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Executive Summary 

The Tampa-Hillsborough Expressway Authority (THEA) is conducting an evaluation of a 

proposed Gandy Boulevard improvement project directed at serving regional traffic coming to 

and from the Gandy Bridge.  The proposed build alternative considers an elevated structure 

connecting the Gandy Bridge with the western termini of the Selmon Expressway.  While this 

solution is primarily intended to target regional traffic and reduce the level of local congestion, 

concerns about potential impacts on local businesses have been raised during the project 

advisory group presentations.    

To this purpose, the THEA contracted the Center for Urban Transportation Research (CUTR) at 

the University of South Florida to conduct a study on the business impacts of the proposed 

Gandy Boulevard improvement project.   

Research Approach 

Researchers identified the section of the Gandy Boulevard where impacts are most likely to 

occur.  The study area covers those businesses located on the section corresponding to the 

start point of the build alternative, located west of Westshore Boulevard and ending at the 

Gandy Boulevard-Dale Mabry Highway intersection.   

The analysis estimates current levels of business activity by major industry sectors as classified 

by the North American Industrial Classification Code (NAICS).  This gives a base case upon which 

to analyze the potential impacts associated with construction and operation of the proposed 

Connector.  This study provides a picture of local economic activity levels prior to the current 

recessionary state of the economy and prior to any changes in business activity levels that 

might be associated with the Florida Department of Transportation reconstruction work of 

2008-2009.   

CUTR researchers developed an economic model of business activity specific to the study area 

that is consistent with economic impact analysis methods used to evaluate transportation 

infrastructure investments of this type.   

Findings 

CUTR estimated two distinct impacts associated with the proposed Connector.  The first impact 

is associated with the reduction of regional or pass-through traffic on the Gandy Boulevard.  

The second impact is related to accessibility improvements that the proposed connector will 

provide to the Gandy Boulevard.   
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Business Impact due Traffic Diversion 

The study finds that businesses that depend mostly on regional or pass-through traffic will be 

negatively impacted by the Connector.  These include gasoline stations, businesses providing 

food and accommodation services, and automotive repair and maintenance businesses. The 

combined reduction in gross sales for these sectors amounts to about $1.9 million or about 1.4 

percent of total gross sales within the study area.1  Reduced economic activity in the above 

sectors will also translate into a transfer of about 13 jobs from the study area to other areas in 

Hillsborough County.  

Business Impact due to Accessibility Improvements 

This study finds that the diversion of regional traffic from the Boulevard at the surface level will 

improve average travel times and thus reduce the generalized cost of travel local customers will 

face when reaching businesses.  Increased accessibility will positively impact businesses that 

depend on regular customers.   

The study also finds that improved local accessibility will result in an annual increase of about 

$800 thousand in gross sales and the generation of 5 additional jobs.2  Estimated increases in 

gross sales vary from a minimum of $500 thousand to a maximum of $1.1 million.  

Conclusions 

In summary, the study predicts a net gross sales reduction of $1.1 million or 0.8 percent of sales 

in the study area, a transfer of an estimated 13 jobs outside the area and a gain of 5 jobs.  

While the reduction of gross sales and jobs experienced by traffic-dependent businesses can be 

considered a transfer of resources within the area served by the Authority, the increase in gross 

sales and jobs can be considered as a net positive impact in business activity and employment 

for the whole Hillsborough County.   

The estimates presented in the report represent average expected impacts and do not take into 

consideration the implications of specific actions directed at increasing the visibility of 

businesses to drivers as they approach the area.  Studies have shown that actions such as 

placing appropriate signage at the point of entrance of the Connector from the Gandy Bridge 

and other initiatives directed at increasing the visibility of the study area can reduce the 

negative impacts on traffic dependent businesses.   

