INTHODUCTLUN

Mismi Beach 1s one of the youngest munloipalitias
in ths United States, as it was not lncorporated as a oclty
until shortly before 19:0. 1ts growth since 1920 has been
phencainal, and 1s still continuing at an extraordinary rate.
The reapld ineresse in populuntion hes bean accompanied by a
bullding development surpassed by only & few metropolitan
cities end, despite unsettled conditions throughout the world,
thare 1s, as yet, little indicetion of a decline of this aso-
tivity here. l

Suoch rapld growth is always a mixed blessing. It
produces serious problems in municipal administration. The
large number of hotels and multiple dwellings concentrated
within a comparatively small area acocommodsates thousands of
people during the winter season. The resultant concentration
of traffic causes congestion that is becoming more and more
diffioult to handle. The limited street space ls not only
galled upon to carry moving traffic, but, becesuse of liamlted
off=-street parking fucilities, must also serve as storage space
for parked vehicles. As more apartments snd hotels are built,
the problem will become more aggravated.

Bullding development in Miami Beach fells into two
distinot categorles. The rirst type coasists of spesoulative
hotel and apartment house constructlon; the sescond, single-
femily homes for permanent or seasonal residents. The former



type of building is concentrated lno several well defined,
relatively small areas, chiefly along and near Lhe Ocsan

front. Ous to the fact that present zoning regulstlons psr-
mit the practice, many speculative bullders are over-orowding
the land., Such short-sighted policies will make many of these
areas less and less desirable snd will scon create blighted
dlstriots within which property velues will no longer main-
taln thelr present level.

Land use problems in Miami Beach are somewhat dif-
ferent from those sncountered by other cltles, but the end
result of uncontrolled speculative bullding will be the sema.
Its pecullar geographical locatlion makea gutward expansion
virtually impossible, in contrast to other citles, which are
rapldly decentralizing and loslng population at the ceanters.
This sprea out produces areasof dec val-
ues and deprecisted bulldl in the older ts of the city,

and is =& thnrﬁn_{! destructive process, [Decentrallization
gannot take place in Miami Beach under present conditions but,

Af the present trend of land over-crowding coatlnues, living
conditions will no loanger be mttractive to visitors. lastead

of locsl decentralizstion, more desirable resort ceaters else-
where will develop to such an extent that the future prosper-
ity of this city will be impaired,

Misml Beach has enjoyed some of the benerits of
zoning sinoes 1930, at which time the clty had & permanent




population of less than 7,000, The zoning ordinance has been
invaluable in protecting the extensive residentisl areas from
encroachment by business and multiple dwellings, but has not
been effective in controlling population density and open
spaces about bulldings, particularly in the multiple-family
districts.

In order to produce a well-belenced urban structure,
there must be a comprehensive plan to coordinate the more im-
portant physical lmprovemeats of the clty. Consideration
must be given to the proper relationships between streets,
schools, reoreationsl areas, transportation fecilities end the
like. Land uses must be related to the requirements of present
and future population, so arranged as to bring about the most
economioal and efficient arrangement possible, As & first
step in the formulation of such a plan, exhsustive studies
bave been mads of pressnt land uses and populstion density
and distribution in Miaml Beuch, the results of which are in-
oorporated in this report.
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LEGAL BASIS FOR ZONING

Chapter 9837 of the Laws of Florida grants zoning
powers to the City of Miami Beach. Section 3 of this act
reads as followa:

"guch regulations shall be made in accordance with
a ﬂlﬁlﬁ.ﬁﬂiﬂ plan end designed to lessen congestion in
streets; to seoure safety from fire, panle and other dangers;
to promote health end general welfare; to provide adequete

light and elr; to prevent the overor of land; to avold

undus conocentration of populstion; to facllitate the adeguate
ion of transportation, water, s Bchools, parka

and other public requirements, Such regulstions be

made with reasonable consideration, nmong other things, as to
the cherscter of the distriot and its peculiar suitability

for particular uses, and with & view H‘EMEE
ﬂﬁ%m encourage the use of most appropr
t such municipality.
it will be noted from the above lamgusge that the

zoning regulations must be made in sccordance with a compre-
hensive plan; i. e., the pattern of the city as a complete

unit must be the domimant consideration. Community interest
precedes that of the individual. The character of each dis-
triet, as part of the comprehensive plan, musi be considered.

Ap socourate knowledge of existing conditions 1s indispensable.

The phrase, "with a view to ﬂumﬁ the valus of bulld-

ings", 1= of particular significance, implying as it does that
the purpose of zoning 1s not to encourage speculation im lend, but
rather to protect investments already made in bulldings. The

zoning plan now proposed and whioh moccompenles this report hes
been drawn in accordance with these provisions of ths law,



EISTING LAND UdEs

The Land Use Survey
Sound zoning depends on an mocurate and cosmplete

knowledge of totul building, both in the clty as & whole and
also by districts or sections, throughout the sntlre city.
Such informstion should show present conditlions and trands
in such & manner &8 to fuollitete determinstion of future
trends snd neada. This is & particularly impurtant prerequl-
site to the preparation of & sound end stable ordinsnce. A
goning ordinance and plun should be so preparsd as to preclude
ths necsssity for frequent change. Only ln this way can
growth be directed into channels of stabllity end order.
mmltmppmﬁdhmlmdu-mm

was to indicate on the city block maps all existing property
usas from records of the Bullding Department. Thaese blodk
mApS were then takea into the fleld and the uses shown were
ochecked for scoursoy, lot by lot. After completion of the
fieald check, all of the land use data were trensferred to a
elty map, the various property uses belng indicated by dir-
ferent coloers. The following different land uses were shown
on the map.

One-Family Dwellings

Two-Femlly Dwellings

Multiple-Family Dwellings

Hotels
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Gommerclal Uses

Light lndustry

Heavy lndustry

Public and Semi-Fublic Property (including insti-
tutions, churches, schools, golf courses, and the like)

Parks and Flaygrounds

Computations wers made of the area ocoupled by each
of these different uses, and also of the area in streets snd
slleys, in vacant property and in water areas. These campu-
tations were made both for the city as a whole and were fur=-
ther broken down into some seventeen (17) selected statistical
distriocts into which the city was divided, These seventeen
(17) areas were selected because of their more or less hom-
geneous character, within each of which property development
and population charscteristics were generally similar. The
distriots were also used as a busls for making studiea of po-

ulation growth.
General Characteristics of Land Uses

Table Number 1 is a summary of the land use charac-
teristies of tha cntire city area of Miami Beach. Total areas
in use for each of the varilous clussifications are shown, and
the percentage of each, computed separately on the basis of
total clty area and on the baslas of total developed area (i.e.,
total clity area less vacant land, water and outlylng islands),
Compayisons are made with similar percentages of land uses in
a group of other olities for which such statiastics are avallable.
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The totul area within the corporate limits of Miami
Beach is 13,072 aocres, of which more than 8,100 aores are
waterways, cunals, and the waters of Biscayne Bay, while 686
aores are contained in the outlylng islands, such as Flaher
Island and Virginis Key. I1n computing the percentage occu-
pancy of ths various uses, the water and outlying islend sgreas
have bean exocluded from the total clty mrea,

As shown by the table, single-family residential
development is the predominant land use in Miami Beach. 3l
per cent of the total developed area is devoted to such pur-
poses. For comparison between clitles, a truer pilcture is gained
ir the variable fector of vecant land is excluded from the
total areas This i1s slightly less than the average city, which
is 36.1 per cent for self-contained citles, end Li.5 per
cent for suburban citles. The percentage of land occupled
by two-famlly resldencea 18 juite low in Mleml Beach, there
being but 12 acres devotad to such use. Multiple dwellings
ooccupy 191 sores, or 6.53 per cent of the total developed
ared, Hotals occupy 99.8 acres, or 3.4 per cent, making the

__total percentege occupled by multiple dwellings end hotels
combined approximstely 10 per cent. This is very much higher
than the average olty, and indloates that the construction of
multiple dwellings and hotels plays & very lmportaant part in
the bullding development of Misml Heach. Uocupared to other
oities, the aree occupled by commerce is also relstively high




(k.7 per cent of the developed area, as compured to Z.4 per
cent for the sverage seif-contained city). There ls compara-
tively little industrisl development in Miami Beach, the
total percentage belng 1 per gent, compared to more thum 11
per ceat in self-contained cities and 10 per cent inm suburban
olties. 1t should be noted in passing that the combined ares
oocoupled by multiple, dwellings and hotels corresponds gener-
ally to that utilized by industry in other cities, end that
the aresa ocoupled by industriel uses in Miami Beaah corres-
ponds genarally to the area pocupied by multiple dwellings and
notels in other cities. Multiple dwellings and hotels, there-
fore,might be considered Miami Beaoh's industry,

Public snd semi-public uses occupy 566 mcres and
constitute 19 per cemt of the developed area in Mlaml Beach.

This is somewhet more than the average city, due primarily
to the fact that there are several large E.lut-ug: owned golf

courses within the corporate limits of the city, whereas in
most other municipalities such uses are generally located be-

yond the corporate limita. The screage of parks and pleygrounds [
is somewhat balow the everage. Streets and slleys constitute '
ebout 30 per cemt of the developed area, both in Miaml Beach
end in the average city.

