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CONCLUSIONS AND RECOMMENDATIONS

The traffic deficliencies are reaching serious proportions

and should be cause for concern.

The econcmic health and future growth of the area is contingent

upon prompt and effective traffic solutions.

The business interests of the area cannot selve this problem
without adequate support from local government agencies and
some legislative action.

The supply of off=street parking spaces are inadequate, and

depending on proximity to the shopping center, either over-taxed

or under-used.

The recommended parking sclution, while simple and practical,
will require & bold assault upon archalec and umrealistie
zsoning practices,.

The parking solution is financially feasible on a self-
liguidating basis.

Biscayne Boulevard should be kept attractive as well as

a functional traffic-uway,

That the Biscayne Flaza Shopping Center does not galn maximum
utilization from thelr parking facilities because of
inadequate usage control.

It is recormmended that & two phase off-street parking program
be advocated and sponsored by the Northeast Miami Improvement

Asgoeiation:

Fhase I - Immediate accuisition and development of the off=street

parking facilities east of Biscayne Boulevard as

describad in Plate 6.

i




Phase II - 18 to 24 months, Restudy potential of
proposed parking area south of NE T9th Street
batween Blscayne Boulevard and Little River Canal,

10 It is recommended that Blscayne Boulevard be widensd and beantifiad
from HE 55th Terrace to NE 8Tth Street,

11, It is recommanded that the Biscayne Flaza Shopping Center
institute parking controls on its lots for the purpose of
affording its patrons greater service and avallability of
Space.

12, It is recommended that the following 1isted streets be pawved
between Biscayne Boulevard amd & point approximately 225 feat
east, and that they be widened and fully developed with curb
and putter to City Standards:

NE E0th Street
KE Blst Strest
HE B2nd Street
HE 82nd Terrace

KE 83rd Street



Chapter 1
Introduction

The northeast section of Miami, with an increasingly important
concentration in the vieinity of Biscayne Boulevard and NE 79th Street,
iz an older but steadily growine district conteining a great variety
of business, professional service, warehousing, light industrial and
retail activities, surrcunded by fully developed residential aresag.

The district as & vhole makes an important and substantial
eontribution to the economy of the area, pays & high share of local
taxes, and provides a significant amount of employment. 4As an area
it conteins all of the elements and characteristics of a self-
contained commnity of 15,000 to 18,000 population. While many of
the problems experienced are similar to those of cther sections of
the city, the appropriate solution must reflect the particular needs
of this area both as to timing and extent.

The prineipal concern of this report is correction of the traffic
deficiencies which are now reaching serious proportions. At the
presert stage of development it appears that practical and comparatively
inexpensive remedies properly timed and of appropriate quantity and
oquelity ean preserve and expand a healthy growth. There are all too
many examples in Metropoliten Miami of the stagnation, bl ipght, and
deterioration that occurs in this type of distriet if timely measures
are not taken. Adjacent Little River is a prime example.

Very often general plarming and zoning policles interded to promote
the value of property and land use and to generally create a more

favorable environment, operate to defeat the purpose for which they

were intended by creating a rigid structure incapable of adapting

itzelf to changing nmeeds,




There are a mumber of sections throughout Miami which, while
strategically located, have been precluded from developing their potential
a3 business districts because of the rigidity of the Off-Street Parking
Ordinance and a corollary failure to promote & flexible off-street parking
program on & district basis,

It 1z not the intent of this report to criticlize public policy or to
recommend solutlions for any but the problem at hand. However, an example
of the applicability of this subject can be shown along many stretches of
Bizcayne Boulevard, where if adeguats parking facilitiea could be financed
and developad, the value of property and basiness volume would ba sub-
stantially increased.

For functional purposes of this study we have divided the district into
two areas (see Plate 1). Area 1, bounded by NE 84th Street on the north,

HE Tth Averme on the east, and the Little River Canal on the west aml south,
contains & high concentration of professional service amd retall business.
Area 2, extending along Biscayne Boulevard between NE 55th Terrace and NE
87th Strest, contains retail establishments, service businesses, professional
offices,with a high concentration of tourist facilities (food and lodging).
The improper use of existing parking facllitles in some instances, and the
lack of adeguate perking facilities in others, are directly responsibla for
the major diffioulties being experienced in Area l.