It is important to understand that this analysis does not take into consideration the regional 

economic benefits associated with the construction of the preferred alternative, rather its focus 

                                                      
1
 All monetary amounts are reported in 2009 dollars unless otherwise indicated.   

2
 A job here refers to one person-year employment. 
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is on 1.45 miles of Gandy Boulevard and those businesses located there.  These positive 

regional economic impacts include temporary construction employment and associated 

expenditures, permanent job creation (if any), direct user benefits including reduced travel time 

savings, and social benefits resulting from vehicle emission reductions.  These estimates have 

been made outside of this study and will be presented at the public hearing on the preferred 

alternative.     
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1. Introduction  

1.1 Background Information  

In January 2009, the Tampa Hillsborough Expressway Authority (THEA) presented a unique 

solution to address traffic congestion on a 1.25 mile segment of Gandy Boulevard (US 92 in 

¢ŀƳǇŀΣ C[ύΦ  ¢ƘŜ ά/ƻƴƴŜŎǘƻǊέ ǿƻǳƭŘ ǇǊƻǾƛŘŜ ŎƻƴƎŜǎǘƛƻƴ ǊŜƭƛŜŦ ōȅ ǎŜǇŀǊŀǘƛƴƎ ǊŜƎƛƻƴŀƭ ŀƴŘ ƭƻŎŀƭ 

arterial traffic.  Long-distance regional trips will be served on an elevated express lane in the 

median of US 92 from the south end of the Selmon Expressway to the Gandy Bridge, one of the 

three bridges over Tampa Bay to Pinellas County. 

Although the proposed connector might increase mobility and reduce congestion, the local 

business community expressed concerns about the potential negative impacts on the local 

economy.  To make more informed decisions and to address concerns of local business owners, 

an impact study of the proposed connector is warranted.   

1.2 Objective  

The objective of this work order is to have the UniǾŜǊǎƛǘȅ ƻŦ {ƻǳǘƘ CƭƻǊƛŘŀΩǎ /ŜƴǘŜǊ ŦƻǊ ¦Ǌōŀƴ 

Transportation Research (CUTR) estimate the business impacts associated with the construction 

of the Gandy connector.  These estimates will help: 

 Assess the impact that the connector will have on businesses located on Gandy 

Boulevard and those immediately adjacent.  

 Determine the impact that not building the connector will have on the local business in 

the long-term.   
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2. Analysis of Impacts  

2.1 Defining the Study Area  

The study area is defined as the section of Gandy Boulevard starting one block west of the 

Westshore Boulevard intersection and ending at the Dale Mabry Highway intersection.  The 

study area considers all businesses located along both sides of this 1.45 mile-long section of 

Gandy Boulevard, as highlighted by the red line of Figure 2.1.  The definition of the study area is 

based on the selected Connector preferred built alternative, which includes an entry and exit 

ramp at the Dale Mabry intersection.  The analysis considers the impact on business activity 

within this area and does not consider the impact on businesses located on ancillary roads 

around this section or the impact on businesses located north or south on Westshore 

Boulevard, Manhattan Avenue, Lois Avenue and south on Dale Mabry Highway.  This is because 

it is assumed that the travelers directed to businesses located on Gandy Boulevard south of the 

Dale Mabry intersection will have the option of reaching those destinations by either traveling 

on the Gandy Boulevard or using the Connector.   

Figure 2.1 Study Area 

 

2.2 Estimating Current Business Activity  

This section presents an overview of the current business environment in the study area.  The 

analysis of current economic activity provides a base case upon which to examine the business 

impact analysis of Section 2.3.   

This analysis is based on publicly available historical data, on information obtained by 

businesses and other information available by third party databases.  To acquire a historical 

perspective of economic activity within the impact area, U.S. Census Bureau County Business 

Patterns (CBP) data were used.  The CBP series consists of annual data on economic activity 

that at the most disaggregate level provides historical information on businesses operating 

within each postal zip code of the country.  CUTR obtained historical data for zip code 33611, 

where the study area is located.  Based on the Gandy business representation and its share of 

economic activity with respect to the overall zip code, researchers conducted a trend analysis 
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on historical economic activity that relates to the Gandy businesses.  This analysis covers the 

period 1998-2006 due to data availability and to avoid explicitly any temporary disruption in 

economic activity that might have been caused by construction activities that occurred on the 

boulevard as part of the Florida Department of Transportation (FDOT) re-construction work of 

2008-2009.   

