
This	
  is	
  the	
  final	
  report	
  for	
  the	
  University	
  of	
  Miami	
  Lauderdale-­‐By-­‐The-­‐Sea	
  Workshop,	
  
conducted	
  in	
  May	
  of	
  2011.	
  
Graphics,	
  charts	
  and	
  bulleted	
  text	
  appears	
  in	
  each	
  slide	
  and	
  some	
  addiFonal	
  wriHen	
  
descripFons	
  and	
  details	
  are	
  provided	
  in	
  the	
  notes	
  secFon	
  of	
  many	
  slides.	
  
PrinFng:	
  in	
  Powerpoint’s	
  print	
  dialog	
  box	
  choose	
  “Notes”	
  for	
  the	
  “Print	
  What:”	
  sePng	
  to	
  
print	
  these	
  notes	
  along	
  with	
  their	
  respecFve	
  slides.	
  
You	
  may	
  also	
  choose	
  to	
  print	
  mulFple	
  slides	
  on	
  a	
  single	
  page	
  along	
  with	
  the	
  notes.	
  
A	
  complete	
  record	
  of	
  the	
  verbal	
  presentaFon	
  with	
  recommendaFons	
  and	
  insights	
  from	
  
individual	
  team	
  members	
  is	
  available	
  in	
  the	
  “Commission	
  Workshop	
  rebroadcast”	
  of	
  May	
  
26,	
  2011	
  on	
  the	
  town’s	
  website	
  at:	
  
hHp://lbts.granicus.com/ViewPublisher.php?view_id=2	
  (or	
  go	
  to	
  the	
  home	
  page,	
  hHp://
www.lauderdalebythesea-­‐fl.gov/,	
  and	
  click	
  on	
  the	
  “Video”	
  tab).	
  

1	
  



The	
  workshop	
  enjoyed	
  strong	
  support	
  from	
  the	
  community	
  including	
  many	
  business	
  
owners	
  who	
  provided	
  meals	
  and	
  affordable	
  accommodaFons	
  for	
  the	
  team,	
  elected	
  officials	
  
many	
  of	
  who	
  met	
  individually	
  with	
  team	
  members,	
  and	
  town	
  staff	
  and	
  consultants	
  who	
  did	
  
an	
  excellent	
  job	
  preparing	
  for	
  the	
  workshop	
  and	
  providing	
  the	
  team	
  with	
  the	
  key	
  materials	
  
and	
  the	
  technical	
  maps	
  and	
  informaFon	
  that	
  was	
  required.	
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The	
  workshop	
  team	
  tapped	
  the	
  experFse	
  from	
  students,	
  faculty	
  and	
  alumni	
  in	
  architecture,	
  
urban	
  design	
  and	
  real	
  estate	
  from	
  the	
  University	
  of	
  Miami	
  School	
  of	
  Architecture.	
  A	
  team	
  of	
  
30	
  people	
  held	
  public	
  workshops,	
  conducted	
  individual	
  interviews	
  and	
  meeFngs	
  with	
  
business	
  owners,	
  property	
  owners,	
  agency	
  officials	
  including	
  Florida	
  Department	
  of	
  
TransportaFon	
  staff,	
  and	
  many	
  other	
  community	
  leaders,	
  ciFzens	
  and	
  stakeholders	
  at	
  the	
  
Town	
  Hall	
  and	
  off-­‐site.	
  	
  
Each	
  team	
  member	
  applied	
  their	
  parFcular	
  experFse	
  and	
  collaborated	
  on	
  sub-­‐teams	
  for	
  
each	
  study	
  area	
  ensuring	
  an	
  interdisciplinary	
  approach	
  was	
  applied	
  to	
  perform	
  analyses	
  
and	
  develop	
  strategies	
  and	
  alternaFve	
  implementaFon	
  scenarios	
  during	
  a	
  week-­‐long	
  
workshop.	
  Overall	
  the	
  team	
  put	
  in	
  an	
  esFmated	
  2000	
  hours	
  of	
  labor	
  in	
  compleFng	
  the	
  
workshop.	
  	
  
The	
  preliminary	
  results	
  were	
  reviewed	
  and	
  documented	
  back	
  at	
  the	
  University	
  aher	
  the	
  
workshop,	
  enhancing	
  and	
  scanning	
  all	
  of	
  the	
  drawings	
  produced,	
  finalizing	
  spreadsheets	
  for	
  
cost	
  esFmates,	
  and	
  wriFng	
  up	
  their	
  presentaFon	
  notes	
  and	
  strategies	
  included	
  here	
  in	
  the	
  
notes	
  secFon	
  of	
  the	
  presentaFon	
  slides.	
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There	
  is	
  a	
  long	
  history	
  of	
  ciFzen	
  parFcipaFon	
  in	
  the	
  town’s	
  planning	
  and	
  development.	
  
CiFzens	
  acted	
  in	
  the	
  1970s	
  to	
  enact	
  height	
  limitaFons	
  for	
  development	
  in	
  the	
  town	
  to	
  
preserve	
  the	
  low-­‐rise	
  character	
  of	
  the	
  community	
  and	
  prevent	
  the	
  spread	
  of	
  high-­‐rise	
  
development	
  from	
  surrounding	
  communiFes.	
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The	
  public	
  process	
  here	
  and	
  elsewhere	
  ohen	
  involves	
  ciFzens	
  gePng	
  organized	
  to	
  prevent	
  
unwanted	
  development	
  and	
  change.	
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As	
  this	
  slide	
  illustrates,	
  some	
  of	
  the	
  most	
  important	
  acFons	
  for	
  protecFng	
  and	
  creaFng	
  
livable	
  communiFes	
  begins	
  with	
  ciFzens	
  organizing	
  to	
  stop	
  something	
  undesirable	
  from	
  
happening.	
  These	
  efforts	
  have	
  included	
  many	
  famous	
  individuals	
  and	
  community	
  groups	
  
that	
  succeeded	
  in	
  prevenFng	
  destrucFve	
  urban	
  renewal,	
  highway	
  projects	
  and	
  
inappropriate	
  development	
  from	
  destroying	
  the	
  community	
  character	
  and	
  quality	
  of	
  life.	
  	
  
Places	
  like	
  Miami	
  Beach	
  and	
  Charleston	
  acted	
  to	
  preserve	
  and	
  reinvest	
  in	
  their	
  historic	
  
buildings,	
  including	
  small	
  hotels	
  similar	
  to	
  those	
  in	
  LBTS.	
  The	
  challenge	
  then	
  becomes	
  
idenFfying	
  the	
  posiFve	
  community	
  vision,	
  plans	
  and	
  pracFcal	
  implementaFon	
  strategies	
  for	
  
achieving	
  the	
  community’s	
  preferred	
  future,	
  one	
  that	
  can	
  preserve	
  and	
  enhance	
  the	
  
desired	
  character	
  and	
  quality	
  of	
  life	
  while	
  maintaining	
  an	
  economically	
  viable	
  community	
  
that	
  does	
  not	
  slip	
  into	
  decline	
  and	
  blight.	
  



Outside	
  of	
  a	
  Colonial	
  Williamsburg	
  or	
  Henry	
  Ford’s	
  Greenfield	
  Village,	
  it	
  is	
  impossible	
  to	
  
freeze	
  a	
  community	
  in	
  Fme.	
  Real	
  towns	
  are	
  not	
  museums,	
  and	
  they	
  require	
  viable	
  
businesses	
  and	
  a	
  conFnuous	
  reinvestment	
  in	
  housing,	
  business	
  areas	
  and	
  the	
  public	
  realm	
  
of	
  streets,	
  public	
  spaces	
  and	
  public	
  services	
  to	
  maintain	
  a	
  good	
  quality	
  of	
  life.	
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Real	
  towns	
  are	
  a	
  patchwork	
  of	
  hundreds	
  or	
  thousands	
  of	
  individual	
  properFes	
  owned	
  by	
  
individuals,	
  sFtched	
  together	
  by	
  streets	
  and	
  sidewalks	
  built	
  and	
  maintained	
  by	
  local,	
  state	
  
and	
  federal	
  transportaFon	
  departments,	
  and	
  interspersed	
  with	
  public	
  buildings,	
  parks	
  and	
  
services	
  supported	
  by	
  the	
  local	
  community.	
  Community’s	
  face	
  persistent	
  challenges	
  to	
  
renew	
  themselves	
  over	
  Fme	
  and	
  prevent	
  deterioraFon	
  and	
  decline	
  as	
  demographic,	
  
lifestyle	
  transportaFon,	
  communicaFon	
  and	
  retail	
  trends	
  change.	
  	
  
This	
  slide	
  shows	
  the	
  historic	
  1920s	
  Spanish	
  Revival	
  church	
  which	
  was	
  the	
  last	
  building	
  
standing	
  in	
  the	
  middle	
  of	
  what	
  was	
  once	
  a	
  vibrant	
  secFon	
  of	
  downtown	
  West	
  Palm	
  Beach,	
  
cleared	
  and	
  targeted	
  for	
  a	
  massive	
  redevelopment	
  project	
  that	
  went	
  bankrupt	
  in	
  the	
  early	
  
1990s	
  recession.	
  It	
  would	
  take	
  another	
  decade	
  for	
  the	
  City	
  to	
  put	
  together	
  a	
  plan,	
  resources	
  
and	
  a	
  private	
  development	
  partner	
  to	
  transform	
  this	
  area	
  into	
  City	
  Place,	
  undoing	
  some	
  of	
  
the	
  damage	
  and	
  bringing	
  some	
  relief	
  to	
  the	
  city’s	
  devastated	
  tax	
  base.	
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Simple,	
  narrowly	
  conceived	
  soluFons	
  are	
  ohen	
  more	
  destrucFve	
  than	
  helpful.	
  Urban	
  
renewal,	
  “white	
  elephant”	
  economic	
  development	
  strategies	
  such	
  as	
  downtown	
  shopping	
  
malls,	
  convenFon	
  centers	
  and	
  sports	
  stadiums,	
  and	
  automobile-­‐oriented	
  strategies	
  that	
  
emphasize	
  road-­‐widening	
  and	
  “convenient	
  parking”	
  over	
  community	
  character	
  and	
  
walkable	
  neighborhoods	
  have	
  destroyed	
  many	
  historic	
  neighborhoods	
  and	
  towns…	
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…resulFng	
  in	
  cartoon	
  versions	
  of	
  suburban	
  sprawl	
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This	
  cauFonary	
  tale	
  is	
  that	
  we	
  need	
  to	
  avoid	
  “loving	
  our	
  communiFes	
  to	
  death”	
  by	
  taking	
  a	
  
proacFve	
  stance	
  to	
  plan	
  the	
  future	
  and	
  reinvest	
  in	
  our	
  towns	
  so	
  that	
  they	
  will	
  conFnue	
  to	
  
provide	
  a	
  high	
  quality	
  of	
  life.	
  Doing	
  nothing	
  is	
  not	
  an	
  opFon	
  and	
  can	
  quickly	
  degenerate	
  
into	
  a	
  spiral	
  of	
  decline.	
  	
