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EXECUTIVE SUMMARY 

 Island Plaza management is planning a re-development project on the NE corner of the plaza.  The plan is to 

demolish 7,960 SF of currently vacant retail space and build 53 multi-family residential units.   

 There are currently 346 parking spaces provided in Island Plaza.  Total of 205 parking spaces are located within 

the main parking lot.   

 Future re-development plan calls for removal of 145 existing parking spaces.  The plan also calls for provision of 

88 new parking spaces, translating to a net loss of 57 parking spaces due to the planned residential 

development.   Future total parking supply at Island Plaza is proposed to be 293 parking spaces.   

 Maximum current parking utilization at the plaza was observed to be 68 vehicles between the hours of 9-10 am 

and 10-11 am on Monday 5/5/2021.  Peak hour of parking utilization occurs between the hours of 9am to 12 pm 

on weekdays.    

 Island Plaza Shopping center currently has an occupancy/tenancy rate of 69%.  

 Under existing conditions maximum parking utilization observed was 33%. Assuming full shopping center 

occupation with similar type of tenancy, maximum hourly parking utilization/demand would be 89 parking 

spaces or a parking utilization rate of about 44%.  Maximum parking utilization was also adjusted to account for 

the ongoing Covid pandemic.  As a result the maximum parking utilization adjusted to account for full tenancy 

and the Covid pandemic was determined to be 93 parked vehicles or 45% utilization of existing 205 parking 

spaces in the shopping center main lot.   

 A Shared Parking analysis was conducted for Island Plaza under future conditions upon completion of the 

proposed residential plan and full occupancy for the shopping center.  Results of the analysis indicated the 

maximum parking demand would be 261 parking spaces occurring between 2pm to 3pm.   Therefore, future 

parking supply of 293 spaces would be adequate to accommodate demand.   

 Results of this study suggests there will be plenty of parking spaces available at Island Plaza to negate 56 parking 

spaces lost due to the residential re-development project and to accommodate future parking demand at full 

shopping center occupancy.   

 City of Riviera Beach parking requirement rate of 2 parking spaces per unit for multi-family residential units 

appear to be higher than most other agencies observed by the Institute of Transportation Engineers (ITE) of 1.2 

per unit.  Also, ITE observed per bedroom parking requirement rates ranging from 0.8 to 0.9 parking spaces.  

Based on the criteria using more conservative rate of 0.9 parking spaces per bedroom, a total of 75 

parking stalls would be required for the residential component of the project, which would be 31 spaces 

less than current City code requires. 

 



 

 

 

INTRODUCTION 

 

Masoud Atefi & Associates Inc. has been retained to prepare a parking study in accordance with 

Article VII, Codes of Ordinances City of Riviera Beach.  The parking study will evaluate sufficiency of 

existing parking supply serving the Island Plaza shopping center, and it will determine adequacy of 

future parking supply upon implementation of the residential re-development project (Island Cove 

Apartments) proposed on the northeast corner of the shopping center.   

 

Island Plaza shopping center is located along east side of Broadway (US-1), about 700 feet north of 

Blue Heron intersection, in the City of Riviera Beach, Florida.    

 

 

              

 

 



 

 

 

See Figure-1 (next page) for an aerial illustrating general location of the site.   Also, see the report 

appendix for the Palm Beach County Property Appraisers (PAPA) reports for information on the 

subject 6.3264 acres parcel (photo below).   Parcel control number for the shopping center site is 56-

43-42-28-19-000-0170.   

 

 

 

Based on the site updated survey conducted on 11/6/2012 (see Appendix), Island Plaza shopping 

center has a total building area of 66,711 SF with a current occupancy rate of 69%, used by a mixture 

of retail and medical office uses.    Table-1 below provides a listing of current tenants, existing uses, 

hours of operations, and total floor area occupied by each tenant.  

 

 

 



Figure 1 – Site Location 

Island Plaza – Parking Study 
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It should also be noted that in the addition to the uses indicated on Table-1, the plaza provides a 

Bank of America “Drive-Through Only” ATM operation.  This operation is totally independent of the 

shopping center parking and traffic circulation activities.   The ATM offers 90 feet of vehicle queuing 

storage space which is adequate since the highest number of vehicles queue observed during the 2 

day survey at the Bank of America ATM was 3 vehicles requiring 75 feet of storage.   