Examinstion of the land use map shows that hotels
and apartment houses are concentrated in several well-defined
preas, With the exception of a relatively small sectlion in the
northern part of the city, the oocean front has been bullt up
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and is rapldly developing with hotels varying in size from
small 30-room bulldings to those contalning several hundred
rooms. A few of the earlier large hotels are loocated on the

bay side of the city, but in recent years most of the construc-
tion has been comoentrated within twoto three blocks of the
ooean side. Apartmsant houss development is found chlefly with-
in the area below Lincoln Hoad and in the section adjacent to
Collins Avenue from Twenty-Third to Forty-Fourth Streets.
There is also & scattering of apartments in the Sixty Third
Streot area on Normandy Isle and in a few other locatlons.
While there ure a few single-family resldences south

of Fifteenth Street, the great majority of them are located on

the various lslends and in that part of Mlami Beach north of
Lincoln Road and weat of Collins Camal. Due to the fact that

the original developers of Mleml Beach were careful to restriect
the areas developed with homes, and the Mliami Beach zoning
ordinsnce was adopted relatively early in the life of the city,

the single-famlly areas are juite homogensous and fres from
phnoxious non-conforming uses so often found in similar areas
in other citles.

There are several well-established commercial dis-
tricta, the largest end princlipal one belng along Washington
Avenue and adjacent streeta south of Fifteenth. The Lincoln
Rood commerolal center is & compact area developed with high-
olass retall businesses, and is one of the most attractive com-
mercial streets in any city. There is a relatively amall
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commerolal development along Collins Avenue near Twenty-
Third Street, and other centers have developed in the vicinity
of Seventy-First and Collins, slong Forty-First Street, and
on Hormandy lsle.

industriel uses are concentrated at the lower end
of the clty and slong the bay south of Sunset Iales.

The principal undeveloped sections of the clty ere
in the northsarn part, although there are a great many vacant
lots scattered throughout the other sections.

soussion of Various Uses

1. - Rasl @8, At the time of the
survey 1t was found that 3,025 single-family residences occu-
pled a total area of 904 acres in Miaml Beach. It 1s inter-
esting to note that in several of the seventeen statistical
distriots building development is exclusively single-family
in character. Several others are predominantly so.

2. DIwo-Famlly Residences., Two-family residences
are comparatively rare in Mliaml Beach, there being only 108
of these bulldings in the antire city. They are pructically
all located south of Fifteenth Street in Districts Numbers 1
and 3, Although many cities permit two-family residences in
any distriot, the original Miami Beach zoning ordinance pro-
hibited them in single~family dlstrlots, and because of this
refalation they have not scattered themselves indiscoriminate-
ly throughout the city.



J+ Multiple Dwellings. This type of use constitutes

one of the outstanding problems in the zoning of Miaml Besach.
They are essentiully speculative in charscter, and, becsuse

of the large number of people attracted to Mlsml Beach in

the winter time and residing there tamporarily, there has

been & great desl of sotivity in recent years in this type

of dwelling construction. There are s total of 829 multipls
dwelling buildings, which contaln 8,801 dwelling units. 1I1n
a4ddition to these multiple dwellings or apartment houses, there
are also approximetely 300 rooaing houses, most of which have
been converted from single-family resldences. More than half
of the multiple dwellinge are losated south of Fifteenth
Street, mud the grest majority of the rooming houses are round

in this area. Zhere are also a large number of mpartments in

District Number 6, located elong Collins venue between Twanty-
_Laixd and Forty-fourth Streets. A somewhat scattered develop-
ment has taken place in the area between Slxty-Third and
Seventy-firat, end in the area north of Surfside Park. Inten-

8ive spertment house and hotel development im the ex trems
northerly part of the city will produce an unbalanced growth

—e—
in the city snd should be disgouraged by changes in the zoning
ordinange. Specific recommendations will be found in & later
section of the report.

L. FHotels The larze number of hotels built in
Miaml Beach in recent years has be harag-
teristio of the city. This ty¥pe of constructlion is frequently
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more speoulative than multiple dwellings. There is = grow-
ing tendenoy on the part of many hotel bullders to erowd

the land to its utmost capacity. This i3 not true of mll
hotels for many have ample light and slr and open space about
the structure. Under the present zoning reguletions, hotels
are permitted im sll multiple-family distriets, with the re-
sult that, while the =& jority of them are concsntrated slong
the ocean front and in areas adjacent thersto, guite a few
are found throughout the multiple-family dwelling distriots.
There is = pronounced scattering of these uses in the north=-
mp-ltnrt.hinitr. such ms was found in the case of apart-

ment houses. Ons of the greatest wesknesses of the present
grdinange is lack of density of populstion regulotions snd
inadequateopen space requirements for hotels spd smultiple
dwellings. The poor standards of some hotel and apartment
construotion is dus to this deflciency in the zoning ordinance.
Those who observe good standards of construction are thus
penalized by those who do not and hence there is less and less
incentive for good standards of opan apace. If sll are re-
required to obaerve good minimum standards the quallity snd the
value of each and ali will be lmproved.

5. Commerge. As stated previoualy, Miemi Beech
has more arsa devoted to commerce than the average olty.
This is undoubtedly due to the fact that, belng a resort clty,
the scale of commerclel development is determined by the peak



population whioh coours during a few montis in the winter.
Farther examinetion of the retall business development shows
this even more cleerly. There i= s total of 48,802 linsal
feet of commerclal frontags in Miami Besoh, which is an aver-
age of 180.9 lineal feet per 100 permunent residenta. ‘Tha
average clty has a similar ratlio of only 63.7 linmeal feet per
400, 80 that it 1s apparent that a trus understanding cannot
be obtalned on any basls other than peak populstion. Estimat-
ing = total peak populstion during the winter of 70,000, per=-
sons, it was found that the lineal feet of commerce to 100
people were 69.7, whioch was slightly higher than the average
elty. (See Table Number 2.) In msking these computations,
Us 5. Consus figures for 1940 were used for permanent popula-
tion, and the peak populstion figure of 70,000 was celoulated
from the oumber of dwelling unlts avelilable and the estimated
numbsr of persons ocoupylng each type of dwelling unit at a
given time. The latter rigures correspond generally with
those used by the Chamber of Commerce.

6. lndustrisl. There is comparatively little in-
dustrial development in iMisml Beach, and practically no ob-
noxious uses suoh as are found in many clties. Those lndus-
tries mhich ere located here consist principally of oll and
gasoline storage, boat repalr sand supply yards, and miscell=-
aneous small industries such as bakerles, lsundries, and the
like. The control of industrial development is not an impor-
tant zonlng problem in Miaml Beach.
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Table Number 2,
EXISTING COMMERCIAL DEVELOPMENT

Area ocoupied by ocommeroisl use
A. Perocsntage of total developed areu
B. Percentage of total city area

Number of unite 1340
Total lineal feet of commerciel
frontage 48,80z

Average frontage per store

Average ocommerclal frontage of eantire
City per 100 persons residing

Average commercisl frontege of satire
eity per 100 persons at peak of season

Average in 16 citlies

Hote: Fermanent population estimsted at 27,000,
Population at peak of =eason estlmated at 70,000,

Agres
136,57
ka67
3.27



T bilo - ¢ Fro end .
These two oombined uses constitute a very conslderable part
of the city's area, and the open sSpaces they provide are in-
valusble to the well being of the lmhabltants of Mieml Beach.
As time goes on, thers will probably be s tendency to subdi-
vide the privately osmed golf courses and develop them with
homes. This points out the importance of providing additional
public open spsces in the form of perks and recreational areas
as opportunities arise and funds permit.
Analysis of Existing Aspurtment Houses

As part of the land use survey, & complete list of
apertment houses was complled, showing the year bullt, the
number of dwelling units provided for in the bullding, the
area of the lot, the area of the bullding, ths parcentege of
lot ocoupanoy, =nd the number of square feet of lot area par
awelling unit in the bullding. In determining proper density
regulations for multiple dwellings, nomes of whioh esre contalned
in the present ordinance, this data was invaluable. Table
Fumber 3 is & suamary of the snalysis made in this study, OF
the 694 apurtment house bulldings, 121 provided lot areas be~
tween 1,500 and 2,000 square feet per family; 135 provided
from 1,000 to 1,500 squere feet per family; 169 provided from
600 t01,000 square feet per fawily; and 121 provided from
40O to 600 square feet per femlly. It 1z thus seen that the
density of population varies widely, but that the predominant
density falls between 600 end 1,500 square feet per family,
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ANALYSIS OF EXISTING APARTMENT HOUSES

Lot Arees Par Bumber Total Area

B o ok e oh G
Ovar 3000 8 1,15 L8 o5k 3.89 2.60
4000-2999 &7 6.77 258 <2.92 Lk.15 9e b5
1500-199% 121 17« bols 607 6.87 23.42 15,65
1000-1499 135 19.45 1152 13.04 32.73 21.87
600-999 169 24,35 1887 21.36 34.B0 23.25
LOC=599 141 17. 44 2089 23.64 24,03 16.05
Under 399 e A0 279, 31.63 _16.66 _1l.13
Totals 694 100,00 8835 100,00 149.68 100.00



Lot Area
Far

1000~1500
600-999
LO0-599
300-399
200=299
100=199
Under 99
Totals

Floor Area

800-1200
600-799
L00-599
300-399
200-299

Table Humber 4

aNALYS1S OF EXLSTING HOTHLS

Bldgs. Jotal
] 1.95
& 2.3)
23 B.95
33 12,84
88 3h.25
96 37.35
6 2,33
257 100.00
No. of %
Iotal
& 1.56
19 7.39
5k 21,01
122 b7« &7
L8 18,68