  
The	
  challenge	
  for	
  the	
  workshop	
  team	
  and	
  the	
  community	
  is	
  how	
  to	
  have	
  a	
  sustainable	
  
community	
  and	
  a	
  sustainable	
  business	
  base	
  that	
  is	
  consistent	
  with	
  the	
  vision	
  the	
  
community	
  has	
  for	
  itself,	
  that	
  helps	
  preserve	
  all	
  the	
  things	
  that	
  you	
  love	
  but	
  can	
  also	
  help	
  
pay	
  for	
  the	
  things	
  you	
  want	
  like	
  parks,	
  shaded,	
  walkable	
  streets	
  and	
  sidewalks,	
  and	
  the	
  
beauFful	
  beaches.	
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Photos	
  from	
  the	
  Saturday	
  public	
  workshop	
  (May	
  22,	
  2011)	
  



Study	
  areas/teams:	
  
1.  Commercial	
  Boulevard	
  from	
  the	
  intercoastal	
  “eastern	
  gateway”	
  to	
  the	
  beach,	
  including	
  

much	
  of	
  the	
  town’s	
  shops	
  and	
  restaurants	
  
2.  A1A	
  corridor	
  from	
  the	
  southern	
  gateway	
  all	
  the	
  way	
  to	
  the	
  north	
  
3.  The	
  Town	
  Hall	
  area	
  including	
  the	
  town	
  hall,	
  fire,	
  police	
  and	
  senior	
  center	
  faciliFes	
  and	
  

proposed	
  park	
  
4.  Two	
  large	
  hotel	
  properFes	
  with	
  unique	
  rehab	
  and	
  redevelopment	
  opportuniFes	
  
5.  A	
  subarea	
  team	
  focus	
  on	
  potenFal	
  design	
  and	
  business	
  strategies	
  for	
  the	
  small	
  hotels	
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The	
  team	
  held	
  a	
  large	
  public	
  workshop	
  and	
  conducted	
  dozens	
  of	
  meeFngs	
  and	
  interviews	
  
with	
  individuals	
  and	
  small	
  groups	
  throughout	
  the	
  week.	
  
This	
  slide	
  includes	
  some	
  of	
  the	
  highlights	
  from	
  the	
  ciFzen	
  workshop	
  and	
  stakeholder	
  
meeFngs.	
  There	
  are	
  many	
  more	
  items	
  and	
  the	
  team	
  took	
  extensive	
  notes.	
  This	
  list	
  of	
  
bullets	
  includes	
  some	
  of	
  the	
  common,	
  recurring	
  themes.	
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The	
  study	
  area	
  was	
  divided	
  into	
  three	
  districts	
  based	
  on	
  exisFng	
  infrastructure,	
  character,	
  
and	
  market	
  analysis.	
  The	
  proposals	
  for	
  each	
  district	
  vary	
  based	
  on	
  exisFng	
  condiFons	
  and	
  
opportuniFes	
  to	
  create	
  value	
  and	
  a	
  stronger	
  sense	
  of	
  place	
  by	
  enhancements	
  to	
  the	
  public	
  
realm	
  and	
  leveraging	
  ameniFes	
  such	
  as	
  the	
  intracoastal	
  waterway	
  and	
  basin/marina.	
  	
  
The	
  proposals	
  also	
  present	
  alternaFves	
  requiring	
  low,	
  medium	
  and	
  high	
  levels	
  of	
  
intervenFon,	
  ranging	
  from	
  securing	
  opportunisFc	
  locaFons	
  for	
  convenient	
  parking	
  and	
  
modest	
  street	
  reconfiguraFon	
  in	
  the	
  Market	
  Square	
  district	
  to	
  the	
  substanFal	
  
redevelopment	
  and	
  addiFon	
  of	
  lined	
  parking	
  garages	
  on	
  the	
  western	
  most	
  blocks	
  of	
  the	
  
Marina/Plaza/Intercoastal	
  Gateway	
  district,	
  and	
  the	
  mid-­‐range	
  strategies	
  for	
  the	
  blocks	
  
with	
  deed-­‐restricted	
  parking	
  areas	
  on	
  the	
  blocks	
  in	
  the	
  middle	
  of	
  the	
  corridor	
  near	
  the	
  
basin.	
  	
  
The	
  intenFon	
  is	
  to	
  highlight	
  a	
  variety	
  of	
  strategies	
  –	
  a	
  “menu	
  of	
  opFons”	
  -­‐	
  involving	
  public	
  
investment,	
  private	
  development	
  and	
  public-­‐private	
  partnerships	
  that	
  could	
  be	
  employed	
  
in	
  most	
  locaFons	
  along	
  the	
  corridor	
  depending	
  on	
  the	
  potenFal	
  resources	
  and	
  partnerships	
  
that	
  can	
  be	
  assembled.	
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[Aerial	
  View	
  of	
  Pelican	
  Square	
  District	
  of	
  Commercial	
  Boulevard	
  showing	
  exisFng	
  central	
  
median;	
  inadequately	
  sized,	
  unshaded	
  sidewalks;	
  exisFng	
  angled	
  parking]	
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[Proposed	
  Plan	
  for	
  Pelican	
  Square	
  District	
  of	
  Commercial	
  Boulevard	
  showing	
  all	
  central	
  
medians	
  removed	
  to	
  open	
  ocean	
  vista;	
  vehicular	
  access	
  permanently	
  blocked	
  east	
  of	
  El	
  Mar	
  
Boulevard;	
  new	
  operable	
  bollards	
  can	
  be	
  used	
  to	
  temporarily	
  block	
  vehicular	
  traffic	
  east	
  of	
  
A1A	
  during	
  special	
  events;	
  streets	
  repaved	
  with	
  an	
  aHracFve	
  permeable	
  paver	
  system;	
  
parking	
  west	
  of	
  El	
  Mar	
  reconfigured	
  from	
  angled	
  to	
  parallel;	
  curb-­‐less	
  sidewalks	
  increased	
  
to	
  10’-­‐width	
  with	
  Date	
  Palm	
  planters,	
  lighFng,	
  and	
  outdoor	
  seaFng]	
  

The	
  proposal	
  for	
  Pelican	
  Square,	
  the	
  most	
  urban	
  porFon	
  of	
  Commercial	
  Boulevard,	
  
removes	
  the	
  center	
  medians	
  and	
  opens	
  up	
  the	
  beauFful	
  vista	
  out	
  to	
  the	
  ocean.	
  East	
  of	
  El	
  
Mar	
  Drive,	
  the	
  parking	
  spaces	
  will	
  be	
  eliminated,	
  the	
  street	
  paved	
  with	
  a	
  permeable	
  paver	
  
system,	
  planted	
  with	
  Date	
  Palms	
  and	
  adorned	
  with	
  outdoor	
  seaFng	
  areas.	
  Vehicular	
  access	
  
will	
  be	
  limited	
  to	
  only	
  entering	
  the	
  Aruba’s	
  lot	
  or	
  the	
  beach	
  parking	
  lot	
  in	
  front	
  of	
  the	
  Beach	
  
Café;	
  cars	
  must	
  exit	
  directly	
  from	
  these	
  lots.	
  This	
  will	
  alleviate	
  much	
  of	
  the	
  congesFon	
  and	
  
allow	
  pedestrians	
  to	
  roam	
  freely.	
  Between	
  A1A	
  and	
  El	
  Mar,	
  the	
  small	
  median	
  will	
  be	
  
removed	
  and	
  the	
  street	
  will	
  become	
  a	
  curb-­‐less,	
  flexible	
  space,	
  paved	
  with	
  a	
  permeable	
  
paver	
  system	
  and	
  allowing	
  for	
  the	
  “Main	
  Street”	
  feel	
  and	
  character	
  of	
  Lauderdale-­‐By-­‐The-­‐
Sea	
  to	
  be	
  extended	
  up	
  unFl	
  A1A.	
  	
  	
  
The	
  parking	
  will	
  be	
  converted	
  from	
  angled	
  parking	
  to	
  parallel	
  parking	
  in	
  order	
  for	
  the	
  
sidewalk/pedestrian	
  area	
  to	
  increase.	
  A	
  series	
  of	
  bollards,	
  that	
  are	
  either	
  removable	
  or	
  can	
  
be	
  lowered	
  into	
  the	
  ground,	
  can	
  be	
  placed	
  at	
  the	
  eastern	
  porFon	
  of	
  the	
  Commercial	
  and	
  
A1A	
  intersecFon	
  in	
  order	
  to	
  help	
  block	
  off	
  traffic	
  on	
  Friday	
  and	
  Saturday	
  nights	
  when	
  
concerts	
  or	
  other	
  events	
  are	
  taking	
  place.	
  During	
  the	
  day,	
  however,	
  the	
  space	
  will	
  conFnue	
  
to	
  operate	
  as	
  it	
  currently	
  does,	
  with	
  two	
  lanes	
  of	
  traffic	
  and	
  two	
  turn	
  lanes.	
  LighFng	
  fixtures	
  
can	
  also	
  be	
  added	
  to	
  add	
  to	
  the	
  outdoor	
  ambience,	
  possibly	
  with	
  string	
  of	
  lights	
  creaFng	
  a	
  
canopy	
  similar	
  to	
  Larimer	
  Square	
  in	
  Denver.	
  	