 

 

 

Island Plaza is currently served by two driveways on Broadway and one on Island Way along east 

side of the site (see below photos).   One right-in/right-out driveway on Broadway (left), one right-in 

ingress only driveway on Broadway (middle), and one full access driveway on Lakeshore Drive 

(right). 

 

         

 



 

 

 

PARKING ANALYSIS 

 

For the purpose of this parking analysis the overall parcel has been divided into 3 sections, A, B and 

C.   Figure-2 (next page) illustrates the three sections.    Section A covers the main Island Plaza 

shopping center and the main parking lot.  Section B currently comprises of 7,960 SF retail space 

with 20 standard parking spaces along the full frontage.  Finally, Section C covers additional parking 

on the NE corner of the property.  As indicated earlier there is currently a residential re-development 

project planned on the parcel.  The plan is to demolish all structures on Parcel B, and build 53 multi-

family residential units (apartments) on Parcels B and C.  Figure-3 (next page) provides an illustration 

of the future shopping center site, with the two residential and commercial components.   See the 

report appendix for a copy of the proposed residential site plan which will occupy sections B and C.  

 

 

 

EXISTING & FUTURE PARKING SUPPLY 

 

As indicated earlier, for the purpose of this parking study the Island Plaza shopping center was 

divided into 3 sections as illustrated on Figure-2.   Below is a listing of existing and future (proposed) 

parking supply on the site. 

 

Existing 

Section A: 199 Standard stalls + 6 Handicapped stalls, Total = 205 parking spaces.   

Section B: 20 Standard stalls 

Section C: 121 Standard stalls + 4 Handicapped stalls. 

Future 

Section A: 199 Standard stalls + 6 Handicapped stalls, Total = 205 parking spaces.   

Section B & C: 85 Standard stalls + 3 Handicapped stalls, Total = 88 parking spaces 

 

Total Future Parking Supply:  293 parking spaces 

 

 



 

 

 

 

 

 



 

 

 

CITY OF RIVIERA BEACH PARKING REQUIREMENTS  

 

Future (after completion of the residential re-development plan) parking requirement for the plaza was 

determined based on off-street parking requirements listed in the City of Riviera Beach Code of 

Ordinances, Chapter 31, Article VII.   Table-2 (below) provides the number of required parking spaces 

in the future.   As indicated on the table, upon completion of the proposed residential re-development 

project the overall Island Plaza will require a total of 308 parking spaces.  Per this requirement, future 

parking supply of 293 spaces (see above) would be deficient and short by 15 parking spaces.  

 

Table -2  -   Future Island Plaza Parking Requirement 

Land Use Size Rate Parking Spaces Required 

Residential 53 Units 2 per Unit 106 

Medical Offices 21,806 SF 1 per 250 SF 87.20 

Warehouse Storage & Utilities 10,240 SF 1 per 1000 SF 10.24 

General Retail  13,744 SF *3 per 1000 SF 41.23 

**Vacant 20,921 SF n/a 63.36 

Total 
  

308 

    
*Parking requirement rate for retail spaces were determined to be 3/1000 SF by the City of Riviera Beach  
Planning Division staff (Jeff Gagnon – no longer with the city).  The rates were also recently reviewed by staff  
who recommended approval to the Planning Commission. 
** Parking requirement was determined based on the assumption that vacant spaces will be occupied by  
land uses similar to existing tenants. 

 

It should be noted here the City residential parking requirement of 2 per unit appears to be high.  The 

Institute of Transportation Engineers (ITE) in “Parking Generation Manual”, 3 rd Edition provides 

weekday rate of 1.2 parking spaces per dwelling unit for Low/Mid-Rise Apartments (LU # 221 – see 

Appendix).  The manual also indicates observation of parking supplies of 0.8 to 0.9 parking spaces 

per residential bedrooms for sites which were studied.  The planned Island Cove Apartments will 

provide 83 bedrooms in 53 apartments in total.  Therefore based on the ITE criteria data and using a 

factor of 0.9 parking spaces per bedroom, a total of 75 parking stalls would be required for the 

residential component of the project, 31 spaces less than what City code requires. 