2.2.1 Businesses in Operation  

A total of 97 businesses operating in several industry sectors located within the study area were 

identified.  Figure 2.2 displays a breakdown by industry type following the North American 

Industrial Classification System (NAICS) at the two-digit level of aggregation.   

Most of the Gandy businesses operate in retail trade (16.5%), finance and insurance (12.4%), 

professional and technical services (11.3%), food and accommodation (16.5%) and other 

services (17.5%).  The NAICS definition of other professional services includes businesses that 

offer legal services, specialized architectural and engineering services, management and 

technical consulting services, veterinary services and personal care services.  The NAICS 

definition of retail includes grocery stores, health and personal care stores, gasoline stations, 

and general merchandise stores, among others.  A full list of NAICS industries classified at the 3-

digit level is included in Appendix A.  
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Figure 2.2 Study Area - Current Business Composition 

 

As of 2006 Gandy businesses represent 13.5 percent of total businesses operating in zip code 

36611, which has a similar split by industry type as the study area as displayed in Figure 2.3.  

Gandy businesses represent a relevant share of operation within each industry sector.  Figure 

2.4 shows, for example, that businesses operating in accommodation and food services account 

for 29.1 percent of businesses operating in the zip code, followed by other professional services 

(23.3 percent), finance and insurance (21.8 percent), and real estate and rental/leasing (20.8 

percent).   
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Figure 2.3 Zip Code 33611 - Industry Composition 
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Figure 2.4 Study Area: Gandy Businesses as a Share of zip code 33611 businesses  

 

 

Gandy businesses occupy 221.4 square acres of commercial land or 37.7 percent of the total 

commercial land acreage currently allocated to zip code 33611.  Most of the remaining 

commercial land is located on the other section of the Gandy Boulevard (east of Dale Mabry), 

MacDill Avenue, and Dale Mabry Highway.   
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Figure 2.5 Commercial Acreage: Zip Code 33611 

 

2.2.2 Current Business Economic Activity  

CUTR measured economic activity in terms of total gross sales, total employee compensation 

and total employment by industry sector at the NAICS 2-digit level.  This level of aggregation, 

while producing a picture of the economic vitality of the study area, avoids identifying firm-

specific information.  Gross sales include the value of merchandise sold by businesses net of 

deductions, refunds, and allowances for merchandise returned by customers.  Employee 

compensation includes wage and salary payments, including benefits, and provides a measure 

of income to workers.   

Since estimates of these measures of economic activity for each of the 97 businesses are not 

publicly disclosed, CUTR relied on several sources and a specific estimation approach.  A 

business survey was designed, requesting business-specific information in an attempt to obtain 
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direct data on these measures.  The survey questionnaire is reported in Appendix C.  The survey 

was conducted between June 25 and 26, 2009.  A pre-stamped envelope was included for 

participants to mail responses to CUTR in full anonymity.  Surveys were requested to be 

returned within two weeks of the time they were delivered.  In an effort to collect more surveys 

after the initial two week period, follow-up calls were made to approximately forty businesses 

who had not returned the information.  The overall effort produced a response rate of about 14 

percent.   

Data gaps due to lack of response were filled by employing an estimation methodology that 

relates measures of economic activity for the businesses operating within the zip code to those 

operating in the study area.  The methodology to estimate gross sales, total payroll expenses 

and total employment is reported in Appendix A. 

Table 2.1 reports estimates of gross sales, employment, payroll expenses and indirect business 

taxes for the businesses operating within the study area.  All dollar figures are reported in 2009 

dollars.  Information services operating in the study area represent most of the business activity 

in zip code 33611.  This is because of the location of major local broadcasting service operators 

along the Gandy Boulevard.  Professional services, along with food and accommodation 

services also represent a good share of the business (12.0% and 16.0%, respectively).   