  ~Alicia	
  Rabadan	
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[View	
  looking	
  east	
  down	
  Commercial	
  Boulevard	
  from	
  A1A	
  showing	
  exisFng	
  median	
  
obstrucFng	
  vista	
  to	
  ocean;	
  exisFng	
  angled	
  parking.]	
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[View	
  of	
  Pelican	
  Square	
  Proposal	
  looking	
  East	
  down	
  Commercial	
  Boulevard	
  from	
  A1A	
  
showing	
  central	
  medians	
  removed;	
  new	
  operable	
  bollards;	
  curbless	
  sidewalks	
  with	
  
planters,	
  lighFng,	
  and	
  outdoor	
  seaFng;	
  street	
  re-­‐paved	
  with	
  permeable	
  pavers	
  and	
  strings	
  
of	
  overhead	
  lights	
  enhancing	
  the	
  nighPme	
  ambience]	
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[Aerial	
  View	
  of	
  Market	
  Square	
  District	
  of	
  Commercial	
  Boulevard	
  showing	
  exisFng	
  central	
  
median;	
  inadequately	
  sized,	
  un-­‐shaded	
  sidewalks;	
  exisFng	
  parking	
  on	
  the	
  hiatus	
  between	
  
Bougainvillea	
  Drive	
  and	
  Poinciana	
  Street;	
  and	
  exisFng	
  gas	
  staFon	
  at	
  criFcal	
  juncture	
  of	
  
Commercial	
  Boulevard	
  and	
  A1A]	
  

31	
  



[Proposed	
  Plan	
  for	
  Market	
  Square	
  District	
  of	
  Commercial	
  Boulevard	
  showing	
  central	
  
median	
  removed;	
  new	
  on-­‐street	
  parking;	
  sidewalks	
  increased	
  to	
  10’-­‐width	
  with	
  planters;	
  
new	
  open	
  air	
  market/covered	
  parking	
  on	
  the	
  hiatus	
  between	
  Bougainvillea	
  Drive	
  and	
  
Poinciana	
  Street;	
  and	
  a	
  new	
  Welcome/Visitor	
  Center	
  at	
  the	
  corner	
  of	
  Commercial	
  
Boulevard	
  and	
  A1A]	
  	
  	
  

The	
  two	
  blocks	
  in	
  between	
  A1A	
  and	
  Seagrape	
  Drive	
  make	
  up	
  a	
  transiFonal	
  zone	
  which	
  
signals	
  to	
  the	
  pedestrian	
  that	
  they	
  are	
  leaving	
  the	
  downtown	
  beach	
  area	
  and	
  entering	
  the	
  
more	
  suburban,	
  automobile-­‐oriented	
  district	
  of	
  Lauderdale-­‐By-­‐The-­‐Sea.	
  ExisFng	
  condiFons	
  
cause	
  people	
  to	
  abruptly	
  stop	
  walking	
  west	
  on	
  Commercial	
  Boulevard	
  as	
  the	
  sidewalk	
  
narrows	
  and	
  the	
  street	
  becomes	
  more	
  hosFle	
  to	
  pedestrians	
  and	
  walk	
  back	
  towards	
  the	
  
beach.	
  This	
  proposal	
  seeks	
  to	
  unify	
  the	
  two	
  areas	
  of	
  Commercial	
  Boulevard	
  and	
  to	
  give	
  an	
  
idenFty	
  to	
  these	
  blocks.	
  	
  
The	
  center	
  median	
  will	
  be	
  removed	
  in	
  order	
  to	
  extend	
  the	
  vista	
  out	
  to	
  the	
  ocean	
  as	
  well	
  as	
  
to	
  accommodate	
  on-­‐street	
  parking	
  on	
  both	
  sides	
  of	
  the	
  road,	
  buffering	
  the	
  pedestrian	
  from	
  
vehicular	
  traffic.	
  The	
  sidewalks	
  will	
  increase	
  to	
  a	
  width	
  of	
  10	
  h	
  and	
  shade	
  trees	
  are	
  added.	
  
An	
  open-­‐air	
  market	
  building	
  is	
  envisioned	
  on	
  the	
  strip	
  of	
  parking	
  between	
  Bougainvilla	
  Dr	
  
and	
  Poinciana	
  St,	
  which	
  takes	
  advantage	
  of	
  the	
  interesFng	
  geometry	
  that	
  currently	
  exists.	
  	
  
This	
  would	
  be	
  a	
  great	
  place	
  for	
  farmer’s	
  markets,	
  and	
  it	
  could	
  be	
  used	
  as	
  covered	
  parking	
  
when	
  such	
  events	
  are	
  not	
  taking	
  place	
  to	
  benefit	
  the	
  church	
  and	
  nearby	
  businesses.	
  	
  Over	
  
Fme	
  the	
  plan	
  envisions	
  the	
  gas	
  staFon	
  relocated	
  and	
  replaced	
  by	
  a	
  building	
  with	
  a	
  tower	
  
element	
  framing	
  the	
  street,	
  holding	
  this	
  important	
  corner	
  of	
  A1A	
  and	
  Commercial	
  Blvd.	
  
This	
  is	
  an	
  ideal	
  spot	
  for	
  the	
  Welcome/Visitor	
  Center.	
  	
  ~Alicia	
  Rabadan	
  	
  	
  

32	
  



[View	
  looking	
  North	
  from	
  Commercial	
  Boulevard	
  at	
  Poinciana	
  Street	
  showing	
  exisFng	
  
parking	
  on	
  the	
  hiatus	
  between	
  Bougainvillea	
  Drive	
  and	
  Poinciana	
  Street]	
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[View	
  of	
  Market	
  Square	
  Proposal	
  looking	
  north	
  from	
  Commercial	
  Boulevard	
  at	
  Poinciana	
  
Street	
  showing	
  covered	
  market/parking]	
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[Aerial	
  View	
  of	
  block	
  west	
  of	
  Seagrape	
  Drive	
  in	
  Marina	
  Plaza	
  District	
  of	
  Commercial	
  
Boulevard	
  showing	
  exisFng	
  central	
  median;	
  parallel	
  on-­‐street	
  parking;	
  and	
  angled	
  parking	
  
in	
  the	
  public	
  frontage]	
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[Proposed	
  Plan	
  for	
  the	
  block	
  west	
  of	
  Seagrape	
  Drive	
  in	
  the	
  Marina	
  Plaza	
  District	
  of	
  
Commercial	
  Boulevard	
  showing	
  exisFng	
  central	
  median;	
  new	
  angled	
  on-­‐street	
  parking;	
  
plazas	
  ouwiHed	
  with	
  planters,	
  lighFng,	
  and	
  outdoor	
  seaFng	
  replace	
  exisFng	
  parking]	
  	
  	
  

The	
  block	
  west	
  of	
  Seagrape	
  is	
  currently	
  very	
  suburban	
  in	
  character,	
  with	
  buildings	
  set	
  back	
  
far	
  from	
  the	
  street	
  and	
  very	
  liHle	
  aHracFon	
  or	
  protecFon	
  from	
  the	
  sun	
  for	
  the	
  pedestrian.	
  
In	
  order	
  to	
  beauFfy	
  and	
  unify	
  the	
  look	
  of	
  this	
  more	
  auto-­‐oriented	
  area,	
  a	
  short-­‐term	
  
soluFon	
  would	
  be	
  to	
  re-­‐stripe	
  the	
  parking	
  in	
  the	
  opposite	
  direcFon	
  to	
  allow	
  drivers	
  who	
  
have	
  passed	
  the	
  businesses	
  to	
  circle	
  the	
  block	
  and	
  sFll	
  enter	
  the	
  lot.	
  However,	
  our	
  long-­‐
term	
  proposal	
  replaces	
  the	
  parallel	
  parking	
  along	
  Commercial	
  with	
  angled	
  parking	
  to	
  gain	
  a	
  
few	
  extra	
  spaces.	
  It	
  also	
  takes	
  advantage	
  of	
  these	
  deep	
  setbacks	
  by	
  creaFng	
  aHracFve	
  plaza	
  
space	
  out	
  of	
  the	
  parking	
  spaces	
  in	
  front	
  of	
  the	
  shops;	
  this	
  provides	
  the	
  businesses	
  with	
  
greater	
  exposure	
  to	
  foot	
  traffic	
  as	
  well	
  as	
  space	
  to	
  accommodate	
  outdoor	
  dining.	
  	
  ~Alicia	
  
Rabadan	
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[Aerial	
  View	
  of	
  block	
  along	
  the	
  Marina/Basin	
  in	
  the	
  Marina	
  Plaza	
  District,	
  south	
  of	
  
Commercial	
  Boulevard	
  showing	
  exisFng	
  built-­‐out	
  block;	
  obstrucFve	
  wooden	
  fence;	
  and	
  
poorly	
  defined	
  alley]	
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[Proposed	
  Plan	
  of	
  block	
  along	
  the	
  Marina/Basin	
  in	
  the	
  Marina	
  Plaza	
  District,	
  south	
  of	
  
Commercial	
  Boulevard	
  showing	
  new	
  pedestrian	
  connecFon;	
  relocated	
  fence	
  with	
  outdoor	
  
seaFng;	
  improved	
  rear	
  facades]	
  

One	
  special	
  project	
  we	
  looked	
  at	
  was	
  the	
  marina	
  just	
  south	
  of	
  Commercial	
  Blvd.	
  Over	
  Fme,	
  
we	
  propose	
  that	
  one	
  of	
  the	
  buildings	
  be	
  redeveloped	
  into	
  a	
  pedestrian	
  pathway	
  that	
  
visually	
  and	
  physically	
  connects	
  Commercial	
  Boulevard	
  to	
  the	
  marina.	
  This	
  is	
  coupled	
  with	
  
improvements	
  to	
  the	
  street	
  behind	
  the	
  buildings	
  and	
  their	
  rear	
  facades,	
  which	
  currently	
  
feels	
  more	
  like	
  a	
  service	
  alley.	
  Currently,	
  there	
  is	
  a	
  tall,	
  wooden	
  fence	
  inhibiFng	
  all	
  views	
  of	
  
the	
  water;	
  however,	
  the	
  fence	
  could	
  be	
  relocated	
  down	
  by	
  the	
  boat	
  slips	
  and	
  even	
  include	
  
an	
  architectural	
  bench	
  along	
  it	
  to	
  provide	
  the	
  dock	
  with	
  more	
  comfort	
  and	
  safety.	
  	
  
The	
  marina	
  represents	
  the	
  key	
  natural	
  amenity	
  (currently	
  invisible	
  to	
  the	
  public)	
  that	
  could	
  
add	
  value	
  and	
  create	
  a	
  strong	
  sense	
  of	
  place	
  to	
  this	
  middle	
  secFon	
  of	
  Commercial	
  
Boulevard.	
  	