The functional obsolescence of narrow Biscayne Boulevard is bringing
about business deterioration and blight to Area 2, Biscayne Boulevard; in
the study area, has been unable to handle the demands upon it for many years
and the situation iz progressively worsening.

It is realized that certain recommendations in this report appear
drastic and expensive, It must be borne in mind that serious problems recquire
serious action. Delay of corrective and preventive measures will only

increase the problems. It takes longer to ball out & boat than it doea to

sgink it, and costs less to maintain it than it does to repair it,
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Chapter II
_Ares 1

Nearly all of the existing vacant land is devoted to supplying
approximately 1280 parking spaces (rlate 2). Only 15% of these spaces
are loecated in the east half of the corridor where future development
js likely to occur. As shown in Flates 3, 4, and 5, these existing
fagilities are crowded throughout the day.

An interview study of patrons entering the stores fromting Biscayne
Boulevard indicated that over half used the shopping center parking lot.
Fortunately the shopping center has not, to date, restricted such use.

The interview study also showed that 57% of all persons sampled patronized
sstablishments along the east side of the Boulewvard, yet parked their cars
in west side lots, Other field studies disclosed these significamt facts:

1. The bulk of the parking demand is centered on the four lots
in the southeast cuadrant of the shopping center (see Flate 5).

2, Omnly 17% of all parkers in the area occupy spaces for four
hours or more, yet account for nearly 50% of all space hours
used (see Tables I and II).

3. The premjum parking lots mertloned in Mo. 1 above experience
high levels of usage by long=-time parkers, though they are
sub-standard in design and operate at maximun capacity
throughout most of the day. The averapge turnover rate 1s
3 to 9 vehicles per day.

Le 65% of all eurb perking is located along the Boulevard, or
in the shopping center. Long-time parkers (four hours
or more) account for over half of the space hours used.

5, The major lots near the shopping center and the Boulevard

are experiencing high levels of usape, resulting in congestion
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TABLE I
SUMHAR
Of f-Street Parking Duration
(11 Hr. Sample)

Lot Fercent Percent
Bumber Parkers Over 4 Hrs. Space Hra.
5 A 28 70
5 B 80 %
5 C 33 &7
& A 76 93
6 B Tl 95
T A 04 20
R 85 86
TC 25 3
7D 43 78
2 A 0z 10
9 & &3 86
9 B 100 100
10 A 12 33
10 B 25 20
11 A 06 21
11 B 04 15
12 A 60 58
12 B 24 48
12 A 13 L2
13 B 20 L5
13 ¢ 05 26
14 & &6

27 62
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and inconvenience, while the outlying lots have relatively

low levels of usage because of long-time parkers,
briefly, to summarize, outlying lots appear to receive little usage because
the longer walking distance discourages persons requiring relatively
short-time parking. The long-time parking use of the close-in lots
iz evidently caused by employees in the area. Close-in lots are used
to capaclty.

In addition to the off-street parking problem there exists a general
congestion on the access streets leading to the shopping center. It is
caused by vehicles cireulating to and from the parking aresas.

The wvolume of circulating vehicles is extensive encugh to warrant
full readway capaclity utilization, Permitting lopg-time curb parking
prevents full utilization.

The logical area for expansion of the Biscayne Flaza Shopping
Canter aconomic comminity appears to lis east and south of the present
center.

Fovemant in this direction iz begimning to teke place. Should this
becoms a trend, existing parking facilities will become increasingly
taxed,

New parking facilities must be provided if the same fate which
befell the Little River business commnity 1s to be avolded.

Obviously, the task of providing adequate facilities represents
a financial venture far beyord the resources of any individual businass
enterprize now in the area.

A logieal and proctical means of fimancing would be a reveme
bond issue repaid from revemues derived solely from parking meters
installed on the facilities.