Under 199  _10 _ 2.89

257 100.00

No. of %
Hooms
435 2,75
171 1.08
1328 8.41
1948 12,3
5182  32.82
6279  39.76
Ab3_ 2,84
15791 100,00

Total ::n %

listes] forar
h.78 5433
2:.55 2.8,
1434 15.99
Lhe 72  1bokd
29.88 33,32
22,62 25.2)
—tdd a88
89.68 100,00



Table lumber 5

TREND OF POPULATION DENYITY IN APARTMENT HOUSES

p-— ﬂ Average Lot nﬁh
Prior to

1930 211 770
1930 L5 1674
1931 15 1449
193 b 1615
1933 3 1411
1934 <8 1198
1935 76 1179
1936 11 1176
1937 78 1120
1938 60 1229
1939 = 087

Total 691 Average 1246
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introducing adeguste density regulations in the zoning ordi-
Bance.
Tuble Number & shows the results of similar studles

eonducted for hotels, Many of the early hotels in Miami Beaoh,
such as the Flsmingo, Floridian and Mautilus, genorally
hed speoious grounds and low density. Those built since 1330,
howsver, have been composed lergely of amaller buildings lo-
cated on small lots. ‘There is & slightly discernlble tendency
toward providing less density in recent years, as indicated
by the building records of 1939, in which year the A7 hotels
built provided 15.E square fest of lot ered per room.
o a3 AT

Table Number 7 shows the total ares used for various
purposes, together with the total area zonsd for such pur-
poses in the zoning ordinsnce adopted in 1930 and now in ef-
feot. There are 2,026 acres zoned for single-family resi-
dence, of which 904 acres are pre-ently occupled by single-
famlly residences. Inasmuch as publie and seami-public prop-
erty and parks and playgrounds are generally found in the
single-family areas, the area ocoupled by thess uses, added
to that ooccupled by single-family residences, makes & total
srea in actusl use of 1,562 acres. This indicates that thare
is ample room for expansion of single-family residences in
Miaml Beaoch.

The area zoned for two-family resldences gorresponds
quite generally to that sotuslly used for that purpose, but,



Table Number 6.
TREND OF LOT AREA PEH ROOM 1IN HOTELS

Numbar Avarage Lot Area
Year Built Per Room
{Sguare Feet)

T e 276

1930 3 234

1931 1 140

1932 1 158

1933 3 202

1934 v 227

1935 2l £35

1936 38 2he

1937 21, 224

1938 19 249

1939 Dy A 256



a8 atated before, there are very few two-famlly residences and
it hardly seems necessary to provide s separate district for
this type of development,
The area zoned for multiple-family and hotel use is
950 acres, whereas that actually used for those purposes is
only 290 sores. There is evidently an excessive mmountofl _f'l:"i'v hoty

Ares zoned to0 permit multiple-family dwellings end hotels. - "‘"_r'?

This condition is perticularly apparent in the northern part Bt
of the elty, whers a large area 1s set aszide for such uses,

but the predominant use is for single-family resldences and

& few small apartment houses. Over-zoning for multiple-family

uses ls an obstsocle to the balsnced developmsnt of the city

and, by lending itself to speculative enterprises, retards

home development. Jhile it is importent that m ough multiple-
family dwelling distrio:s be provided to take gare of future
Bseeds and o provide reasonsble ghoices of location, gare
Should be sxersised to keep thess sreas within bounds. IThe
Bew ordinnnce proposes to resllocste such districts in accord-
ance with sotusl needs.

Fature expansion of commercisl enterprises is ade-
quately provided for, as shown by the 270 acres zomed for
Such purposes, and the 136 acres actuslly used. Provielon of
excessive commerclal zoming has been a characteristic of many
ordinances throughout the united states, und hes produced
many unfortunate conditions, The above fisures indlcate that



commerclal zonming inm Mlsml Beach is generous, but there is

no serious excess, as is 20 often found in other clties.
The mmount of industriel zoning, compared with that

actually im use, is reasoncble and does not sonstitute a

garious problem heara.
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BULLUING TRENDS SINCE 1930

In & olty which is growlng as rapidly as Miami
Beach, and whose sres of expansion is strietly limited, it is
most lmportant to know how muoh aren has been absorbed in the
past by different types of buildings in various parts of the
eity, so that s trend muy be established as an indlcstion of
what mey be expected in the future. Studies were mads in each
of the seventeell statistical dlstricte to find out how much
iland had been absorbed for different uses in the past ten
years. As the smount of vacant land now axisting in each of
these districts wes & known quantity, it was possible to es-
timate the leagth of time required to sbsorb these vacant
areas, assumlng the continuction of past trends. From these
fizures it was also possible to determine the arsus nesded
for various usSes.

Tabis Humber 8 is a summury of these findings. Dur-
ing the past ten years & totel of 724 acres has been utilized
by new buildings. 67.8 per cent was taken up by single-fazily
residences; lk.3 per cent by apertasnts; 5.9 per ceat by ho=
tels; 9.3 per ceatby commerce, and the rest by two-fa=ily
residences, industrisl uses andpublie and semi-public uses.
Here esgain is indicated the lmportance of single-family de-
velopment in Mlia=l Beach, even though = great deal of anphasis
{8 laid on apartaent housse gnd hotel construction.
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Phare is & total of 4,656 vecant lots in the city
of Miami Beach together with unsubdivided property, which
will provide 79) additional lots or a total of 5,450 vucant
tracts. There is s total of £,i77 vacant lota which &are re-—
atricted to single-family use. during the past ten years,
sn average of 192 single-ramily dwellings hove baan built

snnuslly., Assuming this trend mill gontinue in the future,
all sinsle-family lots will hsve been gbsorbed im g little
Aesa than thirteen years.

There is & total of 2,432 vecant lots mow zoned to
permit multiple dwellings and hotels. During the past ten
yaars, an average of 67.) such tuildings neve been construc-

ted., Assuming @ gontinustion of past trends, the multiple-

family dwellins lots will not be gompletely bullt up for 36 ,
years. AExpressad another way, at the end of thirteen years, ;"J

when all single-fumily lots have been built om, there will iﬁ;
still remain 1,54, vacant multiple-dwelling building sites. oy

S
-

:~l

There are 541 vecant lots now zoned for commarce.
An average of 23,7 commerclal atructures have bean built ennu=-
ally in the past ten years. If this trend sontinues, 1t will
take <43 years to utlllze all of the commercial lota.

The above figures indicate that the present multi-
ple-family zoning is excessive and out of soale with future
requirements. A readjustment of such districts, as proposed
in the ordinance will result im e much bettar balanced plan.
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Table Mumbor 9 shows the mmber of mew bulldinge
erectedby dlstricts aince 1930 as a check om the Informmtion

inoluded under Table Nusber 8. It will be notloed that the
poreentagos are gemerally cosparable for each type of use.
logatlon of New Dulldings

The rapld growth of Mism!l Seach botwoon the yeurs
1030 snd 1540 s chown by the cemsus figures for population
inoreane during that pericd and 1s emphasized by a review of
the volume of bullding done. As shown by Table Fumber 0,
thore were 2,001 now tulldings sonstrusted, These strustures
had o valus of §66,383,000, a very lspresd ve figure, consld-
ering the sise of Miami Peach, snd thst during the years 1831
to 10337 the country experimmoced o history-meicing depression.
Singe 1035, new bullding operations have sversged approximately
m.m.ﬂplrﬂn‘.m to date, Iin 1940, this pace 1= belng
maintained,

Bullding statistien have more signifisance from a
soning standpoint whem they are analysed on tho besis of type
and locatlion in the Oltys A series of drewings has boom
propared, showing the logation of every mew btuilding comstruc-
ted during each blammisl period since 1930, elassifled mocor=-
ding to type. These dvewings (Plates Mumber 1 to 5 inclusive)
prement s graphis ploture of tullding developmont during this
poriod and, when gompared with the soning dlstrlst mep, show
olearly the extent to whish these regulations have directed
the growth of the elty.
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Table Wudber 0.
HEW SILDINGS ERECTED 1050=1939 INCIIEIVE -« BY DISTRICTS
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1930 and 1851, single-family dwollings were aone

strusted in sll parts of the sity south of Sixty-Third Street.
None were tullt on what 1s now Bisgayne Point und Normandy
Inle. Apartment house construobion was li=ited almost entire-
1y to the area south of Lingoln Road and few hotels were tullt.
There wan connoldersble gorwreial setivity slomg Fifth Street
anil om Washington Awerus.

1052 and 1937 were charagteriszed by s sharp curtall-
ment of bullding comstruction, partisulerly of the speeulstive
type. Fow spartmontes. hotols and so=rereial establis‘rents
wore tmilt, the predomimating metivity being in the single-
family field,

In 1034 and 1085, constmuotion of new hoteln was
the most significant btullding setivity. They wore prinei-
pally located along the oceean front south of Lincoln Road,
but quite s musber were bullt in the area botweon Twenty-elxth
and Thirty-Fifth Strects. Tho spresad nortlmard of multiple
family dwellings wes another gharmateristis of this periled,
Boveral wore bullt in the visinity of Sixty-Ninth snd Collins
and om Normandy Isle. Single-family construstion eontirued
et mn even paoe and was losated prinsipally in the sarea between
Twenty-Eighth and Sixty-Third Streets,

The perlod 1036 and 1937 was marked by & cessatlon
of single-fanily construstion scuth of Eleventh Street snd &
eontimeed sotivity in mltiplo-family and hotel constraction



in sll parte of the Uity zomed to permit much uses.