  ~Alicia	
  Rabadan	
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[View	
  of	
  Marina	
  Plaza	
  Proposal	
  looking	
  east	
  down	
  Basin	
  Drive	
  from	
  East	
  Tradewinds	
  
Avenue]	
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[View	
  of	
  Marina	
  Plaza	
  Proposal	
  looking	
  east	
  down	
  Basin	
  Drive	
  from	
  East	
  Tradewinds	
  
Avenue]	
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[Aerial	
  View	
  of	
  block	
  along	
  the	
  Intracoastal	
  Waterway	
  in	
  the	
  Marina	
  Plaza	
  District	
  of	
  
Commercial	
  Boulevard	
  showing	
  exisFng	
  central	
  median;	
  parallel	
  on-­‐street	
  parking;	
  and	
  
angled	
  parking	
  in	
  the	
  public	
  frontage]	
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[Proposed	
  Plan	
  for	
  the	
  block	
  along	
  the	
  Intracoastal	
  Waterway	
  in	
  the	
  Marina	
  Plaza	
  District	
  of	
  
Commercial	
  Boulevard	
  showing	
  exisFng	
  central	
  median	
  and	
  parallel	
  parking;	
  new	
  parking	
  
garages	
  with	
  mixed-­‐use	
  liners	
  and	
  “park	
  once”	
  centralized	
  valet	
  service;	
  new	
  plazas	
  
ouwiHed	
  with	
  planters,	
  lighFng,	
  and	
  outdoor	
  seaFng	
  replace	
  exisFng	
  surface	
  parking	
  lot]	
  	
  	
  

The	
  block	
  adjacent	
  to	
  the	
  Intracoastal	
  Waterway	
  is	
  perhaps	
  the	
  most	
  suburban	
  of	
  all	
  those	
  
along	
  Commercial	
  Boulevard,	
  with	
  the	
  majority	
  of	
  its	
  current	
  land	
  use	
  dedicated	
  to	
  parking.	
  
Part	
  of	
  the	
  long-­‐term	
  proposal	
  is	
  to	
  redevelop	
  this	
  block	
  into	
  mixed-­‐use	
  buildings	
  with	
  
parking	
  components	
  to	
  accommodate	
  new	
  development	
  that	
  can	
  frame	
  the	
  street	
  and	
  
conFnue	
  the	
  pedestrian	
  character	
  of	
  the	
  boulevard	
  as	
  well	
  as	
  accommodate	
  the	
  restaurant	
  
parking.	
  	
  
The	
  two	
  most	
  western	
  buildings	
  would	
  include	
  parking	
  garages	
  with	
  liner	
  buildings	
  
aHached	
  for	
  pedestrian-­‐friendly	
  uses	
  on	
  the	
  ground	
  floor	
  such	
  as	
  shops,	
  cafes,	
  or	
  ice	
  cream	
  
shops	
  with	
  residences	
  or	
  office	
  space	
  above.	
  These	
  garages	
  could	
  accommodate	
  a	
  
centralized	
  valet	
  system	
  in	
  which	
  visitors	
  could	
  “park	
  once”	
  and	
  then	
  explore	
  the	
  rest	
  of	
  
the	
  town	
  and	
  its	
  ameniFes	
  by	
  foot,	
  picking	
  up	
  their	
  car	
  from	
  any	
  other	
  valet	
  staFon	
  in	
  the	
  
downtown.	
  The	
  proposed	
  mixed-­‐use	
  buildings	
  would	
  help	
  to	
  urbanize	
  and	
  beauFfy	
  this	
  
important	
  porFon	
  of	
  the	
  Commercial	
  Blvd	
  corridor.	
  	
  	
  ~Alicia	
  Rabadan	
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[Aerial	
  View	
  of	
  Commercial	
  Boulevard	
  Entrance]	
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There	
  are	
  a	
  variety	
  of	
  ways	
  that	
  communiFes	
  have	
  worked	
  to	
  improve	
  the	
  image	
  of	
  their	
  
communiFes	
  at	
  important	
  intersecFons,	
  gateways	
  and	
  highly	
  visible	
  locaFons.	
  
The	
  Commercial	
  Boulevard	
  draw	
  bridge	
  is	
  a	
  major	
  example	
  where	
  LBTS	
  can	
  focus	
  some	
  
energy	
  and	
  resources	
  to	
  improve	
  the	
  community’s	
  image.	
  

OpFons	
  include	
  adding	
  aHracFve	
  new	
  light	
  posts	
  along	
  the	
  length	
  of	
  the	
  bridge,	
  puPng	
  
floodlights	
  to	
  illuminate	
  the	
  bridge	
  itself	
  from	
  below	
  (example	
  on	
  this	
  slide),	
  and	
  
improvements	
  to	
  the	
  bridge	
  tenders’	
  booth	
  to	
  make	
  it	
  architecturally	
  appealing.	
  This	
  could	
  
involve	
  renovaFon	
  and	
  rehab	
  of	
  the	
  exisFng	
  building,	
  or	
  the	
  creaFon	
  of	
  a	
  new,	
  iconic	
  
structure	
  in	
  the	
  same	
  spot,	
  possibly	
  with	
  a	
  taller	
  spire	
  of	
  some	
  type	
  and/or	
  adding	
  an	
  
idenFcal	
  building	
  on	
  the	
  opposite	
  side	
  of	
  the	
  bridge	
  to	
  create	
  a	
  dramaFc	
  gateway	
  framed	
  
by	
  two	
  small	
  structures.	
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[Proposed	
  Plan	
  of	
  Commercial	
  Boulevard	
  Entrance	
  showing	
  new	
  open-­‐air	
  plaza;	
  widened	
  
riverfront	
  promenade	
  with	
  new	
  viewing	
  plaworms;	
  and	
  redesigned	
  bridge-­‐tender’s	
  house]	
  

The	
  Intracoastal	
  Waterway	
  is	
  a	
  wonderful	
  amenity	
  to	
  the	
  community,	
  yet	
  it	
  is	
  highly	
  under-­‐
uFlized.	
  We	
  propose	
  that	
  the	
  area	
  underneath	
  the	
  Bayview	
  General	
  Medicine	
  building	
  be	
  
converted	
  and	
  paved	
  into	
  open-­‐air	
  plaza	
  space.	
  This	
  will	
  enhance	
  the	
  vista	
  out	
  to	
  the	
  water	
  
and	
  lead	
  out	
  to	
  a	
  widened	
  public	
  promenade	
  along	
  the	
  water	
  that	
  connects	
  to	
  the	
  other	
  
side	
  of	
  the	
  bridge.	
  In	
  addiFon,	
  two	
  viewing	
  plaworms	
  will	
  flank	
  both	
  sides	
  of	
  the	
  
drawbridge	
  and	
  enhance	
  the	
  pedestrian	
  realm	
  along	
  the	
  Intracoastal.	
  
Finally,	
  as	
  a	
  low	
  budget,	
  yet	
  highly	
  impacwul	
  gateway	
  into	
  the	
  town,	
  the	
  bridge	
  will	
  be	
  
painted	
  with	
  the	
  words	
  “Welcome	
  to	
  Lauderdale-­‐By-­‐The-­‐Sea”	
  and	
  the	
  bridgetender’s	
  house	
  
will	
  be	
  redesigned.	
  With	
  all	
  of	
  these	
  proposed	
  design	
  intervenFons,	
  the	
  feeling	
  of	
  
traversing	
  across,	
  perhaps	
  the	
  most	
  important,	
  thoroughfare	
  of	
  the	
  Town	
  of	
  Lauderdale-­‐By-­‐
The-­‐Sea	
  will	
  be	
  much	
  different.	
  	
  ~Alicia	
  Rabadan	
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[View	
  east	
  on	
  Commercial	
  Boulevard	
  bridge]	
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[View	
  of	
  Commercial	
  Boulevard	
  Entrance	
  Proposal,	
  looking	
  east	
  on	
  Commercial	
  Boulevard	
  
drawbridge]	
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ConservaFve	
  esFmates	
  for	
  the	
  value	
  added	
  to	
  property	
  along	
  Commercial	
  Boulevard	
  and	
  
the	
  proposed	
  squares	
  and	
  plazas	
  based	
  on	
  real	
  estate	
  studies.	
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One	
  of	
  the	
  best	
  things	
  about	
  LBTS	
  is	
  the	
  pleasant,	
  walkable	
  atmosphere	
  of	
  Pelican	
  Square.	
  
Proposals	
  for	
  streetscape	
  improvements	
  to	
  the	
  A1A	
  corridor	
  are	
  designed	
  to	
  extend	
  a	
  safe,	
  
high	
  quality	
  pedestrian	
  experience	
  linking	
  the	
  small	
  hotels,	
  town	
  hall	
  site	
  and	
  
neighborhoods	
  along	
  the	
  corridor	
  with	
  the	
  beach	
  and	
  the	
  Pelican	
  Square	
  area.	
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ExisFng	
  condiFons	
  include:	
  
A	
  corridor	
  that	
  is	
  very	
  uninviFng	
  to	
  the	
  pedestrian,	
  both	
  resident	
  and	
  visitors	
  alike	
  
Sidewalks	
  actually	
  accommodate	
  the	
  car	
  over	
  the	
  pedestrian	
  
OpportuniFes	
  to	
  improve	
  the	
  beauty	
  and	
  funcFonality	
  of	
  the	
  streetscape	
  

Speaking	
  with	
  residents,	
  business	
  owners,	
  town	
  employees,	
  as	
  well	
  as	
  walking	
  the	
  area	
  
ourselves,	
  we	
  idenFfied	
  three	
  keys	
  opportuniFes	
  for	
  improvement.	
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The	
  land	
  use	
  and	
  acFvity	
  paHerns	
  in	
  the	
  neighborhoods,	
  commercial	
  and	
  civic	
  areas	
  along	
  
A1A	
  change	
  dramaFcally	
  as	
  one	
  traverses	
  the	
  length	
  of	
  LBTS	
  along	
  the	
  town’s	
  primary	
  
north-­‐south	
  corridor.	
  The	
  A1A	
  team	
  idenFfied	
  modest	
  variaFons	
  in	
  the	
  proposed	
  
streetscape	
  components	
  of	
  travel	
  and	
  turn	
  lanes,	
  medians,	
  on	
  street	
  parking,	
  sidewalks	
  and	
  
planFng	
  strips	
  to	
  accommodate	
  this	
  exisFng	
  land	
  use	
  and	
  acFvity	
  paHern	
  while	
  
implemenFng	
  improvements	
  that	
  will	
  provide	
  one	
  conFnuous	
  pedestrian-­‐friendly	
  
streetscape	
  the	
  length	
  of	
  the	
  corridor.	
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[Plan	
  View	
  of	
  ExisFng	
  Street	
  SecFons.	
  	