Table 2.1 Gandy Study Area: Measures of Economic Activity 

 

2.2.3 Historical Trends  

To analyze past and current economic vitality of the study area, researchers relied on the U.S. 

Census Bureau CBP annual series which reports data on the number of establishments and 

employment levels.  At this level of disaggregation, the CBP series does not report sales and 

payroll information due to disclosure issues that might identify specific businesses.  Given that 

the study area business composition closely matches the composition of the overall zip code, 

and given its sizeable contribution to economic activity within the zip code area, a trend 

Industry Total % of zip code Total % of zip code Total % of zip code

Construction 3,273,397       2.4% 18 2.6% 1,213,505         3.3%

Wholesale Trade 3,860,021       0.7% 4 0.7% 272,824            0.7%

Retail Trade 21,962,977     3.6% 75 3.0% 2,621,228         3.6%

Transportation and Warehousing 3,120,787       7.7% 26 9.6% 1,089,651         8.6%

Information 63,983,921     78.5% 282 92.2% 21,132,631      98.1%

Finance and Insurance 11,731,686     2.8% 54 3.3% 3,487,981         3.4%

Real Estate and Rental and Leasing 2,711,128       0.9% 23 3.3% 790,033            4.6%

Professional, Scientific, and Technical Services 8,201,175       12.0% 58 12.2% 3,244,394         10.8%

Administrative and Support 2,886,251       5.2% 47 5.8% 1,388,952         5.5%

Health Care and Social Assistance 476,887           0.6% 4 0.4% 246,022            0.6%

Arts, Entertainment, and Recreation 143,899           0.3% 4 0.6% 64,109               0.6%

Accommodation and Food Services 10,712,792     16.0% 148 14.9% 2,780,967         15.8%

Other Services (except Public Administration) 5,661,398       9.8% 74 7.4% 1,689,264         8.8%

Total 138,726,320  5.5% 816                    7.0% 40,021,561      9.0%

Gross Sales Employment Employee Compensation
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analysis was conducted at the zip code level.  Figure 2.6 displays historical data on gross annual 

sales for the period 1998-2006 for the most representative industry sectors.  Overall, these 

trends indicate that economic activity at the zip code level follows a similar trend to the whole 

county.   

Figure 2.6 Zip Code 33611: Gross Sales by Industry ($, million) 
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2.3 Business Impacts 

The study area description and characteristics are used as an input to the estimation of the 

business impacts that the construction of the Connector might generate.   

CUTR reviewed future traffic forecasts that compare travel conditions along Gandy Boulevard 

without the Connector (no-build scenario) and with the proposed Connector, specifically the 

build alternative that include ramps at the Dale Mabry Highway intersection (build scenario).  

Next, researchers analyzed the relationship between the measures of economic activity 

summarized in Section 2.2 and travel conditions to make inferences about changes in economic 

activity brought about by changes in traffic conditions.   

Also considered are the long-term business impacts of not building the Connector.  Traffic 

conditions within the study area are expected to worsen as average travel speeds along the 

Gandy Boulevard will be lower in the absence of the Connector.  This will have an impact on 

businesses that depend mostly on local or regular customers. 

2.3.1 Empirical Research on Relief Routes  Business Impacts  

CUTR surveyed a vast array of studies that look explicitly at the impact of transportation relief 

routes on business and economic activity.  A relief route is defined as a segment of a highway or 

limited access road that moves traffic around a location, usually a central business district (CBD) 

or a city.  In the same fashion, the Connector can be considered a route that provides relief to 

local traffic by diverting regional traffic from the study area.  

Researchers found that there is no general consensus on the impact of relief routes on business 

and economic activity, as well as on study procedures and analysis methods [1-6].  Some 

studies provide evidence of negative impacts, while other studies find that economic conditions 

not related to the relief route are more likely to explain changes in economic activity.  Some 

studies rely on anecdotal evidence and informal surveys, while other studies are based on 

before and after comparison of growth trends.  Other studies rely on more sophisticated 

analytical methods, such as statistical regression analysis of economic activity that control for 

factors not related to the bypass but that can mask the underlying effects due to the relief 

route.   