Eany new hotels were comstruoted in 1938 and 1980,
partisularly slong Colline Avermis and adjssent streets betzeen
Pifteenth and Twenty-Second. Sunset and Yormandy Islands bo-
omme sotive In single-family dwelling comstrustion, ms 414 most
other parts of the elty.



POPULATION CHARACTERISTICS AND TRENDS

Present Populetlon
The populatiom of Mimml Besch has ineressed more

rupldly than any city in tho United States. DBetween 1020
and 1950 the percentage ingronse was 908.4 and between 10830
and 1840 it smounted to 321.0, The 1940 permanent popmlation
has beon snmoumsed by the Consus Duresu ss 29,340, sompared to
Ge404 in 1930,

From & City Planning snd Zoning standpoint, the peak
winter population is of more importanse than the year-around
permanent porulstion, The 11fe of the elity s peared to the
winter sessomj hotels, apartments snd retail somwree are
tullt primarily for this trade; perking and traffis problems
roash thelr mexi=wm serlousncss betweon Janusry and Mareh end
the provislion of mmnleipal services 1e ut its peak during
that time of the year,

"hile accurate informstion on the muber of people
that are in Mlami Deach at any one time 1s unavsilable, 1t
is posdtle to spproximete this fipure by dstermining the
mmiber of dwelling wunits of different types and arriving st en
cetimute of the average mder of persons ocooupying esch type
of dwelling wnit, Table Putber 135 shows that the total 1040
poeak populatlion is 70,059, if Chacber of Commeree flrures
for populstion per dwelling unit ame used. Census Durem
figures are somewhat lower, but as thelr sverages are based



om permanont populstion data, 1t is thought the Chamber of
Cormerge entimates —ore nearly represemt sctusl winter condi-
tiomn.
ghanges in Populstion

A n Analysis war also made of the changes in populs=-
tion by distriets between 1930 and 1640. PFlate Fumber &
showa graphically the 1630 population in varlious parts of
the eity., oempared with the 1040 populstion.  The most sab-
MMMﬂWIHﬂtMPMhthm
gomprising Distriets Muwsdber 1, £ and 3, lying gemerally to
the south of 16th Strect, It is in this part of the elty
that mach of the Intensive apartment house and hotel sonstrus-
tiom has taken plage. mmmuw:-;.muumu-
miltiple=family and hotel area, a vory stantial growth
hes taken plsce sinee 1530. All other seetions have showm
varying inereases. This steady growth in every part of the
eity 4s in eontrast to the experiemce of meny older and lar-
gor mmisipalitiss. In prectieally all of these cltles,
population has left the geentral areas snd migrated to the
suburbe. Mismi Beach is ot beset by the problems of exoes~
pive dooentralisation, tut it 1s threstened with an squally
serious conditlon of land overerowding, If gontinued indef-
initely, blighted districts will be crested, property yelues
¥411 bo doprecisted and the oity will be faced with s declin-
ing taxsble assessment and loss of revemue.




Table Yhmber 10.

WIHWWPMMTM'
AREAE ZONED

Class of Distrist  Square st Jo. of Units. Population

Hotel 11,687,050 45,028 (Rooms) 67,542
Multiple Dwelling 20,510,760 26,084 80,662
Two=Pa1ly 582,580 117 468
Single=-Famdily 67,507,130 8,496 42,480
108,927,800  BO,585 191,142

Note: Existing density regulations, or in thelr shsence.
mﬂlﬂﬂlﬂﬂdﬂﬂltrmvﬂ!ullﬂiﬂﬂ!ﬂ
salsulstions. £56 square feet of lot ares per
hotel room and 1087 square fect of lot area per
miltiple dwelling unit were used. Populatlion per
unit from Table Tumber B-(b).
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tion Densi

Plates Fumber 7, 8 and § show graphically the denaity
of population in various parte of the alty in 1030 and in
19040, Density 1= expressed in terms of porsons per met sere
(groes a rea less strecte end alleys and permancont open speces).

It will be seen that iIn 1950, with a permanent pop-
ulstion of 6,494, there was & uniformly low density of popu=-
lation In all peetions of the eity. With the exeception of
Distriet Number 1, vhish eontained 11.8 persons per net sore,
no urea hed & density of more than ten persons per sere., Had
fipures beoen svallable for poak winter populetion during that
yoar, higher densltiss would have been revealed,

The very substantlal ineresse in populstion between

1030 and 1940 resultedin s materiasl change in population den-
slties throughout the city. The maximm density now couTs
in Diatriet Funber £ (See Plate Mumber B) where 1t 1s 55,5
porsons per not asre. This 12 a relatively high figure and
sompares to that fomd In the more erowdsd section of mush
larger ocities. For example, in 1930, only & few dlstrists
in St. Louis had densities of wore than 60 persons per nore.
Los Angeles has slmost no such density,

Denslty of permanent population does not present a
true plsture of conditions in MNiaml Beach st sertaln times of
the yoar, however, Plate Number 9, whish shows the density
of p opulation ocecuring during the prak of the winter season



Table Number 1l.
POPULATION TY DISTRICTS - 1830 and 1840

{ PRRMANEMT )

1930 Tet Population 1940 Per
Distrist  Dopilation Aves Por Net hove Populution Neb Aere.
1 1308 118,22 11.8 4119 34.5
2 1754 91,15 9.4 5069 B5e5
3 690 200,46 3.3 5910 28,2
4 250 105,80 2.4 1850 7.5
5 100 54.08 1.8 6a7 12,8
6 150 B7.20 1.7 15319 15,2
7 690 163,58 4.2 1217 Tod
8 - 09,06 - 150 1.5
) 197 188,71 1.0 838 4.7
10 206 £36,88 1.2 1977 8.2
11 50 156,16 0u3 350 2,2
12 470 206,31 2,3 1126 Sed
1 100 109.50 0.9 278 2.5
14 100 268,88 Oué 800 2.2
15 70 347.71 0.2 447 1.3
16 100 137,04 0.7 207 2.1
17 1ss  1e.n 1.1 1041 8.9

Total 6,538 27,355



of 1940, is very revealing. Here it is seen that in Distrlict
Yusber £ the denaity 1s 151 persons per net mare and indlsates
a orowding of land and populstlon unsurpassed by few Amerlsan
eitles, regardless of size. Such » goneentratiom of popu-
lation 1s somewhat less serious in Nismi Peach beceuse of the
very [{avorable weather conditlons and the temporary nature
of the crowded gondition. It 1s 1lndiecative, however, of u
trend, that if contimaed will lead %o eventual sollapse of
the established values becsuse of & public resstion apgainst
living in suoh orowded quarters.

Relative high dennitles sre also found in Distriets
Wumber 1, 3 snd 6, but in all other sestions of the oity the
spaciousness of the development is reflested in the relatively
few poople per sore. Again it —ust be omphasised that the
8ity must obtain more adequate control over the speculstive
lend doveloper snd regquire him to adhere to decent standards
of open spuge snd populstion domsity.




Table Number 12
POPULATION DNRSITY BY DISTRIOTS AT PRAX OF SEASON - 1940

Oroes Pop.Per Block Pop.Per Tet Per lNet
District Populstion Area Gross Aecre ires Bl.igre Ares Aere.

1 10,362 202,85 6l.2 145,26 7T1.3 118.28 87T.0
g 135,748 172.95 TO.7 124.65 110.5 91l.13 151.0
3 15,927 34447 40.1 247.40 ©GE.0 200,46 66,1
4 S»519 277.02 15.5 188,77 £0.9 105,80 35,3
5 2,700 112,35 5.1 54.08 51.7 ©Gd.08 51.7
€ T.T02 137.70 56.8 87.15 B0.6 B87.20 80.0
7 24020 424,18 5.0 301.59 T.0 163,58 15.7
8 505 182,35 4.1 99,77 5.0 99,06 G0
9 2,485 254,00 P.8 196,43 12,6 188,71 13,2
10 2,515 514.63 8.0 243,26 10,5 E38.,7 10,5
11 610 185.56 Z.l 182,57 3.8 156,16 3.0
1e 1,970 420.49 4.7 348.01 5.7 £06,31 9.5
13 2,440 142,35 17.2 113.12 21.5 109.50 22.2
14 1,568 477.26 Jed  390.24 4.0 260,88 5.9
15 1,262 416.77 3.0 352.23 J.6 J47.T1 SeT
16 649 174.24 3«7 141,31 4.6 137,04 4.7
bL 1,540 156.48 8.6 1£4.58 10,8 116.11 11.5
Total T0,336

Block Aren = Oross Area lessStreoots and Alleys

Yot Area = QOross Area less Area Devoted to Strects, Alleys.

Parks, Playgrounds, Heavy Industry, and Publle
and Semi=-Publls Uses .



TH® PROPOSED ORDINAICE

Distriot Maps
The proposed ordinance retaine the present method

of having s separate Use Distrlot Hap and an Area Distrist
gsp. Por maximum elarity snd administrative simpllelity 1t ls
generally desirable to combine sll distriste on ono mep. In
¥iam! Deach, however, it was found inadvisable to do s0 be-
gsuse of the fmot that the ares distrists in the present or-
Alnence were 20 mumerous snd were related so olosely with
dseded restrictions that a departure from established custom
would not be prestisadble. The new ordinance, thereflore, con-
sists of one map, showing combined Use, Weight and Demsity of
Population Districts, snd snother map showing Ares Districte.
Use, Noight and Density of Polulatiom Districts.