  Represent	
  condiFons	
  of	
  public	
  ROW	
  along	
  A1A	
  
showing	
  inadequately	
  sized,	
  unshaded	
  sidewalks;	
  straight-­‐in	
  parking	
  intersecFng	
  pedestrian	
  
realm;	
  two	
  lanes	
  of	
  traffic	
  plus	
  suicide	
  lane	
  for	
  turns]	
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[“Urban	
  Street	
  SecFon.”	
  Represents	
  proposed	
  condiFons	
  for	
  A1A	
  right-­‐of-­‐way	
  (ROW)	
  for	
  
blocks	
  just	
  north	
  of	
  Commercial	
  Boulevard	
  where	
  there	
  is	
  a	
  concentraFon	
  of	
  commercial	
  
businesses,	
  illustraFng	
  a	
  land	
  swap	
  to	
  provide	
  for	
  wider	
  sidewalks	
  and	
  on-­‐street	
  parallel	
  
parking	
  with	
  planters	
  for	
  shade	
  trees	
  and	
  regularly	
  spaced	
  palms	
  defining	
  the	
  street]	
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[Plan	
  View	
  of	
  “Civic	
  Street	
  SecFon.”	
  Represents	
  proposed	
  condiFons	
  for	
  A1A	
  ROW	
  for	
  
blocks	
  just	
  north	
  and	
  south	
  of	
  the	
  Town	
  Hall	
  complex,	
  where	
  civic	
  uses	
  predominate,	
  
showing	
  a	
  new	
  median	
  planted	
  with	
  shade	
  trees;	
  a	
  land	
  swap	
  allowing	
  for	
  wider	
  sidewalks	
  
and	
  on-­‐street	
  parallel	
  parking	
  with	
  planters	
  for	
  shade	
  trees	
  and	
  regularly	
  spaced	
  palms	
  
defining	
  the	
  street]	
  

58	
  



[Plan	
  View	
  of	
  the	
  “Sub-­‐Urban	
  Street	
  SecFon”	
  where	
  many	
  small	
  hotels	
  are	
  located.	
  
Represents	
  proposed	
  condiFons	
  for	
  A1A	
  ROW	
  for	
  blocks	
  north	
  of	
  Civic	
  Zone,	
  eliminaFng	
  
the	
  “suicide	
  lane”	
  and	
  showing	
  land	
  swap	
  allowing	
  for	
  sidewalks	
  with	
  planFng	
  strips	
  and	
  
on-­‐street	
  angled	
  parking]	
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[Plan	
  View	
  of	
  “Business	
  Street	
  SecFon.”	
  Represents	
  proposed	
  condiFons	
  for	
  A1A	
  ROW	
  for	
  
blocks	
  just	
  south	
  of	
  Commercial,	
  showing	
  land	
  swap	
  allowing	
  for	
  sidewalks	
  with	
  planFng	
  
strip;	
  on-­‐street	
  parallel	
  parking	
  with	
  regularly	
  spaces	
  palm	
  tree	
  planFngs;	
  new	
  median	
  with	
  
shade	
  tree	
  planters,	
  and	
  the	
  exisFng	
  parking	
  lot.]	
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[Plan	
  View	
  of	
  “Hotel	
  Street	
  SecFon.”	
  Represents	
  proposed	
  condiFons	
  for	
  A1A	
  ROW	
  for	
  
blocks	
  north	
  of	
  Civic	
  Zone,	
  showing	
  land	
  swap	
  allowing	
  for	
  sidewalks	
  with	
  planFng	
  strips	
  
and	
  on-­‐street	
  angled	
  parking;	
  replacing	
  suicide	
  lane	
  with	
  shade-­‐tree-­‐planted	
  medians]	
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Ben	
  Arcia	
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Ben	
  Arcia	
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Ben	
  Arcia	
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Ben	
  Arcia	
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Ben	
  Arcia	
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Ben	
  Arcia	
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[Views	
  looking	
  north	
  on	
  A1A	
  between	
  El	
  Prado	
  and	
  Washingtonia	
  Avenue,	
  before	
  and	
  aher	
  
proposed	
  street	
  improvements.]	
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[Views	
  looking	
  north	
  on	
  A1A	
  between	
  El	
  Prado	
  and	
  Washingtonia	
  Avenue,	
  before	
  and	
  aher	
  
proposed	
  street	
  improvements.]	
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[One	
  of	
  Three	
  OpFons	
  for	
  Proposed	
  Parking	
  Garages	
  with	
  Liners	
  along	
  A1A	
  located	
  just	
  
north	
  of	
  Commercial	
  Boulevard.]	
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One	
  of	
  Three	
  OpFons	
  for	
  Proposed	
  Parking	
  Garages	
  along	
  A1A	
  located	
  just	
  north	
  of	
  
Commercial	
  Boulevard.	
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Streetscape	
  improvements	
  have	
  mulFple	
  posiFve	
  effects	
  on	
  communiFes:	
  
1.  As	
  a	
  civic	
  investment	
  to	
  improve	
  the	
  quality	
  of	
  life,	
  aHracFveness	
  of	
  neighborhoods,	
  

and	
  as	
  a	
  source	
  of	
  pride	
  and	
  community	
  character;	
  
2.  As	
  a	
  boost	
  to	
  real	
  estate	
  values,	
  enhancing	
  the	
  aHracFveness	
  of	
  residenFal	
  properFes	
  

in	
  neighborhoods	
  and	
  encouraging	
  reinvestment	
  in	
  commercial	
  properFes	
  that	
  
generate	
  property	
  taxes	
  benefiPng	
  all	
  residents	
  of	
  the	
  community;	
  

3.  As	
  part	
  of	
  an	
  economic	
  development	
  strategy	
  to	
  aHract	
  and	
  retain	
  the	
  types	
  of	
  shops,	
  
restaurants	
  and	
  businesses	
  that	
  residents	
  desire	
  and	
  that	
  aHract	
  pedestrian	
  traffic	
  to	
  
support	
  them;	
  

4.  As	
  a	
  criFcal	
  strategy	
  to	
  increase	
  the	
  health,	
  safety	
  and	
  welfare	
  of	
  residents	
  and	
  
visitors	
  walking,	
  biking	
  and	
  driving	
  in	
  Lauderdale-­‐By-­‐The-­‐Sea.	
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The	
  southern	
  border	
  is	
  a	
  physical	
  gateway	
  into	
  the	
  city	
  that	
  is	
  overlooked,	
  underwhelming,	
  
and	
  anFclimacFc.	
  	
  
It	
  consists	
  of	
  wasted,	
  unappealing,	
  bleak	
  space.	
  
This	
  should	
  be	
  a	
  prominent	
  physical	
  entryway	
  to	
  LBTS.	
  
Goals:	
  create	
  a	
  signature	
  entryway	
  to	
  the	
  city	
  that	
  celebrates	
  arriving	
  in	
  LBTS	
  and	
  welcomes	
  
visitors.	
  
Accentuate	
  the	
  visitor’s	
  center,	
  which	
  is	
  currently	
  a	
  hidden	
  and	
  anonymous	
  building.	
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[View	
  of	
  Proposed	
  Park	
  Site	
  at	
  Chamber	
  of	
  Commerce	
  looking	
  north	
  on	
  A1A	
  before	
  
proposed	
  street	
  improvements.]	
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[View	
  of	
  Proposed	
  Park	
  Site	
  at	
  Chamber	
  of	
  Commerce	
  looking	
  north	
  on	
  A1A	
  aher	
  proposed	
  
street	
  improvements.]	
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Clearly	
  define	
  the	
  links	
  to	
  beach	
  portals	
  

The	
  beach	
  portals	
  themselves	
  are	
  very	
  appealing	
  spaces,	
  but	
  their	
  connecFon	
  with	
  the	
  rest	
  
of	
  the	
  town	
  is	
  along	
  extremely	
  hosFle	
  streets	
  that	
  are	
  hot,	
  unaHracFve	
  places	
  to	
  walk	
  with	
  
no	
  perceptual	
  connecFon	
  to	
  the	
  beach,	
  hence	
  the	
  amenity	
  value	
  of	
  excellent	
  proximity	
  to	
  
the	
  beach	
  is	
  almost	
  enFrely	
  unrealized	
  for	
  these	
  properFes.	
  Although	
  these	
  short	
  streets	
  
carry	
  very	
  liHle	
  traffic,	
  some	
  of	
  them	
  are	
  very	
  wide	
  and	
  the	
  right-­‐of-­‐way	
  can	
  easily	
  
accommodate	
  wider	
  sidewalks,	
  planFng	
  strips	
  and	
  street	
  trees	
  while	
  maintaining	
  on	
  street	
  
parking.	
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[Views	
  looking	
  east	
  down	
  Datura	
  Avenue	
  from	
  A1A,	
  before	
  and	
  aher	
  proposed	
  street	
  
improvements.]	
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[Views	
  looking	
  east	
  down	
  Datura	
  Avenue	
  from	
  A1A,	
  before	
  and	
  aher	
  proposed	
  street	
  
improvements.]	
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Examples	
  of	
  streetscape	
  improvements	
  in	
  Hollywood,	
  Florida	
  on	
  streets	
  leading	
  to	
  the	
  
beach	
  and	
  beach	
  portals.	
  