The site plan shown on Flate & depicts the desirable location for
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new parking facilities, and Plate 7 shows a typlcal lot layout.

The project as cutlined here will provide new perking spaces
adjacent to the heart of the business commnity and will insure an
adecuate reserve of parking for the newer, larger developments which
will eventually replace the present multitude of small shops and stores.

Each lot is 110 feet wide and provides angled vehicle stalls for
ease of entry and exit., Additionally, the driving aisles are designed
for one-way operation, to permit ease of access and internal circulation
between lots., Vehicle stalls are of sufficient width to permit ease in
getting in and out of automoblles, Each lot would be adequately lighted
for safety from hazard and to deter crime,

The one lot immediately behind the Miami HNational Benk hes been
omitted because of the bank's drive-=in teller windew system which is
extremely useful in reducing the total parking recuirements. Its
location does mot have an adverse influence on the contimuity of flow
through the area.

Exieting commercial zoning boundaries incorporate only half of the
property required for this project. To carry out this proposal it would
require a goning action by the City of Miami. The existing commercial
zoning line mast be relocated approximately 55 feet (one lot width)
eastward from its present location.

The study of Area 1 also has disclosed a serious ut not critiecal
shortage of adequate parking immediately south of the Biscayne Plaza
Shopping Center and between Blscayne Boulevard and the Little River Canal.
However, it iz our opinion that this is a second phase development. It
should be restudied within the next two years. Firm recommendations as
to loecation and mumber of spaces to be supplied could be developed at
that time., During thisz period particular business developments will take

place which wlll solidify the characteristies of the area.

-
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It should be noted that while there is a maximum potential need
for 476 vehicle spaces in the area east of Biscayne Boulevard, the actual
day to day demand arrived at by factoring the various effects of parking
fees, ete., would be 283 spaces. The total practical mumber of spaces
that can be supplied at this time is 221. This does not mean that
there would be complete saturation in this area, but that there would
be days when a shortage of space would be noticeable,

Standard revermue bond financing practices require that a proposed
project display an adeguate estimated anmial income to meet maintenance
costs plus anmal interest and principal payments throughout the
amortization period,

Usage estimated for the facilities recommended in this report
is based on two factors:

l, Parking needs stemming from current patronage of adjacent

businessses along the Boulevard.

2. New parking needs engendered by increased bullding

construction in the area,

Development of the estimate for purposes of tabulating a
theoretical anmual income invelves calenlating an anmial average
accumilation of vehicles in all proposed lots. Table III describes
the method used in preparing the estimate,

Bagsed on the anmial accumilation figure and using a nominal parking
fee of five cents per hour, the gross anmual income from the project
would be approximately £39,803.40. Allowing $4,000 anmally for maintenancs,
utilities, etec., the net anmial income available for retirement of

interest and prineipal will be $35,3ﬂ3.m.




Appraisals 1,300

Lagal 3, 000

Bond Discount 2Ly L)

Anminl Debt Service @ 54% o §31,260,12
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AMMUAL SEACE HOUERS

Faetors: 1. PFParking needs assoclated with usinesses
along the Boulewvard.

[at]

« Parking needs resulting from nevw bullding
construction antieipated in the area.

Existine Needs:

A. 3275 persons represents current patronage
along the Boulewvard.

B, 5T% of these persons patronize establishments
along the east side of the Boulevard, but many
of them park in the west zide lots,.

C. Correcting for vehicle occcupancy, the 1860
patronz represented in B above utilize 1290

vehicles a day (occupancy factor: l.44 persons/veh).

« « 1290 vehicles represents existing needs.
New Needs:

A, Additions to the Miami Bational Bank represent
an inorease of 56,000 sq. ft. in economic
floor Space.

B. Research throughout the country indicates that
new office buildings generate an average of
1.1 trips per day for each 1000 sg. ft. of
floor space.

+ » B0 vehiclez represents nev needs,
Total Needs ecual 1350 vehiclesz per day.

AVERAGE AJUAL CPACE MOURS

Given:t 1, Totel poss=ible usage of 1350 vehicles per day.

