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Relevance of Previous Plans

1. The Central  Beach Master Plan  replaces 
the f indings and recommendat ions of  the 
fo l lowing sect ions of  the For t Lauderdale 

Beach Community Redevelopment Plan 

(November 21, 1989) :

 Sect ion 1.2.3:  Redevelopment Plan   

 Concept not  inc luding Appendix I .  

 Sect ion 2.1.2:  Traf f ic ,  Circulat ion and  

 Park ing

 Sect ion 2.2.3:  Proposed Zoning Changes

 Sect ion 2.3 .4:  Design Guidel ines

 Sect ion 1.2.3 Appendix I:  Descr ipt ion of   

 the Communi ty Redevelopment Area and al l   

 other sect ions wi l l  remain in ef fect .

2. The Central  Beach Master Plan replaces  
 the f indings and recommendat ions of  the   
 fo l lowing sect ions of  the Beach    

 Streetscape Plan (November 5 ,  2002) :

 Birch Road                                           
    Neighborhood Streets                               
   Breakers Avenue                                                         
 A lmond Avenue                                                         
 A1A

 A l l  other sect ions of  the Beach   
 Streetscape Plan wi l l  remain in ef fec t .

3.  The Central  Beach Master Plan replaces the 
f indings and recommendat ions of  a l l  other 
Central  Beach studies. 
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Cent ral  Beach Vision

Great c i t ies capi ta l ize on their  natural  assets 
to create a dist inc t ive ident i t y.  Natural features 
such as barr ier islands, the ocean, beaches, 
and water ways, af ford excel lent  oppor tuni t ies 
for recreat ion and are the set t ings for  the 
internat ional ly recognized venues. The 
inherent qual i t y of  For t  Lauderdale’s Central 
Beach, as a bar r ier  is land, is  i ts  re lat ionship 
to the ocean and the Int racoastal  Water way 
-  both have unique character ist ics and 
oppor tuni t ies. 

Great c i t ies are also careful ly p lanned to 
create a character def ining re lat ionship of 
the bui l t  environment to the land and water.  
Today, there remain oppor tuni t ies throughout 
the Central  Beach to create a more cohesive 
and v ibrant environment that  responds to the 
publ ic ’s needs and cont inues to contr ibute 
to the overal l  For t  Lauderdale community. 
There remain neglected pr ivate parcels that 
lack a coherent ident i t y and publ ic areas that 
are isolated wi th l imi ted or no publ ic access. 
There are also areas of  archi tec tural  value 
that should be preser ved but are in need 
of  rev i ta l izat ion.  The Vis ion for the Central 

Beach seeks to take advantage of  these 
oppor tuni t ies and def ine the nex t phase of  the 
evolut ion of  the bar r ier  is land.

The v is ion for the Central  Beach cont inues 
to bui ld upon years of  past  work.  Previous 
plans developed by the Ci ty of  For t 
Lauderdale proposed publ ic in i t iat ives 
that were ver y successful,  subsequent ly 
st imulat ing s igni f icant pr ivate investment .  
The int roduct ion of  st reetscape and beach 
improvements to the Central  Beach in 
the 1990s has been a catalyst  for  pr ivate 
investment.  Yet most of  the investment has 
been or iented toward at t rac t ing tour ists to the 
beach.  As an ameni ty also valued by the For t 
Lauderdale community and local  residents, 
future publ ic and pr ivate development p lans 
should at t rac t  v is i tors and respond to the 
desires of  residents.  This can only be 

achieved through a long term vision of the 

Central  Beach area as an act ive, dynamic 

dest inat ion with expanded public access 

and views to the ocean and Intracoastal 

Water way.  

The v is ion must bui ld upon the foundat ion of 
the previous plans, enhance previous ef for ts, 
integrate local  publ ic interests,  and connect 
the dist r ic ts of  the beach into a cohesive 
whole.   Urban Beach Design Pr inc ip les, 
def ined in this Plan, were developed to 
implement the publ ic ’s v is ion for  the Central 
Beach.  The pr inc ip les express the publ ic ’s 
desires to improve the Central  Beach wi th 
speci f ic focus on enhancements to the 
pedestr ian environment and the publ ic realm. 
Pr ivate investment should reinforce publ ic 
investment in the publ ic realm and enhance 
the Central  Beach as a wor ld-c lass dest inat ion 
to establ ish For t  Lauderdale as one of  the 
wor ld’s great water f ront c i t ies.   This wi l l  only 
be accompl ished, i f  future publ ic and pr ivate 
investment:

Ex tends beyond the beach into the bar r ier 
is land’s unique dist r ic ts;

Links the beach to the Int racoastal 
Water way;

Connects the dist r ic ts of  the Central 
Beach by foot ,  b icyc les,  vehic les and 
t ransi t ;  and

Establ ishes mult ip le points of  interest 
shopping, dining, recreat ion and 
enter tainment and publ ic spaces for 
gather ing and celebrat ion.