Note	
  that	
  NONE	
  of	
  the	
  buildings	
  have	
  changed,	
  just	
  the	
  streetscape!	
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The	
  team	
  was	
  asked	
  to	
  run	
  mulFple	
  scenarios	
  for	
  the	
  future	
  of	
  the	
  town	
  hall	
  property	
  and	
  
related	
  faciliFes	
  and	
  El	
  Prado.	
  These	
  range	
  from	
  modest	
  rehab	
  and	
  improvements	
  to	
  
exisFng	
  buildings	
  and	
  public	
  spaces,	
  to	
  redevelopment	
  of	
  a	
  larger,	
  more	
  disFncFve	
  town	
  
hall	
  with	
  expanded	
  space	
  for	
  various	
  uses	
  and	
  more	
  efficient	
  layout	
  and	
  circulaFon,	
  to	
  a	
  
complete	
  relocaFon	
  of	
  all	
  faciliFes	
  and	
  the	
  sale	
  of	
  the	
  land	
  to	
  generate	
  revenue	
  for	
  a	
  wide	
  
variety	
  of	
  public	
  investments.	
  None	
  of	
  these	
  are	
  “impending,”	
  and	
  the	
  scenarios	
  are	
  
designed	
  to	
  give	
  ciFzens,	
  town	
  staff	
  and	
  elected	
  officials	
  a	
  variety	
  of	
  opFons	
  to	
  consider	
  
based	
  on	
  resources	
  and	
  opportuniFes	
  that	
  may	
  emerge	
  in	
  the	
  future.	
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[1)	
  View	
  of	
  Town	
  Hall	
  ConservaFon	
  Proposal	
  looking	
  west	
  from	
  El	
  Prado	
  and	
  A1A	
  
	
  2)	
  Plan	
  View	
  of	
  Town	
  Hall	
  ConservaFon	
  Proposal,	
  showing	
  maintenance	
  of	
  exisFng	
  town	
  
hall	
  faciliFes	
  except	
  Police	
  StaFon	
  and	
  development	
  of	
  a	
  parking	
  garage	
  with	
  liners,	
  as	
  well	
  
as	
  new	
  Firehouse,	
  AdministraFon	
  Building,	
  and	
  MeeFng	
  Hall	
  in	
  New	
  England	
  beachside	
  
style]	
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[1)	
  View	
  of	
  Town	
  Hall	
  Redevelopment	
  Proposal	
  looking	
  north	
  down	
  A1A	
  from	
  just	
  south	
  of	
  
El	
  Prado.	
  
	
  2)	
  Plan	
  View	
  of	
  Town	
  Hall	
  Redevelopment	
  Proposal,	
  showing	
  demoliFon	
  and	
  
redevelopment	
  of	
  all	
  town	
  hall	
  faciliFes	
  allowing	
  for	
  a	
  hidden	
  service	
  court	
  with	
  emergency	
  
vehicle	
  access	
  in	
  all	
  direcFons;	
  a	
  new	
  plaza;	
  arcaded	
  sidewalks	
  along	
  A1A;	
  new	
  second	
  floor	
  
meeFng	
  hall	
  with	
  vistas	
  to	
  the	
  ocean;	
  new	
  Senior	
  Center	
  adjacent	
  to	
  park;	
  and	
  parking	
  
garage	
  lined	
  with	
  administraFve	
  offices	
  in	
  tropical	
  Key	
  West	
  style]	
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[Plan	
  View	
  of	
  Open	
  Space	
  Park	
  Proposal	
  for	
  El	
  Prado.]	
  

[Photo	
  of	
  exisFng	
  condiFons]	
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[Plan	
  View	
  of	
  Open	
  Space	
  Park	
  Proposal	
  for	
  El	
  Prado.]	
  

[PerspecFve	
  View	
  looking	
  west	
  from	
  El	
  Mar	
  Drive	
  of	
  “Open	
  Space”	
  Proposal	
  for	
  El	
  Prado	
  
Park,	
  showing	
  double-­‐loaded	
  parallel	
  parking	
  on	
  one-­‐way	
  streets	
  on	
  the	
  north	
  and	
  south	
  
sides	
  of	
  the	
  park	
  with	
  shade	
  trees;	
  palm	
  lined	
  promenade	
  from	
  Town	
  Hall	
  to	
  beach	
  access;	
  
and	
  central	
  octagonal	
  gazebo;	
  new	
  bathroom	
  pavilions	
  located	
  on	
  the	
  block	
  east	
  of	
  El	
  Mar	
  
Drive.	
  

Scenario	
  1:	
  
This	
  design	
  is	
  the	
  easiest	
  and	
  most	
  affordable	
  compared	
  to	
  the	
  other	
  scenarios,	
  though	
  a	
  
very	
  powerful	
  scenario	
  because	
  it	
  doesn’t	
  have	
  to	
  be	
  the	
  end	
  result,	
  but	
  the	
  first	
  
incremental	
  step	
  of	
  the	
  other	
  scenarios.	
  If	
  the	
  town	
  cannot	
  afford	
  the	
  other	
  scenarios,	
  they	
  
could	
  begin	
  with	
  this	
  scenario	
  since	
  it	
  is	
  less	
  expensive,	
  and	
  then	
  phase	
  in	
  the	
  other	
  
scenarios	
  as	
  resources	
  or	
  partners	
  become	
  available.	
  The	
  design	
  is	
  wide	
  open,	
  with	
  a	
  full	
  
view	
  toward	
  the	
  ocean,	
  and	
  yet	
  provides	
  for	
  a	
  generous	
  amount	
  of	
  shaded	
  area	
  along	
  the	
  
view	
  corridor.	
  It	
  has	
  a	
  gazebo	
  and	
  two	
  small	
  buildings	
  that	
  can	
  funcFon	
  as	
  small	
  civic	
  
buildings	
  (e.g.,	
  informaFon	
  center,	
  post	
  office),	
  bathrooms,	
  showers	
  (i.e.	
  to	
  wash	
  off	
  feet	
  
aher	
  walking	
  on	
  the	
  sand),	
  and	
  cafes	
  for	
  refreshments	
  similar	
  to	
  Bryant	
  Park	
  in	
  New	
  York	
  
City	
  behind	
  the	
  New	
  York	
  Public	
  Library.	
  Any	
  number	
  of	
  uses	
  could	
  be	
  accommodated	
  to	
  
acFvate	
  the	
  park	
  and	
  make	
  it	
  a	
  pleasant,	
  safe	
  and	
  inviFng	
  place	
  for	
  ciFzens	
  and	
  visitors	
  to	
  
spend	
  Fme.	
  	
  (Hamad)	
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[Plan	
  View	
  of	
  “Civic	
  Building”	
  Proposal	
  for	
  El	
  Prado	
  Park]	
  

[Bird’s	
  Eye	
  View	
  looking	
  east	
  from	
  A1A	
  of	
  “Civic	
  Building”	
  Proposal	
  for	
  El	
  Prado	
  Park,	
  
showing	
  single-­‐loaded	
  parallel	
  parking	
  on	
  one-­‐way	
  streets	
  with	
  shade	
  trees;	
  new	
  civic	
  
buildings	
  (library,	
  museum,	
  info	
  center,	
  gym…)	
  with	
  central	
  portals	
  at	
  east	
  and	
  west	
  ends	
  of	
  
park	
  connected	
  by	
  colonnades;	
  new	
  bathrooms	
  located	
  east	
  of	
  El	
  Mar	
  Drive)]	
  

Scenario	
  2:	
  
This	
  design	
  is	
  the	
  second	
  most	
  affordable.	
  When	
  one	
  is	
  passing	
  by	
  it,	
  depending	
  on	
  which	
  
street	
  they	
  are	
  on,	
  one	
  either	
  has	
  a	
  60%	
  or	
  a	
  full	
  ocean	
  view.	
  It	
  has	
  two	
  public	
  buildings	
  
that	
  are	
  connected	
  with	
  a	
  colonnade.	
  Those	
  buildings	
  have	
  a	
  wide	
  columned-­‐zaguan	
  
(porFco/entry	
  to	
  park)	
  so	
  one	
  can	
  sFll	
  see	
  the	
  ocean	
  view	
  and	
  capture	
  the	
  breeze.	
  These	
  
16-­‐feet	
  high	
  one-­‐story	
  buildings	
  can	
  funcFon	
  as	
  a	
  library,	
  gym,	
  informaFon	
  centre,	
  
museum,	
  art	
  gallery...etc,	
  or	
  a	
  combinaFon	
  of	
  these.	
  This	
  design	
  also	
  has	
  two	
  small	
  
buildings	
  proposed	
  and	
  described	
  for	
  the	
  first	
  scenario.	
  	
  ~Hamad	
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[Plan	
  View	
  of	
  “Amphitheatre”	
  Proposal	
  for	
  El	
  Prado	
  Park]	
  

[PerspecFve	
  View	
  looking	
  east	
  of	
  “Amphitheater”	
  Proposal	
  for	
  El	
  Prado	
  Park,	
  showing	
  one-­‐
way	
  streets	
  with	
  shade	
  trees;	
  new	
  civic	
  buildings	
  (library,	
  museum,	
  …)	
  with	
  central	
  portals	
  
at	
  ground	
  level;	
  new	
  amphitheater	
  stepping	
  down	
  to	
  beach.	
  