The present ordinance divides the city into seventeon
(17) olssses of Use distriets, eonsisting of four estate
dlstristes, one single=family distrist, one two-family district,
two miltiplo=family distriets and nine businessdlstrietas.

The proposed ordinsnce eliminates or combines three of the
pregent distriects end adds one new distriat, making & total
of Tourtcen.

Tt wns deomed adviasble to eliminate the "RDD" iod-
1fiod Singlo=Family Distriet (two-family) as itocovered &
wr:mnlmtﬂmﬂingdﬂﬂmm rmush that a
miltiple-family classification seemed more loglesl. The "RAAA"Y



e B BPRAm RO L
Single Pamily 3085 3475 11544 18.74
Two Pamily £16 3«20 691 l.14
Apartments 8835 2,37 20839 S4.00
Rooming Houses 300 8,00 2400 397
Totels 6763 1.50 25145 _ 4155
Totals 29159 60519 100,00
(v)
Single Pamily 3085 5.00 15125 21,60
Teo Pamily 216 4,00 A04 1.3
Apartmenta 8835 3400 26508 57.04
Rooming Houres 300 8.00 2400 J.43
Hotels 18763 1.50 25145 S8.00
Totals 20139 70059 100,00
Note: Tstimated Population per dwelling in (a)

Table Nunber 15.

RESIDENTIAL ACTOMMODATIONS AVAILABLIE IN 1039

(a)

Nioe of Estlmated

from cenmus bureau averagesj in (b) from

Chavbor of Commoresd estlimaten,
coocupanoy is usmmed.

Complete




wos

Business Distrist likewise oliminated ap it was very re-
strioted In eise and the uses permitted in the noxt lower
clapsdfioation 4ld not seem iInepproprlate for the loeslity.
The present "B8" and "BC" Business Distrists were sonbined
in & new "BB" District, the present "BE" snd "BF" Pusiness
Distrista were combined In a mew "I" Industrial District and
the present "BD" Business Distriet was changed to an "I" Light
Industrial Metriet, Part of the ares now zoned "FE" was
placed in & new district desimnatod the "RH"™ Hotel Distriet.

There are no helght repgulations in the present ore
dinamce and no density repgulations for multiple dwellings.
¥ithout such regulations, the ordinanse ir not comprehensive
and It 1s highly fmportant that they bde includedin the new
legislation.

Changes in District Boundary Lines -
I.] Estate mt!utjl The "mAp"™, -H'. "m" and

"nmo" Estate Distriect boundary lines of the old ordinance are
virtually unchanged. One area on Weet Averme between 10th
and 14th Streets 1s recomrwnded to be changed to an "HH" Motel
Distrist.

() Single-Family Distrlict. The most subatantisl
changes recomusended in respect to the "RD" Single-Family Dis=-
trict hes to &0 with the inelusiom in this dlstrlet of a rel-
atively lerge area on Normandy Isle and in the ares north of
Surfside Park, now zoned for multiple dwellings, This sectlon
of the oity is larpgely undeveloped and that which has taken




plsee to date 1z slmost exanlusively single-fa=ily. To snoour-
age the development of a large multiple-family area in that
looatlon woild be unsound as it would lead to impairment of
veluns in the presently developed apartment house areoas and
would make it lmpoesible to develop the area for its losleal
use as & single-family district.

(o) Two-Pamily Distriot. Ae stated previously,
the very small area now somed to permit two-family éwellinges
has been eliminated,

(d) Pour-Pam!ly Distriet. The present "RIE" Re-
strioted Mltiple-Family Distrist, which permits four-family
dwellings, iz limited to & very fow small areas. Thisz type
of dlstriet 1z wery wvalusble in & eity like Niaml Beach, as
it offers opportunities for the small investor and the type
of tulldings bullt under its provisioms does not result in s
densoly pepulated snd erowded dlstrist, It 1s recommended
thit eertain areas now in the "RE" clasafisatlion be changed
to four-fmally., The principsl rescommended areas sre looated
st the castern end of Normandy Isle, slong Abbott and Harding,
north of Seventy-third Street and in the vieinity of Sixty-
Ninth snd Carlyls. Other smaller areas are looated in verious
parts of the elty.

(e) Multiple~Pamily Distrist. The present ordi-
nange includes 950 agres of the oity's area in en "RE" or
Pultiple=Family Dwelling Distriet in whichrhotels are also
permitteds There are no regulations relsting to the helght

i ———
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of bulldings or to the density of population. It Is within these
ereas that most of the speoulntive bullding has taken plaee, Not only
should thore be adequete minimm standards set to insure provision of
1light end air snd to prevent excossive "sweating” of the land, but the
present area zoped for multiple dwellings should be udjusted more to
seale with present and future neods. As previously stated, there 1s =
large expescof spartment house soning in the noarthern part of the olty.
This oxgessive multiple dwelling zoning i1s ocondusive to speculsative
hotel snd spertment house econstrustion, whish, if contimued in the
future will inevitably result in lossof value to other sections of the
oity where substanmtial investments huve already boen made. The
southern seotlion of the city 1s better sulted for mltiple dwelling
development than any other area, It in slready established there,
and has smple room for expanslon for many years. It should be cnecouraged
and given the greatest posslble proteetion by the genmeral zoning plan.
(f) Hotel District. It is elso proposed to oreate & mew
type of dlstriet in the area now zoned “"RE"™ whish would be called the
"RH" lotel District. This distrist embraces the sres slong the ocean
front, now intenaively developed by hotels, It inaludes all of the
present "RE" dlstriet east of Vashington Averue snd south of Twenty-
third Street, the "RE" distriect along Collins Avenue from Twenty-Sixth
to Forty-Fourth, the bay=front north of S5ixth Street to Sixteenth
Street and certein other smaller areas. While hotels ecan stlll be
erected in the new "RAE™ dlstrict. they sre limited to three storles
in height, In the "RE" Adistrista the height 1i~dt 1s one hundred
and fifty (150) feet of fourteen (14) stories, whish corresponds
to that proposed in the pending btullding code.



to present snd future demand Indisete clearly that there 1is
ample comwrelal frontape met aside to meet any future nood.
Of 269.9 agres zoned for comwrrge, 136,57 acres are 1n aobual
use. There are 01,482 lineal feot zomed and 46,802 lineal
feet I1n use. On the besis of €9.7 lineal feet of gomwres
now provided for every 100 persons of pesk winter population,
the prosent zoned commerolsl fromtage is smufrislent to serve
8 Muture population of approximately 131,000 persons. Inas-
mich @z the estimeted total populstiom that will be cesommo-
dated in Mia-1 Desch when nll veesnt land 1s absorbed 1a
124,000, 1t 13 ovident that the total frontape 1s more than
emple and needs no expansion,

A study was also made to detormine vhethor the in-
dividusl comwrelal dlstrists wore adequate to serve future
noods, us it ls obvious that eertaln of them might be defd-
clent while others might be ovor=gemerous in zomed frontage.
For the purpose of this amalyeis, the elty's soventeen (17)
statintisnl dlstriots were combined in such & manner ss %o
divide the eity into sreas sdjscent to the prineipal eorwer=
clal centers. Within these areas the somod and used comm relsl
frontage was determined end a retlo botween present peak po-
ulatlion end used commerclsl frontspge established. FProm preve-
ious estimates of eventusl population made for esch of the
seventeen (17) dlstriote.the ulti-ste frontage noeded was



dotermined by applylng the ratio. In only two cormerclel
aroas was & deficlomey found, |

In oomsidering the boundaries of commerelal dise
triets for the proposed ordinance, scertain adjustments were
deomed advisable In the light of sonditiona rewvealed by the
Land Use Survey and the atudy outlined sbove, In the south-
ern part of the c¢lty, shere the most extensive comwrelal
development hns teken place, It was found that the present
business soming was far out of sonle with any possible need.
It was also found that om certain streets, suech ms Alton Read
between Sixth and Eleventh and on Lenox Avermue between Fif-
teenth and the slley south of Lincoln Road, ome side of the
stroet was In & commerolal classification and the opposite
frontage was soned for multiple dwellings. This kind of zon-
ing 1s legally diffioult to sustain, particularly if the
frontage whish 1s zomed for businesshas not developed that
way. Consequently. the proposed ordinanee eliminates the
commereial zoning on these streets. Alzo In this general
area 1t was found that the commereial zoning of the north
half of the blocks south of Sixth Street, between Alton Road
and Buclid Averme, could not be justified elther from the
standpoint of need or becwuse of prevalling development. The
proponed ordinonce reclassifies this ares for mltiple-ramily
use .

inother area proposed to be shanged from its presont
commerelal classifigation 1z loceted om the south side af
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Fifteenth Street between Washington and Drexel Avermes. This 1p o minor
extenalon of the Espanols Wey comwreial distrist end 4in so small that
it falls wnder the category o "spot zoning".

The only other change in sommrolal zoning of any sonsequonce
is the fromtage on Collins Avenue from Sixty-Ninth Street to a point mouth
of 6Tth Stroet snd bobtween 24th end 30th Streets, ineluding the osesn
fronts There 1z en excessive amount of sommerelal zoning in these
areas and the frontege so zoned has not developed in that mammer, To
pertially compemsate for the frontage removed from the somrreroisl slassi-
fleation and to encourapge s more compact development in the Seventy=-Pirst
Street relghborhood, it 1s proposed to change the blosk on Harding Averus
between Seventy-First and Seventy-Second from sn "RE" olassifiestion to
somwrelal. It 1s proposed to change the present BAAA soning om Collins
and the osean front between 24th end 20th to sn RH Hotel Distriet. Very
11ttle sommerolal developmemt has ocegurred !n this area and prevention of
any future expansion is important in order to prevent further traffiec
eongestion on Collins Avemue mnd to protect Psnscoast Lake =nd the ogean
front from coomereisl exploitatiom,

iﬂ'w from eormerelsl to renldentisl is mugrested for
the FMlemingo Hotel property on Bay Road.