•

•

•

•
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1.  E nhance conne c t ivit y  to  c reate a 

cont inuous Ce nt ral  Beac h e xp e rie nce

There are a number of  key st reets where 
improvements to the publ ic realm, along 
wi th pr ivate development,  wi l l  enhance the 
experience and connectivity for  pedestr ians 
and cyc l ists and make the Central Beach a 
more seamless exper ience. This wil l  help 
unify the Central Beach as a dest inat ion and 
encourage more walk ing throughout the area.  

3.  Create a  sy mbolic  ce nte r  /  gat he ring 

p lace at  L as  O las  Boulevard and mark 

t he ot he r  e nt rie s  to  Ce nt ral  B eac h

Where Las Olas Boulevard reaches the beach, 
there should be a landmark publ ic space as 
a focus and gather ing place for the Central 
Beach.  The other pr inc ip le entr ies to the 
beach, on A1A to the south and Sunr ise 
Boulevard to the nor th,  should be ident i f ied 
wi th iconic markers as gateways to the beach. 

4 .  Create a  varie t y of  us able public 

space s for  dai ly  use as  we ll  as  sp e c ial 

eve nt s  and p e r formance s

Expand the at t rac t iveness of  the beach as 
a dest inat ion wi th new publ ic spaces and 
addi t ional  event programming throughout the 
year.   Establ ish programs for a range of  s izes 
of  events and target both v is i tors and locals, 
so that  something is happening on a more 
regular basis. 

8. Promote a mix of uses /  a mix of users

Encourage future redevelopment to inc lude 
a mix of  uses, especial ly on key pedestr ian 
or iented st reets where act ive uses wi l l 
contr ibute to the l i fe of  the st reet .  Encourage 
a var iety of  dest inat ions that appeal  to a 
var ied mix of  users,  inc luding v is i tors as wel l 
as locals.

6 .  Create p lace s  for  famil ie s  and 

c hi l dre n

The beach is the pr imar y at t rac t ion,  but i t 
should be complemented by other dest inat ions 
and act iv i t ies for fami l ies and chi ldren.

9.  E st ablish a  compre he nsive ide nt it y 

and way f inding s yste m

The Central  Beach at t racts mi l l ions of  v is i tors 
who wi l l  benef i t  f rom a bet ter way f inding system 
to locate park ing,  hotels,  and other dest inat ions.  
An integrated and wel l  designed system of s igns 
and graphics wi l l  be both funct ional  and an 
at t rac t ive par t  of  the st reetscape.

5.  M ake streets more pedestrian oriented 

wit h at t rac t ive shade d sidewalk s  wit h 

cafe s ,  rest aurant s ,  and shops

At selected locat ions,  wi th prox imity to park ing 
and hotels,  make a focused environment of 
retai l  and restaurants that  wi l l  ser ve v is i tors 
as wel l  as locals.   Connect these retai l  st reets 
to the larger Central  Beach area and make 
these set t ings at t ract ive places to st ro l l  wi th 
more act ive and engaging cafes,  shops, and 
restaurants.

2 .  E x pand opp or t unit ie s  for 

p e de st rians to e x p e rie nce t he ac t ive 

e dge of  t he I nt racoast al  wate r way

Along the Int racoastal  Water way there is an 
oppor tuni t y to provide pedestr ian access 
paral le l  to the water.  This would enable the 
publ ic to v iew boat t raf f ic ,  take the water tax i,  
boat to the beach, and v iew the Ci ty sky l ine.

7. Preserve and enhance the architectural 

resources of the Central Beach 

The Central  Beach has a r ich archi tec tural 
her i tage. There are s igni f icant concentrat ions 
of  archi tec tural  resources that give def ini t ion 
and ident i t y to neighborhood dist r ic ts. 
Encourage revi ta l izat ion of  these concentrated 
areas and enhance the dist r ic ts through new 
investment that compl iments the her i tage.  

