing has grown substantially. 
 
Trinitas noted that the social trends of today’s students favor sustainable development, with 
a low impact on the environment.  They prefer walkable, pedestrian friendly housing, with 
access to public transportation.   For urban off-campus housing developments, Trinitas gave 
the following information on national trends: 
 
 

Mid-rise Housing 25-50 units per acre 75-150 beds per acre 
 Parking for 25-75% of beds 
High-rise Housing 35-100 units per acres 100-300 beds per acre 
 Parking for 25-50% of beds 

 
 
In the 2013 College Student Pulse, a national survey of 1,000 students about financial 
issues3, researchers found that the respondents had a wide variety of ways in which they 
were trying to cut expenses while in college.  Using student discounts, buying used books, 
and cooking food at home instead of eating out were the most popular ways of saving 
money, but 72% of the students indicated they were already or planning to walk or bike to 
campus rather than using a car. 
  
Many additional sources are confirming the downward trend of car ownership, driving 
habits, and even obtaining driver’s licenses among young people.  The Public Interest 
Research Group (PIRG) reported in 2012 that young drivers are far less interested in 
driving, and in owning cars, than previous generations4.   
 
 

                                          
1 National Center for Education Statistics, http://nces.ed.gov/fastfacts/display.asp?id=372 
2 Trinitas, National Trends in Student Housing, http://www.slideshare.net/carolinachamber/trends-in-
student-housing 
3 Business Wire , 
http://mms.businesswire.com/media/20130807005644/en/378301/5/Citi_Infographic_080713.jpg?do
wnload=1 
4 Frontier Group and U.S. PIRG Education Fund,  
http://www.uspirg.org/sites/pirg/files/reports/Transportation%20%26%20the%20New%20Generation
%20vUS_0.pdf 
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The evidence concerning this trend also comes from the National Household Travel Survey5, 
which found that from 2001-2009, the annual number of vehicle-miles traveled by young 
people (16-34) decreased from 10,300 miles to 7,900 miles per capita – a drop of 23 
percent.  This age group took 24 percent more bike trips in 2009 than they did in 2001, and 
walked to destinations 16 percent more frequently.  Their passenger-miles traveled on 
public transit increased by 40 percent per capita. 
 
The Federal Highway Administration has indicated that from 2000-2010, the percent of 16-
34 year olds without driver’s licenses increased from 21 to 26 percent6.  The percentage of 
18-year-olds with a driver’s license dropped from 80 percent in 1983 to only 61 percent in 
20107.  According to CNW Research, young people between the ages of 21 to 34 bought 
nearly 38 percent of new cars sold in 1985, but they only buy around 27 percent today8  
 
One of the conclusions made by Frontier Group and U.S. PIRG9 about the age group 14-34 
was that the “trend toward reduced driving among young people is likely to persist as a 
result of technological changes and increased legal and financial barriers to driving”.  The 
“legal barriers” cited were laws that prevent texting while driving as well as handheld cell 
phone use, and the Graduated Drivers’ Licensing laws that require more behind-the-wheel 
training for permits before licensing. 
 
While it is true that the cost of fuel and the cost of vehicles have contributed to reduced 
driving and vehicle ownership among young people, PIRG also found that young people with 
jobs and high incomes were still less likely to drive.  Of course the presence of 
transportation options makes all the difference, as many young people in environments 
without public transportation do not exhibit the same patterns. 
 
The importance of these trends for Towson University, downtown Towson, and 101 YORK is 
that this area is a “transit rich” environment.  Towson University is served by five MTA 
stops, and the University offers shuttle services to apartment complexes, the Timonium 
area, Penn Station, and local shopping areas.  In addition, 101 YORK will be less than a five 
minute walk from downtown Towson and both existing and planned developments that will 
be patronized by students. 
 
Both national trends and local conditions indicate that students living at 101 YORK will have 
many desirable and affordable options for transportation besides bringing a personal vehicle 
and parking it where they live. 
 