It 1z slso proposed to extend the gommerelal zoning on the south
slde of Lincoln Road from Washington Averme to the west line of James
Avoerue oxtended. Inasmuoh se the other three eornera at the intersection
are zomod to permit commeree sash & change seoms logical,

Further extonsion of comwereial zoning eastward om Lineoln Road
is not advisable as there 1s ample comrwreial szoning in the sres to
supply present end future needs, If unanticipeted demand should devlep
it would be better to provide additionsl commmerelal frontage on Washington
Averme south of Lincoln Read othar than extending eastward on Lineoln.
Commeraial development at the intersection of Collins Averme snd Linsoln
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Oscupled  Permamemt At Peak Averg. tos of Zoming
Uee Indgres Pop. 1040 Pop. 1940 ity fum ¢ Dlsteiots Distrists
Single=Family Res. 904.04 34345 1,202 2,035 1600.00 240114 £028,.75
Parks and Playgrounds 92,18 341 131 ATO 161.00 - "
Publis snd Semi-Public  566.21 2.005 810 822 654,00 3 .
Two=Famlly Residence 12,19 <045 +O17 « 143 - | 4 .50 - 135,37
Mltiple-Panily Res. 101.02 709 2T O 340,00 407,19 950,14
Hotels 99,82 «370 B - \277.00 240,55 -
Cormereial 136.567 «506 «100 179 | 843,00 B33 .00 269,90
Light Industrial 19.16 071 027 236 33,50 24,50 41.98
Heavy Industrial 12,06 <047 017 .680 £1.10 41.90 42,33
Strects, Alleys 899,02 2,290 1,270  2.820 | 850,00 899,00 913,02
Total 2022.26 10,819 417 BT 4151,10 4250.20 4258,22
Vacant Land 1336,05 ' .19
Total City Area 4258.29 4250,.29

Permanent 1940 Population - 27,000
Peak 1940 Populatiom Fstimated = 70,000
Eventual Population Eetimated = 124,000



Road would result in adding farther congestlon to an over-growded street
-nfl would be the opening wedge to the eventual comereislization of
Colline Averme both north and south of Linaoln.

The sbove deseribed changes are the prineipal used involving
commereial property. Table Number 14 i1 a summery, by prinsipusl busineas
areas, of the cstizmated requirements for future commeree and the
proposed ampunt of soned commereisl frontsge to satiafy these future
needn, Tt wlll be noted that, within practical li=mita, the theoratl-
esl frontage needed has been provided. It in obviously imposd ble to
precisely predict future needs in Miaml Besch, btut mllulltlﬁﬂlhlj" the
proposed zoning is generally to seale. The net results of the proposed
ohnages in sommerelal zoning has bean to reduss the present 91,483
lineal feet of frontage to 84,504 lineal feet, whioh gsompares with
48,802 lineal fect in asctual present use and 76,185 lineal feet eatimated
to be noeded when the elty 1ls fully btullt up.

(h) Industriel Districks. Other than comsolidation of the
present "BE", and "BP" and "BO" Pusiness Distriets inte one Industriel
District, few changes are proposed in these elassl fieations. Itls

recommended that the frontage on the north side of Twentlieth Street west
of Alton be plaged in & light indystrisl classifisation to afford s greakt-
or msasure of proteetion to the adjoining residential property on Sun-

set Island Number 4. It i3 slso recommended that the govermmenmt owmed
property on elther side of the Government Cut be removed from the Un-
restricted glasd fication snd pleced in the "I" Industrial District,

and that the Surfside Park property reecently sequired by the aity be
changed to a residentis) olasaifiostion. The only unrestristed area
recommended is on Virginia Eey.



Ares of Proposed Zoning Districts
Previous studies have indlcated that if the btullding

tronds established during the past ten years ere aontimed
in the future, a2ll vegant land within the pressnt corporate
1imits of Miaml Beach will have been absorbed in about twenty
yeara, &t which time there will be dwelling sccosmodatlons
for approximately 124,000 peraons,.

ig shown in Table Number 1, the land use charscteristias
of liiam{ Besch =re generally similar to those of other olitiles
with certain noted exseptions, In this table the aroas used
for different purposes were shown as peroentages of the total
area of the elty. 1In order to determine future ares require-
ments for different land uses and to cstablish a sound basis
for establishing zoning distrists, the areas now used for tha
difrferent land uses were redused to aocres per 100 persons,
These ratfos were determined for both permanent andpeak 1040
population and are set forth in Table Number 15. By the use
of these retios it is posslble to determine how much area
will be required for esch land use for any given future pop=
ulatlon. Assuming an eventual peak populstion of 124,000,
an estimate of future requirements can be obtainoed. Table
Tumbor 15 shows those estimated future requiremsnts snd makeas
a comparison between them end the total srea proposed to be
zoned for oach land use classificetion. In mll eames, the
ratio of aeres used to 100 persons of peak populstiom 1s used,
rather than permanent population.
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the total sereage of various uses needed by cach 100 persons.
There is a total of 4,177 scres compared to B8.17 serre in the
average city. With the exgeptlon of seres uned for multiple
dwollings, hotels, public end soml-publie uses, and cOMMETCOs
all other uses require much lees area than is found in other
eltiesn.

These ratics applied to the estimated fubure popu-
lation of 124,000 indicste that 4151 meres of land will be
needod for sll usda. As the total land crea of the elity 1a
4258 sgress it will be almest entirely utilised end 1little
or no vasant land will remain,

Zoming mst be related to present apd future land
use requirements; otherwise, 1t will be unbalanced, out of
sosle snd of doubtful legality. The areas inoluded within the
proposed soning distriets are showm in Table Number 15 in
erdor to compare the recommended areas with eatimted require-
ments.

It will be nobted that 2421 sores are included in
the single-family distrists, compared to 804 seres in actual
present use and 1600 seres estimsted to bo eventually needsd.
This sposrent disparity ocoursbecsuse of the large screage
of parika, plsygrounds, snd publiec and seml-publie property.
most of which 1p located in single=fumily districts. When

~——— these fucts sre taken into sccount, it is seen that there 1s
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sotuslly very little difrference in the two rigures, The area
proposed to be zoned for multiple-family and hotel uses 1is
sonewhat in exoess of estimated requirements in order to per=-
mit e ressonnble choloe of location.
It will be noted that the sres recoumended to be

zonel for commeroe and light industry is slightly less than
the sstimated requlirements. Howaver, the total area to be
zoned for commerce and light and heavy industry 1s slightly
in exceas of that estimated to be needed. lnaamuch as comuerce
is permitted in industrisl distriots and there is a substantial
amount loocated im those areas at present, Lhe proposed commer=
alal nnd industrial zoning is not unduly restrictiva.

In estimsting the future requirements for streets
and alleys, it was necessary to disregard the ratlo of area
to future mum-:-ﬂ’-ut of Mirmi Beasch 13 now subdlivided
end the veacant property is largely located in such areas. As
streeta and slleys are not zoned, the flgyure shown in the
table represents the srea now actually used for those purposes.

In order to show the relationship betwes:n the pro-
posed zonling and the areas actually used in different parts
of the oity, Tuble Number 16 was prepared. This shows by
statlstieal distriots the areas in pressnt use snd the srea
proposed to be zoned for such uses.

snelysis of bullding trends during the past ten years revealed
thet the present ordinance did not provide ths proper balance



between single-ramily and multiple-family dwellling distriocta.
As shown on page 20, all of the single-femlly vocant lots
will have been bullt upon long before the vecent multiple-
dwslling lots have been absorbed. The proposed ordinance ls
much better balanced in this reaspect.

There are 3852 vecant lots zoned for single-family
residence. Assuming that bullding operations continue at the
same rate as in the past ten years, these lots will have beon
fully bullt up in about twenty years. The 1219 vacant lots
remeining in the ];rﬂpﬂuld multiple-dwelling snd hotel distriects
will be fully utilized in spproximately elghtesn years and
the 373 vacant lots zoned for commerclal purposes willl be abaorbed
in about sixteen years,

Area Distriots

There are now thirty-seven (37) Area Districts pro-
vided in the ilaml Beach Zoning Ordinance. As stated previ-
ously, it was deemed inedvisable to attampt to reduce these
to correspond to the number of Use, Helght and Denslity Dis-
triots, end very few changes are recommended in the area Dis-
triot Boundarles, o
Textusl Provisions.

Definitions. ‘These were completely revised to el-
iminate soms ambiguity and to meke them conform to new sub-
Jject mstter introduced loto the proposed ordinsnce. All def-
initions wers closely coordinated with those included 1ln the
pending bullding code in order to avold conflict.



Znsotment Clasuse, Revised for purposes of simpli-
fication of text.

Estete Districts. Prosent permitted uses were aug-
mented by inclusion of certain types of public recreatiocnal
uses and bulldings. FResulations for accessory uses and build-
ings were drawn in considerable detall.

A helght 1imit of two snd one-haelf storles or thir-
ty-rive feet was recommended in the absence of similar regu-
lations in the present ordinance.

No changes were recommended in the lot aree per
family requiresent of the present ordinance.