V is i o n :  Urb an D e s i g n Pri nc i p l e s  

Urban Beach Design Pr inciples
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Beginning in 1984 the Ci ty of  For t  Lauderdale 
made a commitment to be the “Best Ci t y of 
i ts  Size”.   Integral  to the image and character 
of  the Ci ty are the For t  Lauderdale beaches, 
l ong  an  a t t r ac t i on  t ha t  s t imu la ted  reso r t 
development and tour ism in the region.  When 
the  r i tua ls  o f  “Spr ing  Break ”  gave way to 
excess, For t  Lauderdale sought to redirect 
the act iv i t ies of  the area to take advantage 
of  i ts  natural  resources and create a fami ly 
atmosphere. 

Since 1986 the Ci ty has sought to def ine and 
direct  development in the Central  Beach area 
through publ ic in i t iat ives.  As a resul t  of  these 
ini t iat ives For t  Lauderdale Beach has become 
a nat ional  and international destination, hosting 
major annual events including the Fort Lauderdale 
International Boat Show and the Air and Sea Show.

Over  the  las t  t went y  years ,  the  C i t y  has 
sub s t an t i a l l y  c han g e d  t h e  im ag e  o f  t h e 
Central  Beach area through publ ic investment 
in inf rastructure and placemaking as 
recommended in the For t Lauderdale Beach 

Revital izat ion Plan  of  1989 (completed 
by Sasaki  and updated in 19 9 0)  a s  w e l l 

as subsequent Urban Land Inst i tute (ULI) 
panels.  Cr i t ical  to the Plan was the creat ion 
of  a more pedestr ian or iented environment 
through the “one way pair ”  (AIA & Seabreeze), 
e l iminat ion of  park ing on A1A, the creation of 
“People Streets”, “People Street Intersections”, 
and the “Beach Promenade”.  As a result of the 
successful implementation of the Revitalization 
Plan, renewed interest in pr ivate development 
in the Central  Beach area occur red through 
the mid 1990s. 

Implementat ion of  the planning ini t iat ives 
occur red through Comprehensive Plan 
amendments and rezonings. In 1989, the 
planning area impacted by the initial revitalization 
of the Beach Community Redevelopment Area 
was expanded to inc lude areas to the nor th 
and south def ined on the Future Land Use 
Map (FLUM) as the Central  Beach Regional 
Act iv i t y Center (R AC).  Within the Central 
Beach R AC are seven dist inc t  zoning dist r ic ts: 
the South Beach Hotel  & Mar ina Dist r ic t ,  the 
A1A Beachfront Area, the Planned Resor t 
Development Dist r ic t ,  the Nor th Beach 
Resident ia l  Area, the Int racoastal  Over look 
Area, the Sunr ise Lane Area and Park Dist r ic t .

Due to substantial redevelopment and increased 
traf f ic, the Ci ty p laced a morator ium on new 
projec ts in 1998, whi le studying the impacts 
of  addi t ional  development and evaluat ing the 
ex ist ing Zoning Code in the Central  Beach 
Area. These studies pr imar i ly addressed 
t ranspor tat ion inf rastructure requirements 
in response to issues that could potent ia l ly 
impede future addi t ional  redevelopment. 

The 2002 Beach Streetscape Master Plan by 
EDSA ident i f ied four speci f ic  dist r ic ts wi thin 
the R AC: South Beach Dist r ic t  (outs ide this 
scope),  the Central  Beach CR A Dist r ic t ,  the 
Nor th Beach Int racoastal /Over look Dist r ic t , 
and the Sunr ise Lane Dist r ic t .  The study 
addressed aesthet ic issues wi thin the publ ic 
r ights-of-way of  these dist r ic ts in an ef for t  to 
create a cohesive image wi thin the study area.

In November 2002, the ULI Advisor y Panel on 
For t  Lauderdale Beach def ined f ive themat ic 
dist r ic ts that  were def ined not only by the 
physical  character ist ics,  but  by use and 
market potent ia l.  The dist r ic ts,  beginning on 
the southern area inc lude: the Mar ina Dist r ic t , 
the Enter tainment Dist r ic t ,  the Mid-Beach 

Dist r ic t ,  the Nor th Beach Community Dist r ic t , 
and the Sunr ise Lane Dist r ic t  on the nor th. 