 

                                          
5 Federal Highway Administration, National Household Travel Survey, 
http://nhts.ornl.gov/tables09/FatCat.aspx  
6 Quoted in “Transportation and the New Generation:  Why Young People Are Driving Less and What It 
Means for Transportation Policy, Frontier Group. 
http://www.frontiergroup.org/reports/fg/transportation-and-new-generation   
7 Frontier Group, http://www.frontiergroup.org/reports/fg/transportation-and-new-generation  
8 Autos on NBC News, http://www.nbcnews.com/id/39970363/ns/business-autos/t/carmakers-next-
problem-generation-y/  
9 Frontier Group and U.S. PIRG Education Fund, 
http://www.uspirg.org/sites/pirg/files/reports/Transportation%20%26%20the%20New%20Generation
%20vUS_0.pdf  
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IV. DESCRIPTION OF THE 101 YORK ROAD PROJECT 

101 YORK is a proposed privately-owned, student dormitory development that would 
primarily serve students at nearby Towson University.  The project, as currently proposed, 
is to include the following dwelling units: 
 
Units  Beds 
 
60 4-bed Units 

 
240 

 
183 2-bed Units 

 
366 

 
1 1-bed Unit 

 
1 

 
4 Studio 

 
4 

 
TOTAL BEDS 

 
611 

 
 
Also included in the project will be 9,300 square feet of restaurant/retail space currently 
proposed to accommodate retail or restaurant establishments.   
 
Parking is to be provided on-site in a four-level garage as follows: 
 
Location Spaces 
 
2nd Level 

 
92 

 
Street Level 

 
107 

 
Basement Level 1 

 
147 

 
Basement Level 2 

 
149 

 
TOTAL SPACES 

 
495 

 
 
Two spaces will be reserved for Zipcars, the carsharing service.  Use of this service or one 
like it is very common on college campuses and in surrounding areas.  Each car-sharing 
vehicle takes 14-15 personally owned vehicles off the road10, so it is likely that some 
students will not bring cars because they have access to a Zipcar. 
 
It is planned that bicycle racks will be installed to accommodate up to 100 bicycles for 
residents.  It is anticipated these racks will be in convenient locations and will make biking 
to campus or downtown Towson quite easy. 
 

                                          
10 Car-Sharing: Where and How It Succeeds, Ch. 4. Transit Cooperative Research Program, Report 108; 
Transportation Research Board 2005. 
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Across York Road to the east are residential areas.  On the map below, the blocks that have 
the Baltimore County Residential Permit Parking designation are shown in red.  This 
program limits the parking periods for those who are not residents and who have not 
purchased a Residential Permit or are using a guest permit.  Members of the public who do 
not have permits may park for either 15 minutes or one hour, depending upon the location. 
 
 
Residential Permit Parking Blocks  
 

 
 
 
101 YORK is located a quick walk away from the Towson University campus.  Students may 
walk south on York Road, crossing West Burke Avenue and arriving immediately on campus 
close to academic and administrative buildings.  In addition, a Skybridge (pedestrian bridge) 
over West Burke Avenue connects the University to the Marriot Conference Hotel, and by 
extension, 101 YORK.   
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VI.  PROJECTED FUTURE PARKING DEMAND FOR 101 YORK  

Zoning Requirements 

The Baltimore County Zoning Regulations (BCZR) require parking to be provided at a ratio 
of one parking space for every four beds in a dormitory, plus 16 spaces per 1,000 square 
feet of (non-drive thru) restaurant floor space, plus five spaces per 1,000 square feet of 
general retail floor space. 
 
 
Land Use Required Spaces 
 
611 Beds at .25 spaces per bed =  

 
153 parking spaces 

 
2,500 square feet of restaurant at 16 spaces per 1,000 sq. ft. =  

 
40 parking spaces 

6,800 square feet of general retail at 5 spaces per 1,000 sq. ft. = 34 parking spaces 
 
TOTAL PARKING REQUIRED BY ZONING 

 
227 parking spaces 

CMA Calculation 

Separate from the zoning requirements, CHANCE Management Advisors, Inc. (CMA) has 
projected parking demand for 101 YORK based on a number of sources, including industry 
standards, data from Towson University, data from other area student apartment 
complexes, and CMA’s experience projecting parking demand for over 30 years. 