“RD" Single-Femily District. Present permitted
uses were unchanged.

A hedght limit of two and one-half storles or thir-
ty-five feot was recommended.

The Lot area per famlly requiremsnts of the present
ordinsnce were unchanged.

"RDE" Restricted Multiple-Family Dwelling District,

The principle changes proposed in the uses permitted im this
distriot have to do with "bungslow courts”, 1ln the propossd
ordinance, no mention is made of this type of houslng, elther
in definitions or in the district regulations. The bulldings
comprising what is generally known as a "bungalow or

house Court® are essentially single-family dwellings. There-
rore, they should be erected on a lot us defined in the ordin-
nance and should eomply with the density and open space re-
requirements for single-family dwellings. 1t is recomuended

that churches be permitted inthe "RLE" Districts. They are



not mentioned in the present ordinance, btut, being a natural
part of & residential development, should be permitted in such
areas, The proposed lot area per famlly provislons of the
*RDE"™ Distrist are as follows:

Single Family Hesldences 2,800 Square Feet
Two=-Family Residences 1,600 Squars feat
Multiple-Fumily Hesldenges 1,250 Bquare feet

The 2,800 square feei requirement for single-famlly
resldences corresponds to the present requlrement for bunga-
low gourts, ‘The density requirements for other types of
dwellings are new. They will permit the erectlonm of a four-
family building on & lot contalning 5,000 squure feet, or two
deplexes on & lot contalning 6,400 sguare feet.

Helght requirements sre the same as those in the
single-family snd estate dlstricts,

One new and highly important regulation proposed
in the new ordinance has to do with providing off-street
parking facilities by =ll new multiple-dwellings. The pro-
posed regulations provide that such off-strest parking must
be supplied on the premises in the retlo of one space ror sach
two dwelling units. A four-family dwelling thus, would
be required to have a two-car garage alther in the building,
in a seperate building, or to have sn open area on the pro-
erty of sguivalent size,

"RE" Multiple-Family Districts. As desoribed pre-
viously, the proposed "RE" District in the new ordinsnce is



primarily an spartment house ares ln which hotels are per-
sitted. There is, however, a three-story helght limit and
hotels may not conduct en acocessory buslness of any kind.

The provision of the present ordinance, psrmitting hotels of
one hundred room 2 or more to conteln business uses, has been
eliminsted.

Minlture golf courses sre parmitted in the present
ordinsnee but, as these uses are commercisl in character, it
was deemed advisabls to limit them to commerciasl and lndus-
trial distriots.

The juestion of public and private schools was given
careful considerstion and, for legal reasons, it seemed nec-
essary to permit both types in the "R&" Districts. Bchools
other than public schools are limited to those having curri-
gula the same as ordinarily given in public schools. This
provision will eliminste the possibllity of establishing such
commercisl uses such as barber colleges, dancing schools and
the like.

The provision for off=-street parking in the "RE"
Distriot requires hotels to provide such facllities in the
retlo of space for ohe car for each four guest rooms, Mul-
tiple dwellings must supply space at the ratio of one ear to
esch two dwelling units. I1n the event such pn.rkiu.a ureas are
not provided on the same property ocoupled by the spartment
or hotel, they may be located elsewhere after the location
and design has been approved by the City Council. Frovisions -
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are also made in the proposed ordinance to permit other park-
ing lota and storage garages in thls district subject to ap-
proval by the Clty Counclil.

For consistency, as hotels are not parmitted to
operate dining rooms in the "RE" Distriect, boardling house
operation is likewise prohibited.

One of the cutatanding weaknesses of the presaat
ordinance 1s lack of density of population regulations in
multiple-family districts. It ia proposed to supply this
onission by requiring the followlng lot areas for different
classes of buildlmgs.

Single~Family Kesldence 2,800 Bquare feet per famlly
Two-Family Residence 1,600 Sjusre feet per family
Multiple-Family Hesldance 700 ere feet par family

¥ . Eq?m:ulng unit)
Hotels 250 S uare feet par gueat rooa

The proposed density requlraments for hotels and
spartments are a reesonable minimum standard and in accordance
with prevelling conditions. Table Number 5 shows that the
average lot area per family provided by eoll the multiple-
family dwellings in Miumi Beach was 1,246 sgquars feet and
from Teble Number 6 it is seen that the average lot srea per
gueat room, for all hotels in Mimsl Beach, was 222 sguars
feet. [From Table Number J 1t 1s seen thst out of u total of
694 apartment buildings only 214 have lesa than 600 sguare
feet per dwelling unit and from Table Number L it 15 seen



that out of a total of 257 hotels, 155 provide lot areas of
more than two hundred sgquare feet per gueat room.

A typloel lot in the sree south of ¥Fifteenth Street
gontalns 7,000 square foet. The proposed regulations would
permit an spartment house contalning ten units or a hotel
gontaining twenty-elght rooms to be bullt on such & lot.

The present ordinmnce requires sll classes of dwel-
lings to provide not less than four hundred aguare feet of
floor ares per dwelling unit., This 15 more,properly & bulld-
ing code requirement and it ls reconmended that 1t be omitted
from the new zonlng ordinsnce.

"HA™ Hotal District, The prinelpsl difference be-
tween the proposed rezulstions in this district and in the
"RE" District is in respect to maximum bullding helght snd
required side ysrda. It is proposed to place & helght limit
of ons hundred rifty feet or fourteon stories on all bulldings
erected in these districts in accordance with the proposed
height regulations of the bullding code,

Under the present regulations, bulldings may cover an
rbnormally great percentage of the lot area. For example,

An aAres Distriect Number 28, which includes much of the inten-
sive hotel development along Ocean & Collins avenues, front
yerds of five feet are required, slde yards of five feet must
be provided, and no rear ysrds sre necessary. On a lot 100
by 150 feat in size, contalning 15000 square feet, the bulld-



ing may ocoupy 13,050 square fe«t or 87.0 per cent of the
total lot area. This coverage far excesds any reasonsble
standard and should not be permitted in the future. The min-
imum standards for lot coverage for multiple dwellings adopted
by the Federal Housing Administration for the State of Floride
require, on an interlor lot, & covarage not to sxceed forty
(40) per cent snd on & corner lot, & coverage not to exceed
firvy (50) per cent. (From Clroular Number 2, Property Stan-
derds, Part VI for the State of Florida, issued by the Federal
Housing Administration, Jume 15, 1938).
It 18 proposed to remedy the situation im the fol-
lowing manner.
1. By providing for lnocreased rear yards in "RH"
and "RE" Districts.
2. For bulldings more than two stories inm height
to require inoreesed side yards aubove the second story level,
3« By requiring certaln lot areas to be provided
according to the number of dwelling units or hotel guest rooms.
Speclfically, im the distriot described above, it
is proposed to require a mimimum rear yard of twenty (20)
feat, which may be reduced to ten feet if the lot sbuts a
twenty-foot alley; minimum five-foot side yards must be in-
~eased two feet in width for each story above the second and
‘eas of not less than two hundred square feet per gusst
“e provided by hotels. No change is proposed in froat yerds,



resulting from strict adharemce to the letter of the ordinance.
The bullding Inspector should not be vested with diseretion

to mako these sdjustmenta, as he is an administrative of fiser,
whope duty it 1s to emforee the terms of the ordinance. The
Stete Law, howover, provides that & board of sdjustment may
be suthorized to male such varimtions in the terms of ths or=
dinance that willprevent undue hardship and at the same time
earry out the intent and purpose of the law. The bard of
adjustment hes three functions to perform:

(a) Teo the ordinance when there is a
difference of on between the bullding inspector and
the property eowner;

(b) To make variations under sertain conditions;

ht:ﬁ' m':mhl exceptions when suthorized

It must be recognized that s board of adjustment

i1s an administrative body and 1s not empowered to change the
text or district maps. This 1s a legislative funation con-
fined to the City Coumocll. Boards of Adjustment in & grest
many oitles have assumod powers beyond thelr legal suthority,
and have made changes in the soning regunlations by granting
pernaits for uses prohibited in certain districts, and by doing
other things clearly beyond thelr power, Sush sstions inev-
itably result in s wealtoning in the stadility of the ordinance
and & loms of publie eonfldence, to the detriment of zoning
in peneral. Suoh pregtices have also led to court decislions
in gcertaln stetes whigh have mo curtslled the powers of those
boards as to destroy thelr effectiveneas,



stations as defined, the proposed ordinance provides only for
service stations, and omits all referemce to 1l1ling statlionns.
Such uses are permltted In the "ER" Distriet, provided tholr
locatlon is approved by the City Counsil.

The "LI" Light Industrial District is oo named be-
caune ‘he uses permitted in this distriot are more in the
nature of industrial than they ere commerelsl. These uses
correzpond generally to those now persitted in the "mo"™ Bus-
iness Distriet.

The proposed "I" Industrisl District is composed
generally of the present "BD", "BE" and "BP" Business Dis-
trists, mnd the uses permitted are similar, The storage of
petroleum, slsughter of poultry, and ship yards snd dry dooks
are pormitted only after approval by the City Counell.

The "U" Unrestristed Distrist corresponds to the
prosent "BO" Dusiness District and, as stated previously. is
confined to Virginia Key.

One important proposed new regulatiom applying to
all elasses of business districts 1s that which requires com-
merglal used® to provide for off-street loading snd unloading
fagllities on thelr own property. This provision is made to
reduce the congestlion resulting from the loading and unloading
of trucks in publio alleys and In streets in front of tuildings
which have no rear entrance.