                                                                                                                           



 

 

 

 

EXISTING PARKING UTILIZATION 

 

A parking utilization survey was conducted for the Island Plaza main shopping center on two typical 

Weekdays.  We did not conduct Weekend surveys since most of the site medical offices do not 

operate on Weekends.  Hourly parking utilization surveys were conducted from 7 am to 10 pm on 

Monday 5/3/2021 and Wednesday 5/5/2021.   Results of the weekday hourly parking utilization 

survey are presented on Figures 4 and 5 (below and on the next page).   
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Figure 4 - Hourly Parking Utilization 
Island Plaza - Monday 5/3/2021 
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Note that some vehicles were observed to park on the in front of vacant commercial buildings 

(proposed to be demolished) on the northeast corner of the site.  Those vehicles were also counted 

and are listed as “Side Parking Utilization” on the survey sheets which are presented in the report 

Appendix.   Results of the survey are as follows: 

 

 Maximum parking utilization was 68 vehicles observed between the hours of 9-10 am and 10-

11 am on Monday 5/5/2021.   

 Peak hour of parking utilization is between the hours of 9am to 12 pm on weekdays.   

 Significant number of vehicles (28 and 29) remained parked on the site after 10 pm. 

 Maximum observed parking utilization of 68 vehicles under existing conditions translates to 

only 33% parking utilization considering a total supply of 205 parking spaces in the main 

parking lot.  However since the shopping center is currently only 69% occupied, assuming 

similar type of tenancy, when fully occupied, maximum hourly parking utilization/demand would 

be 89 parking spaces or a parking utilization of about 44%.   
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 We recognize patronage to Island Plaza has been impacted by the ongoing Covid pandemic, 

therefore the shopping center parking utilization had to be adjusted based on pandemic related 

drop on Broadway (US-1) traffic in the vicinity of the site.  Average Annual Daily Traffic (AADT) 

from FDOT Traffic Online database was retrieved from the portable data station on US-1, 

Station #930103 (see report Appendix).  The data for years 2019 and 2020 (pre and post 

pandemic) were compared and a “Pandemic Factor” was developed.  As indicated of the 

FDOT traffic data report sheets, total AADT on US-1 (between Blue Heron and Northlake 

Boulevards) for Year 2019 (pre pandemic) was 24,000 vpd, and Year 2020 (during pandemic) 

was 23,000 vpd.  As a result drop in area traffic and in the plaza patronage yielded a 

Pandemic Factor of 4.16%.  This factor was then applied to the maximum parking utilization of 

89 parked vehicles (under full occupancy) and resulted in maximum parking utilization of 93 

parked vehicles which translates into 45% overall parking utilization.   

 

 

It should also be noted that as part of the survey, 

interviews were conducted with some of the 

management of current plaza tenants.   

Stephanie manager of the Dollar store indicated 

no concerns over parking congestion and had not 

observed other issues such as accidents or 

crimes in the parking lot.  Stepahnie also 

indicated she has observed non patrons park in 

the plaza lot.  Same sentiment was expressed by 

Kenneth Crewe, assistant manager “Rent-A-

Center”, a rent to own furniture store.   Taira of 

Dedicated Senior Medical indicated they had 

observed no issues with deliveries.  Finally, 

Arthur Johnson a City of Riviera Beach Public 

Works employee indicated adequacy of police 

presence and lack of crime in the Plaza.   

 

 

                 

    

             

   

           



 

 

 

 

 

SHARED PARKING ANALYSIS 

 

Shared parking analysis is generally conducted for mixed use developments which comprise of land 

uses with peak parking demands during different hours of the day.   In case of Island Plaza shopping 

center in the future (upon completion of the proposed residential re-development plan), there will be 

residential, medical office, warehousing and commercial uses with different time periods of peak 

parking demand.   The analysis included review of typical Weekday conditions and was conducted 

using the hourly parking demand rates provided by the Urban Land Institute (ULI) which is a 

nationally accepted source for shared parking studies.   See the report Appendix for the LUI weekday 

hourly demand rates for different land uses.    

 

Results of the shared parking analysis are presented in Table-3 (next page).   As indicated on the 

table, upon completion of the proposed residential units and full occupancy at the shopping center 

maximum parking demand would be 261 spaces which is expected to occur at the hours of 2 pm and 

3 pm on Weekdays.   Therefore, the 293 parking spaces supply planned for Island Plaza in the future 

would be adequate to accommodate maximum combined shared parking demand.   

 

 

 

CONCLUSIONS  

 

Based on the results documented in this report, we have concluded the proposed future parking 

supply of 294 spaces would be adequate to accommodate future parking demand after completion of 

the proposed 53 multi-family residential units, normal shopping center operations post pandemic, and 

upon full occupancy of Island Plaza.    