TOWSON UNIVERSITY 

CMA reviewed data from Towson University regarding on-campus resident students and the 
number of permits issued to those students in each class.  Because most first year students 
live on campus and are least likely to have a car, and also because they are not expected to 
be the target market for 101 YORK, CMA did not include them in this analysis.  Instead, 
CMA focused on the sophomore resident student population, where the University’s data 
show approximately 45 percent (a ratio of .45 spaces per bed) of sophomore resident 
students have a car on campus.  The small number of junior and senior students who live 
on campus does not provide an adequate sample for comparison and analysis. 
 

 

Sophomore Resident Students
Estimated Sophomore Residents 
(Excluding Millennium Hall) 1,158
Sophomore Resident Permits 520

Estimated Driving Ratio for 
Sophomore Residents 45%
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MILLENNIUM HALL 

Separately, CMA also looked at data for the residents of the Millennium Hall dormitory (the 
majority of which are upperclassmen), located at 404 Emerson Drive, at the intersection of 
Emerson and Osler Drives.  The map below shows the locations of Millennium Hall, resident 
parking surrounding the building, and University-owned “overflow” parking for MH residents 
in the West Village Parking Garage. 
 

 
 
 
Because Millennium Hall (MH) is owned by the University but operated by Capstone On-
Campus (a private real estate management company) it has its own parking supply (187 
spaces) and permitting process, distinct from the University.  The University does, however, 
accommodate any overflow parking demand, and in the fall of 2013 issued 76 Towson 
University permits to MH residents.  When taken together, this results in an estimated 
driving ratio of 63% (.63 spaces per bed) for all MH residents.    
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From CMA’s research discussed in Section II, coupled with the data from Towson University 
and CMA’s experience and opinion, a demand ratio of .55 spaces per bed was used to 
calculate the anticipated parking demand for the student housing portion of the project.   
 
Based on industry standards (Urban Land Institute’s Shared Parking) and CMA’s work on the 
Towson Square project, a ratio of .5 spaces per restaurant seat was used for the restaurant 
portion of the project, assuming 20 restaurant seats per 1,000 square feet of space.  A rate 
of three spaces per 1,000 square feet was used for the general retail floor space.  Together, 
CMA’s projected parking demand for 101 YORK is 383 spaces, 156 spaces greater than the 
zoning code requires, and 112 spaces less than is being provided on-site. 
 
 

 
 
 
The restaurant and retail spaces are likely to attract patrons from the adjacent hotel, as well 
as walk-in students and others from the University.  Its location will also be an easy walk for 
many who live in the neighborhood.  These characteristics add to the likelihood that parking 
demand for the restaurant will be less than the zoning code requires. 
 
Furthermore, should any additional parking be shown to be necessary, DMS Development 
has the ability to lease up to 150 spaces in the Baltimore County Revenue Authority’s 
Library Garage. 
 

  

Millennium Hall

Millennium Hall Residents 420

Millennium Hall Parking Spaces 187
TU Permits for MH Residents 76
Estimated Total Permits 263

Estimated Driving Ratio for 
Millennium Hall Residents 63%

Use Amount

Preferred Unit 
of 
Measurement

Spaces 
per 

Preferred 
Unit

Parking 
Demand

Dormitory 611 bed 0.55 337

Restaurant [1] 50 seat 0.50 25

General Retail 6,800   1,000 s.f. 3.00 21

TOTAL 383

Notes:
[1] 2,500 square feet converted to seats  at 20 seats  per 1,000 square feet.
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VII.  CONCLUSIONS 

CMA has concluded the following concerning the parking analysis of the 101 YORK 
development: 
 

1. the 101 YORK development provides more parking spaces than are required by the 
Baltimore County Zoning Regulations (BCZR); 
 

2. the development provides more parking than CMA believes will be necessary for the 
anticipated student population and retail/commercial uses; 
 

3. the development is encouraging alternatives to driving by including bicycle parking, 
arranging for the Towson University shuttle to stop nearby, and providing parking for 
Zipcar vehicles; and 

 
4. in the unlikely event additional parking is required in excess of that provided on-site, 

DMS has the option to lease up to 150 additional spaces in the Library Parking 
Garage, which is located within a five minute walk from the site. 
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