Scenario	
  3:	
  
This	
  design	
  is	
  the	
  most	
  creaFve	
  one	
  and	
  can	
  support	
  a	
  more	
  complex	
  program	
  of	
  park	
  
buildings	
  and	
  uses.	
  One	
  would	
  have	
  a	
  60%	
  view	
  toward	
  the	
  ocean,	
  unless	
  they	
  are	
  using	
  
the	
  amphitheatre	
  where	
  there	
  is	
  a	
  full	
  ocean	
  view.	
  The	
  building	
  on	
  the	
  El	
  Prado	
  site	
  is	
  a	
  two	
  
story	
  building	
  that	
  has	
  two	
  axis	
  columned-­‐zaguan	
  (porFco/entry	
  to	
  park)	
  to	
  not	
  block	
  the	
  
ocean	
  view	
  and	
  to	
  capture	
  the	
  breeze	
  in	
  court	
  yard.	
  The	
  funcFon	
  of	
  this	
  building	
  could	
  be	
  
the	
  same	
  as	
  the	
  building	
  in	
  scenario	
  2.	
  The	
  park	
  includes	
  a	
  lawn	
  lined	
  with	
  a	
  double	
  row	
  of	
  
trees.	
  The	
  tree-­‐lined	
  lawn	
  leads	
  to	
  an	
  amphitheatre,	
  and	
  the	
  building	
  with	
  the	
  zaquan	
  also	
  
includes	
  three	
  rows	
  of	
  seaFng	
  in	
  the	
  upper-­‐middle	
  porFon	
  of	
  the	
  building,	
  which	
  could	
  
serve	
  as	
  a	
  “VIP”	
  area.	
  ~Hamad	
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The	
  “Large	
  Hotels”	
  team	
  was	
  given	
  the	
  two	
  largest	
  hotel	
  properFes	
  in	
  the	
  study	
  area,	
  both	
  
of	
  which	
  have	
  very	
  significant	
  redevelopment	
  and	
  infill	
  potenFal	
  that	
  could	
  greatly	
  improve	
  
the	
  quality	
  and	
  aHracFveness	
  of	
  the	
  hotel	
  market	
  in	
  LBTS	
  and	
  provide	
  ameniFes	
  and	
  
improvements	
  to	
  their	
  properFes	
  that	
  could	
  benefit	
  the	
  community.	
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ExisFng	
  Site	
  Plan:	
  	
  Lauderdale	
  Beachside	
  Hotel	
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Proposed	
  Bird’s	
  Eye	
  View:	
  	
  Lauderdale	
  Beachside	
  Hotel	
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Proposed	
  Bird’s	
  Eye	
  View:	
  	
  Lauderdale	
  Beachside	
  Hotel	
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ExisFng	
  Site	
  Plan:	
  	
  Lauderdale	
  By	
  The	
  Sea	
  Resort	
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Bird’s	
  Eye	
  View	
  of	
  Proposed	
  Changes	
  to	
  Lauderdale	
  By	
  The	
  Sea	
  Resort	
  

117	
  



Bird’s	
  Eye	
  View	
  of	
  Proposed	
  Changes	
  to	
  Lauderdale	
  By	
  The	
  Sea	
  Resort	
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Potential hotel exterior façade and ground improvements: 
•  Architectural and landscaping enhancement 
•  Interior room renovations 
•  Rooms brought to current code 
•  Current structure is demolished  
•  18 rooms to current code 
•  34 rooms- within height limit/density increase 
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Financial	
  analysis	
  of	
  façade	
  improvements	
  for	
  comparaFve	
  cases	
  

140	
  



141	
  



142	
  



PotenFal	
  renovaFon	
  and	
  addiFon	
  scenarios	
  for	
  the	
  Sea	
  Garden	
  property.	
  
Note:	
  these	
  computer	
  renderings	
  of	
  the	
  property	
  and	
  potenFal	
  changes	
  are	
  very	
  precise/to	
  
scale.	
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Adjoining properties create one hotel sharing expenses and revenues with no additional capital 
investment 
Adjoining properties combine and undergo interior room renovation, bringing them to code in 
a phased construction process 
Adjoining properties combine and undergo only exterior façade renovations 
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Adjoining properties create one hotel sharing expenses and revenues with no additional capital 
investment 
Adjoining properties combine and undergo interior room renovation, bringing them to code in 
a phased construction process 
Adjoining properties combine and undergo only exterior façade renovations 
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“Meat	
  and	
  Potatoes	
  Analysis”	
  of	
  small	
  hoteliers	
  bang	
  for	
  your	
  buck.	
  Based	
  on	
  financial	
  analyses	
  of	
  
case	
  study	
  properFes	
  that	
  have	
  recently	
  undergone	
  renovaFon,	
  this	
  table	
  summarizes	
  the	
  costs	
  and	
  
benefits	
  for	
  various	
  internal	
  and	
  external	
  rehab	
  property	
  improvements	
  for	
  a	
  variety	
  of	
  metrics,	
  
including	
  Average	
  Daily	
  Rates	
  (ADR)	
  for	
  hotel	
  rooms,	
  operaFng	
  expenses,	
  property	
  value,	
  
community	
  image	
  and	
  other	
  items.	
  
The	
  analysis	
  includes	
  important	
  findings:	
  
1.  Interior	
  renovaFons	
  have	
  a	
  higher	
  payoff	
  for	
  hotel	
  operators	
  than	
  façade	
  improvements,	
  but	
  

façade	
  improvements	
  have	
  a	
  greater	
  impact	
  on	
  “community	
  image”	
  by	
  improving	
  facades	
  along	
  
public	
  streets	
  and	
  sidewalks.	
  Façade	
  improvements	
  are	
  a	
  relaFvely	
  quick	
  and	
  less	
  costly	
  
improvement	
  compared	
  with	
  interior	
  renovaFon	
  and	
  new	
  construcFon,	
  but	
  the	
  financial	
  
feasibility	
  is	
  more	
  challenging.	
  This	
  lends	
  support	
  for	
  a	
  town	
  grant	
  or	
  loan	
  program	
  to	
  support	
  
façade	
  improvements	
  which	
  will	
  have	
  as	
  much	
  or	
  more	
  benefit	
  to	
  the	
  community	
  than	
  the	
  
profitability	
  of	
  the	
  hotel	
  business.	
  	
  

2.  New	
  construcFon	
  has	
  the	
  potenFal	
  for	
  the	
  greatest	
  payback	
  but	
  also	
  carries	
  the	
  greatest	
  cost,	
  
duraFon,	
  and	
  market	
  risk	
  and	
  is	
  more	
  difficult	
  to	
  finance.	
  If	
  the	
  town	
  wants	
  to	
  support	
  new	
  
construcFon	
  to	
  improve	
  exisFng	
  properFes	
  (e.g.,	
  infill	
  buildings	
  and/or	
  connecFng	
  and	
  
combining	
  two	
  or	
  more	
  small	
  hotel	
  properFes	
  to	
  make	
  them	
  more	
  economically	
  viable)	
  or	
  bring	
  
about	
  redevelopment	
  of	
  large	
  properFes	
  that	
  will	
  include	
  community	
  ameniFes,	
  parking,	
  and	
  
strong	
  hotel	
  properFes	
  that	
  will	
  strengthen	
  the	
  town’s	
  hotel	
  market	
  and	
  support	
  local	
  
businesses	
  there	
  are	
  a	
  variety	
  of	
  strategies	
  that	
  should	
  be	
  considered	
  including	
  reducing	
  the	
  
parking	
  requirements	
  for	
  small	
  hotels,	
  allowing	
  more	
  units	
  and/or	
  a	
  larger	
  building	
  footprint	
  for	
  
combining	
  small	
  properFes	
  (i.e.,	
  maintaining	
  the	
  height	
  limitaFons	
  in	
  the	
  town	
  charter,	
  but	
  
allowing	
  for	
  a	
  more	
  efficient	
  layout	
  of	
  buildings	
  on	
  properFes),	
  and	
  insFtuFng	
  a	
  parking	
  
management	
  plan	
  for	
  the	
  primary	
  commercial	
  corridors	
  where	
  shops,	
  restaurants,	
  hotels	
  and	
  
acFve	
  civic	
  uses	
  are	
  located.	
  (see	
  parking	
  management	
  plan	
  discussion	
  earlier	
  in	
  this	
  report)	
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The	
  small	
  hotel	
  team	
  idenFfied	
  a	
  variety	
  of	
  business	
  strategies	
  to	
  increase	
  the	
  collecFve	
  
strength	
  of	
  markeFng	
  strategies,	
  develop	
  new	
  ameniFes	
  (e.g.,	
  fitness	
  faciliFes,	
  shuHle	
  
services,	
  parking)	
  and	
  acFviFes	
  (e.g.,	
  tour	
  programs,	
  water	
  sports,	
  eco-­‐tourism)	
  to	
  expand	
  
into	
  new	
  markets,	
  and	
  reduce	
  operaFng	
  costs	
  through	
  shared	
  services	
  such	
  as	
  web-­‐based	
  
reservaFon	
  systems.	
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Implementa2on:	
  Where	
  Do	
  We	
  Start?	
  

Public	
  Realm	
  and	
  Private	
  Property	
  Improvements	
  
The	
  ciFzens	
  of	
  Lauderdale-­‐By-­‐The-­‐Sea	
  have	
  a	
  collecFve	
  stake	
  in	
  the	
  future	
  of	
  the	
  public	
  realm	
  of	
  the	
  
downtown	
  -­‐	
  the	
  streets,	
  parks	
  and	
  public	
  spaces	
  –	
  as	
  well	
  as	
  the	
  economic	
  success	
  of	
  the	
  
commercial	
  businesses	
  and	
  hotels	
  based	
  in	
  the	
  town.	
  They	
  are,	
  in	
  fact,	
  directly	
  connected	
  to	
  one	
  
another.	
  The	
  improvements	
  to	
  the	
  public	
  realm	
  –	
  the	
  streets	
  and	
  parks	
  –	
  are	
  something	
  shared	
  by	
  
everyone.	
  It’s	
  as	
  if	
  the	
  town	
  is	
  the	
  community’s	
  “house”	
  and	
  the	
  ciFzens	
  are	
  all	
  co-­‐owners	
  and	
  
stewards.	
  The	
  streets	
  are	
  the	
  first	
  things	
  people	
  see	
  as	
  they	
  approach	
  your	
  home,	
  and	
  the	
  buildings	
  
lining	
  the	
  street	
  are	
  your	
  front	
  door.	
  These	
  are	
  things	
  that	
  all	
  residents	
  and	
  visitors	
  see	
  and	
  
experience	
  everyday	
  –	
  it’s	
  the	
  image	
  of	
  your	
  community.	
  	
  

The	
  extent	
  to	
  which	
  the	
  streets	
  and	
  public	
  spaces	
  are	
  aHracFve	
  and	
  populated	
  with	
  desirable	
  
restaurants,	
  shops	
  and	
  hotels	
  or	
  ugly,	
  declining	
  corridors	
  with	
  empty	
  lots	
  and	
  low-­‐end	
  businesses	
  
immediately	
  communicates	
  to	
  people	
  whether	
  or	
  not	
  LBTS	
  is	
  an	
  aHracFve,	
  successful,	
  livable	
  
community	
  that	
  people	
  care	
  about	
  or	
  a	
  failing	
  community	
  on	
  the	
  decline	
  that	
  they	
  will	
  bypass	
  for	
  
other	
  places.	
  The	
  fact	
  that	
  Commercial	
  Boulevard	
  and	
  A1A	
  run	
  the	
  enFre	
  length	
  and	
  breadth	
  of	
  the	
  
town	
  as	
  the	
  major	
  corridors	
  means	
  that	
  they	
  cannot	
  be	
  ignored	
  –	
  they	
  aren’t	
  just	
  roadways	
  to	
  get	
  
to	
  LBTS,	
  they	
  are	
  inseparable	
  from	
  the	
  idenFfy	
  and	
  character	
  of	
  LTBS.	
  It’s	
  a	
  maHer	
  of	
  civic	
  pride.	
  