Early studies find no conclusive evidence that bypasses have a negative effect on economic 

activities.  In 1996, the National Cooperative Highway Research Program conducted a study on 

the impact of bypasses and relief-routes on rural communities and small urban areas [7].  The 

study was based on a literature review of more than 190 publications from the 1950s to the 

мффлǎ ŀƴŘ ŀ ǎǳǊǾŜȅ ƻŦ ŀƎŜƴŎƛŜǎΩ ǇǊŀŎǘƛŎŜǎΦ  ¢ƘŜ ǎǘǳŘȅ ǎǳƳƳŀǊƛȊŜŘ ǎǘŀǘƛǎǘƛŎǎ ƻƴ ŎƘŀƴƎŜǎ ƛƴ 

business sales for 83 locations in 19 states where bypasses were constructed.  The sample 
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consisted for the most part of small towns with populations below 20,000, and the average 

bypass length was about six miles, with an average distance between the new and old routes of 

about 1.3 miles.  Although the study found some evidence of traffic dependent business being 

affected by a bypass, it does not provide conclusive evidence of losses in sales due to bypassing 

alone.   

Contrasting evidence is also reported in more advanced empirical work that relies on advanced 

statistical methods.  For example, a study on the impact of highway bypasses on 23 Texas cities 

with populations ranging between 2,500 and 25,000 provides evidence of negative impacts on 

business activities [8]Φ  ¢ƘŜ ǎǘǳŘȅΩǎ ǊŜǎǳƭǘǎ ǎƘƻǿŜŘ ŀ мр ǇŜǊŎent decline in gas station retail 

sales, a 10 to 15 percent decline in restaurant sales and a 15 percent reduction in total retail 

sales for the bypassed locations in cities with less than 25,000 inhabitants.   As in other studies, 

the models show that many other factors play a relevant role in affecting economic growth and 

that it is difficult to disentangle effects strictly related to bypass implementation.   

One comprehensive evaluation of the impacts of highway bypasses in Kansas towns attempted 

to interpret causal relationships between bypasses and business activities [9].  By partitioning 

total traffic flowing on and off bypasses, the study found no evidence of long term negative 

impacts on local economies, but found evidence of short-term negative effects on selected 

firms, specifically those dependent on pass-through traffic, such as bars, motels, and service 

stations.  Background effects related to pre-existing economic conditions affecting the local 

economy played a more relevant role than bypasses in affecting business growth.   

More sophisticated studies use advanced statistical techniques to uncover the impacts of 

bypasses on business activities in terms of changes on per capita sales in industry sectors most 

likely to be affected [10, 11].  These studies find that bypasses negatively impact business 

activities with magnitudes related to the amount of traffic being bypassed and the businessΩ 

relative dependence upon pass-through traffic.  In particular, these studies found that when the 

traffic split (defined as the ratio of the volume on the bypass over the total volume of traffic 

flowing to a city) exceeds a threshold, the bypass will have negative effect.  The threshold varies 

according to the industry with a critical value of 36 percent for retail sales, 26 percent for eating 

and drinking places and 43 percent for services.   

In summary, all of the studies that find evidence of changes in economic activity report that the 

business sectors most likely to be affected are gasoline stations, fast food restaurants and other 

businesses that depend mostly on pass-through traffic.  Table 2.2 reports those sectors that are 

most likely to be impacted by the construction and operation of a relief route.  Visitor-serving 

businesses, such as motels, art galleries, antique shops are less likely to be affected as they rely 

on visitors attracted to the area as a destination.  These businesses may find their business 

improves if the area is turned into a destination. 
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Big retail stores may benefit from improved access as well as those businesses that cater to a 

local clientele, such as drug stores, banks, grocery stores, and personal care stores.   

The magnitude of impacts depends on the study area characteristics, such as its size and its 

relative distance to the CBD. 

Figure 2.7 Before and After 

 

 

 

 

 