2. Averape rerkine duration per vehicle equals
2.1L hours per day.

3, Increase factor for average day ecuals 1.47.

Assume: 1. A0% reduction in total possible usape to reflect
effect of parking fee,

2. An averape weck of six 9=hour days.

3. Characteristics of turnover and aeccumulation in
existing lots will be reflected in proposed lois,.
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(Average Anmial Space Hours - Contimed)

Then: [wks/yr| Eia;-r-,f’-r% E[L.f.?] (2.24) (810 -.-L-:-m:z|'= Anmial

Avarige Space Hrs,

312 [3.15 (810 ven)] =

312 [2551.5] = 796,068 space hours per year

ANMUAL HEVEIUE
T A T

=

T30,008 vehicles & 5¢ = £39,803.40




The financial and aesthetic benefits derived from attractively
landscaped streetszs cannot be discounted, Every effort should be made
to make Biscayne Boulevard aesthetically appealing, as well as more
functionally practical for traffic purposes.

Biscayne Boulevard is presently operating beyond its capacity.
It is readily apparent that asction must be taken to preserve the
characteristics of mot only Biscayne Boulevard, but of the neighboring
residential streets,

Existing sub-standard lanes cause so mich congestion that signalization
techniques normally employed to inerease capacities are completely ineffective.

Examination of the traffic trend chart (Flate 8) points up the need
for action to improve traffic conditions along both the Boulevard and
NE T9th Street.

The contiming dowrward trend of traffic volume at this major
intersection iz attriutable to many factors, including the opening of
new expressways, and turning movements onte adjacent streets. An impertant
factor to be considered is the effect of increased traffic density along
the primarily residential streets,

The great mmbers of wehicles approaching Biscayne Boulevard and
NE 79th Street during the morning and evening peak hours are added to
the traffiec destired to the shopping center and its environs. Together
they jam the streets and reduce speed to & "spails pace." The general
effect iz reduction of the total traffic volume through the intersection.

This condition will not change substantially in the future even
though 79th Street has been widened and developed sufficilently to accept
the traffic demands placed upon it. Biscayne Boulevard itself can and

should be developed to adequately carry the north-south traffic flow

which desirez passage through the district.
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We have investigated the various proposed solutions to the
problem, The proposed Biscayne Boulevard-Hk bth Court one=way system
would unquesticnably increamse traffic capacity. However, as.showm by
the property owners and the various governmental apencies, the
detrimental economic effect to both Bigcayne Boulevard and HE Uth Court
would probably overshadow any advantages derived from increased
capacity.

The feasibility of providing an overpass at the intersection of the
Boulevard and Toth Street to physically separate the traffic has been
investigated, Our findings disclose that vhile the north-south and
east-west capacities would be substantially inereased, the design and
cperatlional problems involved would be extremely difficult to overcome.
In addition, Biscayme Boulevard would still be a narrow street which is
operating far beyond its designed capacity.

Motels and restauwrants in particular, as well as other businessep
in pgeneral, are apprehensive of the effects upon them of being bypassed
by arterial traffic.

Within two years the Interstate Expressway will be coppleted and
opened from the Turnpike through the Golden Glades Interchange, continuing
sowth to 20th Street,

The opening of this road is likely to produce an adverse economlc
effect on the regional shopping area and the Biscayne Boulevard motel

area. It will remove a substantial smount of tourist traffic (and

business potential) from this corridor of travel.

In order to preserve the present economic status of Biscayne Bouleward
and provide for future growth, we recommend that immediate steps be taken
to widen the Boulevard to provide six traffic lanes from HE 55th Terrace

to HE 8T7th Street. We realize that there would be difficulties in

1
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obtaining the normally required 100 ft. right-of-way throughout the
length of the area defined. However, it is possible and practical to

F e

provide this capacity in less width and, in view of exdsting
conditions, the State Road Department has expressed willingness
to cooperate in achieving this, We urge that action be taken without

delay to promote the interest and cooperation of Dade County and the

State Road Department authorities toward the undertaking of this

vital project.