 

 

 

 



 

 

Table 3 - Shared Parking Analysis - ULI Criteria - Island Plaza 

          

 
Residential  Retail Medical Office 

   

 
Hourly Parking Demand 

Hourly Parking 
Demand 

Hourly Parking 
Demand Total Hourly Parking  Supply 

Time of Day  Ratio* Spaces Ratio* Spaces Ratio* Spaces Parking Demand Supply Adequate? 

7:00 AM 90% 95 5% 3 0% 0 98 293 Yes 

8:00 AM 85% 90 15% 9 90% 114 213 293 Yes 

9:00 AM 80% 85 30% 18 90% 114 217 293 Yes 

10:00 AM 75% 80 55% 33 100% 127 240 293 Yes 

11:00 AM 70% 74 75% 45 100% 127 246 293 Yes 

12 Noon 65% 69 90% 54 30% 38 161 293 Yes 

1:00 PM 70% 74 100% 60 90% 114 249 293 Yes 

2:00 PM 70% 74 100% 60 100% 127 261 293 Yes 

3:00 PM 70% 74 100% 60 100% 127 261 293 Yes 

4:00 PM 75% 80 95% 57 90% 114 251 293 Yes 

5:00 PM 85% 90 85% 51 80% 102 243 293 Yes 

6:00 PM 90% 95 80% 48 67% 85 228 293 Yes 

7:00 PM 97% 103 75% 45 30% 38 186 293 Yes 

8:00 PM 98% 103.88 65% 39 15% 19 162 293 Yes 

9:00 PM 99% 104.94 50% 30 0% 0 135 293 Yes 

10:00 PM 100% 106 30% 18 0% 0 124 293 Yes 

* Hourly parking demand ratios - Source: Land Use Institute (LUI), Shared Parking (Tables 2-5 & 2-6) - See Appendix 
 

          Required Parking Spaces 
        Total for use Area /Units 

       Retail  60 20,025 SF 
       Residential  106 53 Units 
       Medical Office 127 31,768 SF 
       Warehouse 15 14,918 SF 
       Total 308    
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PAPA Banner

Location Address 2900 BROADWAY
Municipality RIVIERA BEACH

Parcel Control Number 56-43-42-28-19-000-0170
Subdivision MIRAMAR PARK REPL IN

Official Records Book 29837 Page1891
Sale Date APR-2018

Legal Description
MIRAMAR PARK REPL LT 17 & 40 FT ABND PT OF 30TH
ST LYG N OF & ADJ TO & RIVIERA SHOPPING CENTER
ADD PB27P203 LTS 1 THRU 6

Owners
RMS PROPERTIES X LLC

Mailing address
1111 N PLAZA DR STE 200

SCHAUMBURG IL 60173 4996

Sales Date Price OR Book/Page Sale Type Owner
APR-2018 $4,991,238 29837 / 01891 WARRANTY DEED RMS PROPERTIES X LLC
MAY-2005 $4,100,000 18598 / 01970 WARRANTY DEED RMS PROPERTIES III LLC
OCT-1997 $3,500,000 10159 / 01014 WARRANTY DEED  
NOV-1991 $2,901,200 07071 / 00317 WARRANTY DEED  

No Exemption Information Available. 

Number of Units 0 *Total Square Feet 74787 Acres 6.3264

Use Code 1600 - SHOPPING
CENTER CMMITY Zoning DC - DOWNTOWN CORE ( 56-

RIVIERA BEACH )

Tax Year 2020 2019 2018
Improvement Value $0 $0 $0

Land Value $0 $0 $0
Total Market Value $5,700,000 $5,000,000 $4,600,000

All values are as of January 1st each year

Tax Year 2020 2019 2018
Assessed Value $5,700,000 $5,000,000 $4,458,850

Exemption Amount $0 $0 $0
Taxable Value $5,700,000 $5,000,000 $4,458,850

Tax Year 2020 2019 2018
Ad Valorem $125,113 $110,807 $97,301

Non Ad Valorem $28,523 $29,366 $29,366
Total tax $153,636 $140,173 $126,667
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TOTAL # PARKING SPACES = 202
EXISTING # PARKING SPACES REQUIRED = 205
DEDICATE # PARKING SPACES TO ISLAND COVE = 18
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