A	
  Menu	
  of	
  Op:ons	
  that	
  can	
  be	
  Implemented	
  Incrementally	
  
There	
  are	
  a	
  wide	
  variety	
  of	
  short,	
  medium	
  and	
  long-­‐term	
  strategies,	
  and	
  small,	
  medium	
  and	
  larger	
  
scale	
  projects	
  presented	
  in	
  this	
  report	
  that	
  can	
  be	
  implemented	
  by	
  combinaFons	
  of	
  public	
  and	
  
private	
  sector	
  partners	
  and	
  that	
  will	
  require	
  differing	
  amounts	
  of	
  resources	
  to	
  implement.	
  The	
  goal	
  
of	
  this	
  study	
  has	
  been	
  to	
  provide	
  the	
  town	
  with	
  a	
  menu	
  of	
  opFons	
  to	
  choose	
  from	
  and	
  allow	
  the	
  
community	
  to	
  take	
  incremental	
  steps	
  and	
  gain	
  confidence	
  in	
  their	
  collecFve	
  abiliFes	
  to	
  implement	
  
changes	
  that	
  benefit	
  the	
  enFre	
  community.	
  	
  

159	
  



Civic	
  Improvement	
  Society	
  –	
  a	
  century	
  ago	
  thousands	
  of	
  civic	
  improvement	
  socieFes	
  were	
  
organized	
  throughout	
  the	
  country	
  by	
  women	
  and	
  ciFzen	
  groups.	
  These	
  civic	
  improvement	
  
socieFes	
  were	
  not	
  government	
  organizaFons,	
  but	
  grassroots	
  ciFzen	
  groups	
  that	
  idenFfied	
  
and	
  pushed	
  for	
  a	
  wide	
  variety	
  of	
  civic	
  improvements	
  to	
  their	
  communiFes,	
  everything	
  from	
  
tree	
  planFng,	
  new	
  parks,	
  electric	
  street	
  lights	
  and	
  establishing	
  public	
  libraries	
  and	
  housing	
  
for	
  the	
  poor,	
  to	
  the	
  extraordinary	
  urban	
  beauFficaFon	
  iniFaFves	
  associated	
  with	
  the	
  City	
  
BeauFful	
  Movement.	
  

It	
  is	
  very	
  hard	
  to	
  implement	
  projects	
  and	
  programs	
  to	
  improve	
  the	
  community	
  and	
  it’s	
  very	
  
easy	
  to	
  simply	
  be	
  against	
  every	
  idea	
  and	
  proposal	
  –	
  we	
  encourage	
  you	
  to	
  NOT	
  do	
  that.	
  It	
  
will	
  be	
  crucial	
  to	
  have	
  posiFve,	
  proacFve	
  and	
  construcFve	
  ciFzen	
  involvement	
  to	
  
implement	
  streetscape	
  improvements,	
  changes	
  to	
  codes	
  to	
  support	
  local	
  businesses,	
  and	
  
other	
  improvements	
  and	
  strategies	
  outlined	
  in	
  this	
  report.	
  Elected	
  officials	
  and	
  town	
  staff	
  
cannot	
  do	
  this	
  alone,	
  and	
  there	
  needs	
  to	
  be	
  consistent	
  public	
  input	
  on	
  what	
  the	
  majority	
  of	
  
town	
  ciFzens	
  support	
  as	
  good	
  strategies	
  and	
  investments	
  for	
  the	
  enFre	
  community.	
  	
  

There	
  will	
  conFnue	
  to	
  be	
  debates	
  over	
  the	
  best	
  opFons,	
  but	
  the	
  do	
  nothing/oppose	
  
everything	
  strategy	
  is	
  not	
  an	
  opFon.	
  There	
  is	
  too	
  much	
  decline	
  in	
  the	
  city’s	
  commercial	
  and	
  
hotel	
  properFes,	
  too	
  many	
  problems	
  with	
  the	
  A1A	
  and	
  Commercial	
  Boulevard	
  corridors	
  to	
  
ignore	
  and	
  these	
  are	
  challenges	
  that,	
  if	
  leh	
  unmet,	
  will	
  conFnue	
  to	
  drag	
  down	
  the	
  
economic	
  viability	
  of	
  the	
  town	
  and	
  result	
  in	
  a	
  spiral	
  of	
  extremely	
  unaHracFve,	
  unsafe,	
  
blighted	
  condiFons	
  prevailing.	
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Examples:	
  
The	
  South	
  Miami	
  Hometown	
  Plan,	
  produced	
  by	
  Dover	
  Kohl	
  &	
  Partners,	
  was	
  the	
  result	
  of	
  
ciFzen	
  workshops	
  to	
  come	
  up	
  with	
  a	
  vision	
  and	
  plan	
  for	
  the	
  future	
  of	
  the	
  city,	
  focusing	
  
primarily	
  on	
  the	
  future	
  of	
  the	
  commercial	
  areas	
  and	
  downtown.	
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The	
  exisFng	
  condiFons	
  were	
  similar	
  to	
  secFons	
  of	
  Commercial	
  Boulevard	
  and	
  A1A,	
  with	
  
empty	
  lots,	
  surface	
  parking,	
  and	
  streets	
  that	
  were	
  unaHracFve	
  and	
  hosFle	
  to	
  pedestrians.	
  
The	
  change	
  shown	
  between	
  this	
  slide	
  and	
  the	
  next	
  involved	
  on	
  a	
  single	
  block	
  and	
  was	
  
enFrely	
  focused	
  on	
  improvements	
  to	
  the	
  public	
  realm	
  of	
  the	
  streets	
  and	
  sidewalks.	
  It	
  was	
  
implemented	
  as	
  a	
  “demonstraFon	
  project”	
  on	
  a	
  small	
  scale	
  to	
  bring	
  a	
  small	
  example	
  of	
  the	
  
vision	
  to	
  life.	
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The	
  results	
  were	
  eye-­‐opening	
  and	
  created	
  a	
  popular	
  place	
  for	
  residents	
  and	
  visitors	
  to	
  go	
  
where	
  they	
  could	
  find	
  a	
  variety	
  of	
  inexpensive	
  places	
  to	
  eat	
  for	
  breakfast,	
  lunch	
  or	
  dinner,	
  
pizza,	
  sandwiches	
  or	
  ice	
  cream.	
  It	
  also	
  became	
  the	
  catalyst	
  for	
  change	
  and	
  further	
  
implementaFon	
  of	
  the	
  plan	
  over	
  the	
  next	
  decade,	
  involving	
  a	
  combinaFon	
  of	
  public	
  sector	
  
investments	
  in	
  streetscape	
  improvements	
  and	
  private	
  sector	
  rehab	
  and	
  infill	
  development	
  
projects	
  improving	
  the	
  individual	
  properFes.	
  These	
  dual	
  efforts	
  elevated	
  the	
  quality	
  and	
  
character	
  of	
  the	
  enFre	
  downtown	
  and	
  aHracted	
  a	
  host	
  of	
  new	
  shops,	
  restaurants	
  and	
  
businesses	
  that	
  raised	
  the	
  quality	
  and	
  variety	
  of	
  commercial	
  businesses	
  in	
  the	
  city	
  and	
  
generated	
  property	
  and	
  sales	
  tax	
  revenues	
  that	
  the	
  city	
  could	
  reinvest	
  in	
  addiFonal	
  
streetscape	
  improvements,	
  parks,	
  parking	
  garages	
  and	
  the	
  town	
  hall	
  district.	
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The	
  scale	
  of	
  the	
  buildings	
  is	
  also	
  very	
  similar	
  to	
  LBTS	
  which	
  makes	
  this	
  an	
  interesFng	
  
comparison.	
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Good	
  story,	
  good	
  example	
  for	
  LBTS.	
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One	
  other	
  Florida	
  example	
  from	
  Naples	
  focused	
  on	
  their	
  main	
  street,	
  5th	
  Avenue	
  South.	
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The	
  community	
  developed	
  a	
  plan	
  and	
  vision	
  for	
  the	
  corridor	
  and	
  this	
  is	
  where	
  the	
  
naysayers	
  always	
  complain	
  these	
  are	
  “preHy	
  pictures”	
  and	
  the	
  report	
  just	
  ends	
  up	
  on	
  a	
  
shelf	
  and	
  nothing	
  happens…	
  

170	
  



In	
  the	
  case	
  of	
  Naples,	
  however,	
  the	
  community	
  acted	
  to	
  implement	
  the	
  plan	
  in	
  conjuncFon	
  
with	
  property	
  owners	
  and	
  transformed	
  the	
  streetscape	
  and	
  the	
  quality	
  of	
  shops	
  and	
  
businesses	
  along	
  this	
  principle	
  main	
  street	
  in	
  their	
  downtown.	
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The	
  new	
  buildings	
  now	
  provide	
  an	
  aHracFve	
  “front	
  door”	
  for	
  the	
  community	
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A	
  place	
  where	
  people	
  enjoy	
  meeFng	
  for	
  business	
  or	
  pleasure	
  for	
  breakfast,	
  lunch	
  or	
  coffee.	
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A	
  place	
  where	
  you	
  would	
  be	
  proud	
  to	
  bring	
  your	
  friends	
  or	
  family	
  visiFng	
  from	
  out	
  of	
  town	
  
for	
  dinner,	
  shopping	
  or	
  strolling	
  your	
  main	
  street.	
  
A	
  place	
  that	
  everyone	
  in	
  the	
  community	
  visits,	
  enjoys	
  and	
  takes	
  pride	
  in.	
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Don’t	
  be	
  afraid	
  to	
  jump	
  in,	
  pick	
  a	
  place	
  to	
  start,	
  and	
  choose	
  some	
  things	
  you	
  can	
  do	
  and	
  
take	
  it	
  from	
  there.	
  Take	
  small	
  steps,	
  see	
  how	
  you	
  like	
  the	
  results,	
  and	
  then	
  keep	
  moving	
  
forward	
  to	
  improve	
  and	
  care	
  for	
  your	
  wonderful	
  community.	
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