Permitted tmilding heighte throughout the busincss
and industrisl districts are the same as those in the "RE"
Hotel Distriot; 1. e., 150 feet or 14 stories.



Bulldings erected for dwelling purposes mast comply
with the density requirementa of the "RH" Hotel Distrist. 1In
addition, there is s speciel provision which applles to resi-
dential bulldings snd hotels erected in businessor Industrial
districts which requires that sush tuildings provide s minimum
gide yurd of 10 feet. This provision 1s important for the
preservetion of light and air sround reeldentisl bulldings,
as no side yards are required for business eatablishments,
and *hey can be tailt flush with the property line.

Non=Conforming Uses. The eliminatlon of non-gon-
forming uses has proved to be one of the most troublesome
probloms srising in soning edministre'ion. In the early days
it was assumed that, by prohibiting their enlargement or struc-
tural slteration, soomer or later nom=conforming uses would
disappeer. The experience of most citles, however, has been
that very few of these dulldings sre ever removed or converted
to sonforming uses, and it 1s apparent that more positive ac-
tion mist be taken in the future if property values in resi-
dentisl arens are to be effectually stebilised and protected.
The proposed ordinsnce provides that

(a) Nom=sonforming uses of land mast be discontline
ued within ome year. This is & reasoneble provision begause

in cases to which 1t spplies, there is no investment in tuil-
Hmi

(t) A non-gomf tuil ean only be
in use to another non-conf une a more restriec
alasoification or to a conforming use. The ar dinznee

permits the change of a non-conforming btuil to snother
use of the same general classificatiom.



(e) WYhenaver s nom=gonf use has been disgon-
for a perlod of one year, its future use must be con-

timed
fﬂlﬂlﬂg-ﬁ

(d) A1l thl or gomerolal
tullding located in any ren distrioct must be removed
or shanged to s sonforming use within & perlod of fifteen years.

Jooated 1n any residence G1strict, mist be discontimied within
two yoars, exsept under certain comxditions.

Thare are certain land uses whieh are not sppropri-
ate to residentisl distrists but vhish, bessuse of thelr na-
ture, somotimes require a loecation in such en srea. The
proposed ordinanee provides s method by which such uses may
bs pormlitted in dl:l'.:ltﬂ.ﬂh from vhich they are prohibited under
the ordinsnee by astlon of the City Counoll after publis hoar-
ing. These uses ineclude the extrsctliom of top soll and sand,
hospitals, elinles and other institutions, cemeterles, commu=
nity bulldings, airports, nurseries and rreenhouses, and
tourist eoampe.

Area Districts. Certaln changes in the side yard
provisions and rear yard proviszlons of the present area dls-
tricts are sugsested in the new ordinance. In those distrliste
whish require side yards of 5 feet, 1t 1s suggested that the
mintmae width be based on 10 por cent of the average width of
the lot, so that on lots wider than 50 feet s correspondingly
wider yard would be required. As meviously explained., there
1s aloo & spoolsl provialen for Incressing the width of s slde
yard in the hotel distriots, and such provisioms apply to
residontisl tulldings erected in btusiness or Indusirlal dils-
triots.



In the "RE" and "RA" Distrlote it 1s propomed to
inoresse the depth of the required rear yard to 20 per cent
of the lot depth, or & maximum of 30 feet. The present prac=-
tise of bullding apartment houses and hotels to the rear lot
1ine or within & few feet of the rear lot line will eventually
produce a very undepirable conditlom.

Additionsl Aeight end Ares Regulations, This sectlon
of the proposed o dinanse has to do with speeial econditlons not
covered in the genaral height and erea provisions, such as per=
mitting esertain types of publis bulldings and Institutions to
axoceed the heicht 1limit when required yard spaces are inareased,
and provisions relating to the height regulatlons of speciel classen
of hi_il!.mn. and parts of buildings,

The provisions relsting to the construstion of docks
and wharves, walls and fences and other speclal structures,
follow the present ordinance. The permitted projections in
the yard aress slso glosely conform to present regulatioms.

Cortificate of Ogcupancy. Vhile the present ordl-
nangoe requires the issusnce of occcupancy certificstes, for
gome reason or other this has not been done in the past. A
slmilar provision is ineluded in the proposed ordinanee, mnd
it 1s strongly recommended that its provisions be strietly
observed. The detectlion of illegel uses will be greatly
fesllitated in the future, 1f a1l mew tuildings and wulldings
which ere changed in use sere required to hawve a gertifisate
of oocupancy. One of the greatest difficultles in enforelins



g zoning ordinsnse is in the case of 11legal comverslons of
sinsle=family residences into boarding or lodging houses or
miltiplo-femily @wellings, and the comversionm of & miltiple-
r:ﬂhmmugmtnmmm-mrmrurmum
units than permitted. Enforeoment of the occupaney certifi-
unhprﬂ:imrmldhtmmm deteeting this type
of zoning violation.

Plats, It 1s proposed to require that all appli-
sents for tullding permits submit & plat made by o ligensed
marveyors which will show the lot to be Muallt upon and the
dimensions of the building. This plat, whigh is & part of
the tullding permit applisstion, will be riled In the of flce
of the tullding inspector as & pormanent record, and would
be invaluable in interpreting the provisioms of the soning
ordinsnee relating to yards and other open spaces. It would
mumﬂulltmathwmwmtmur
the wmuwmmuuﬂﬂnﬂmnﬂngw-m
hilﬂnﬂhﬂkimnrrhhntwmiumlﬂ to moot the
requiremonto.

Doard of Adjustment and Administrstion. Boards of
Adjustment fulfill sn important part in zoning administration.
In devising & goning ordinance which applies to all of the
proporty within & oity, 1%t is obviously impossible to cover
every concelvable situation which might erise as tuilding
development progresses. Therefore. there must bo some means
to adjust unforeseen difficulties end prevent uncue hardship



resulting from strict adharemce to the letter of the ordinance.
The bullding Inspector should not be vested with diseretion

to mako these sdjustmenta, as he is an administrative of fiser,
whope duty it 1s to emforee the terms of the ordinance. The
Stete Law, howover, provides that & board of sdjustment may
be suthorized to male such varimtions in the terms of ths or=
dinance that willprevent undue hardship and at the same time
earry out the intent and purpose of the law. The bard of
adjustment hes three functions to perform:

(a) Teo the ordinance when there is a
difference of on between the bullding inspector and
the property eowner;

(b) To make variations under sertain conditions;

ht:ﬁ' m':mhl exceptions when suthorized

It must be recognized that s board of adjustment

i1s an administrative body and 1s not empowered to change the
text or district maps. This 1s a legislative funation con-
fined to the City Coumocll. Boards of Adjustment in & grest
many oitles have assumod powers beyond thelr legal suthority,
and have made changes in the soning regunlations by granting
pernaits for uses prohibited in certain districts, and by doing
other things clearly beyond thelr power, Sush sstions inev-
itably result in s wealtoning in the stadility of the ordinance
and & loms of publie eonfldence, to the detriment of zoning
in peneral. Suoh pregtices have also led to court decislions
in gcertaln stetes whigh have mo curtslled the powers of those
boards as to destroy thelr effectiveneas,



The provisions in the section om "Board of Adjuste
ment"” have been drawn with these thoughts in mind,

In consldering soning administration in goneral for
Miaml Deachs 1t would not be inappropriate to male certaln
suggestions for the future. These suggestlons are sumarlzed
as follows:

(a) It is important that the proposed new bullding
eode be adopted at the seme time, or shortly after, a new
soning ordinance is passed, This proposed new code has becn
under preparation for several years and embodies meny regula-
tioms which should be put into effect &t the ecarliest possible
moment s particularly singe there is such a great smount of
bullding being done in Miami Beach. The tullding code and the
zoning ordinance complement each other, and the two should be
administered together.

(b) The Muilding Department has an insuffisient
mumber of inspectors to adequately protect the public'e in-
toreat during the perlods of motive btuilding eonstrustlon.
It 15 regosmended that provisions be made for employment of
additional inspectors durlng the sumer season, during which
time bullding 1a most sctive.

(¢) There 1z a tendancy on the part of eertein un-
sorupulous developers to ovade the provisions of the zoning
ordinence by slteration of planes while btulldinse are under
conatruction. These eveslons are difficult to deteot under



present sonditlons, and additional inspectors sre nooded as
m.*u above., In edditlon, serious conslderation should
tﬂ'ﬂhﬂﬁ'ﬂ'ﬂ!‘ltﬂﬂlﬂﬂlﬁﬁhiﬂﬂf!ﬂnﬁlﬂhﬂulﬁg
nuﬂul’hiuhimldu:uhhmhhhhmuthdni-
urm.thnmtwrmﬂntmntuhmm
bor of persons eccupying sleeping rooms snd the 1ike.
he winter season there 1s s grest deal of overorowde
artloularly in rooming houses. Rigld enforeement of
lhﬂﬁiliﬂmh_hrﬂfthﬂmtﬂmm
in parts of the city during the pesk of the season.
| (&) Enforgement of the ocoupsney eertifisate pro-
udthunquirMntrurﬂJhgnflmrphtﬂth
e but pernit applisations, as discussed previously,
§2 also greatly strengthen the zoning adninistration.

The proposed ordinence ls comprehonsive in moeor-
po with the distates of the State Law, Its adoption should

by lndividusls. Hereafter, these requects should be studied
the standpolnt of the entire sity rather than the property
1fs; or the small srea 1i=mediately adjecent thereto.