The var ied and somet imes compet ing interests 
of stakeholders of the separate distr ic ts 
must be understood and balanced to address 
the potential of  the Central  Beach Area 
and create a uni f ied v is ion.  They inc lude 
commerc ial  stakeholders,  consist ing of  retai l , 
enter tainment,  recreat ion,  and hospi ta l i t y as 
wel l  as the resident ia l  community,  inc luding 
pr imar y home, second home, or shor t 
stay,  a long wi th the larger For t  Lauderdale 
community.  Their  values and concerns must 
be addressed separately and col lec t ively in 
the Central  Beach Master Plan.

The intent of this study is to develop an overal l 
f ramework that unif ies the Central Beach 
through design guidelines and enhances the 
public realm by the ident i f icat ion of public 
improvements on city owned proper ty. The 
process to achieve these goals is to rev iew 
past p lanning ef for ts and recommendat ions, 
assess the ex ist ing condi t ions, and 
recommend guidel ines and publ ic 
improvements.

Int roduc tion
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Study Area (red boundar y) and Centra l  Beach Regional  Act iv i t y Area (orange boundar y)
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Study Area

The study area, located on the bar r ier  is land, 
cor responds wi th the 425 acre area of  the 
Central  Beach R AC designated in 1990.  The 
nor thern boundar y is Sunr ise Boulevard,  the 
eastern boundar y is the beach, the southern 
boundar y is the south edge of  the Bahia Mar 
mar ina, and the western edge is the center 
of  the Int racoastal  Water way. Within the R AC 
is the 125 acre Central  Beach Community 
Redevelopment Area, ex tending f rom the 
southern edge of  the study area nor thward to 
A lhambra Street .

I nt r o du c t i o n :  St u d y Ar e a
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spaces as the center and the gateway to 
the beach and i ts act iv i t ies.

Building Pat terns  – The cur rent code 
for the zoning dist r ic ts is perceived by 
the publ ic to be out of  date and needs 
to respond to cur rent condi t ions.  I t  is 
perceived as being or iented toward 
new development to remove exist ing 
st ructures and not necessar i ly  as an 
incent ive for  renovat ion or restorat ion 
of  ex ist ing st ructures.  Implementat ion of 
the Central  Beach Master Plan inc ludes 
st rategies to address zoning re lated 
def ic ienc ies. 

Sustainabil i ty  – The Master Plan 
should address sustainabi l i t y  of  the 
Central  Beach both environmental ly and 
economical ly,  to maintain and enhance 
the potent ia l  of  the Central  Beach area 
for future generat ions.  To be sustainable 

•

•

Issues

A successful master plan takes a comprehensive 
view of the full range of issues and their 
interrelationships. It reconciles these elements in 
a very specif ic, geographically focused manner, 
integrating creative design and producing a 
realistic strategy geared toward act ion and 
implementat ion. 

From the incept ion of  For t  Lauderdale’s 1985 
ef for ts to direct  development in the Central 
Beach the desire has been to capi ta l ize on 
the potent ia l  of  the bar r ier  is land as a “resor t 
community in a beach environment ”.  The 
Ci ty fur ther def ined the resor t  community 
to inc lude the need for a st rong pedestr ian 
environment,  ease of  access and c irculat ion, 
a mix of  uses and act iv i t ies,  and an enhanced 
physical  environment. 

The master p lan for the Central  Beach Area 
wi l l  address key issues that have been raised 
by recent studies,  pol icy dec is ions,  and the 
publ ic ,  inc luding the fo l lowing:

Ident i ty & Character  – In an ef for t  to 
translate market potentials into a realistically 
marketable vision that meets key city and 
public objectives the master plan should 
reinforce the public investment in the public 
realm and enhance the Central Beach as 
a world class destination to reinforce Fort 
Lauderdale as one of the great cities of the 
world. The identity of the various dist r ic ts 
must be understood as they contr ibute 
to or deter f rom the percept ion of  the 
whole.  The Central  Beach Master Plan 
must address the overal l  exper ience in 
the publ ic realm to enhance the resor t 
atmosphere as wel l  as address the design 
character of  the bui l t  form. The dist inc t ive 
ident i t y of  the Central  Beach comes f rom 
the water,  both the Int racoastal  Water way 
and the ocean. The Master Plan should 
enhance the interact ion between the Ci ty 
and the water by improving access and 
creat ing st rategical ly located iconic publ ic 

•
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the Master Plan must be responsive to 
the above noted issues of  inf rastructure, 
landscape/aesthet ics and zoning as 
wel l  as market condi t ions.  Guidel ines 
for the new development should ref lec t 
contemporar y think ing about bui lding 
in a more environmental ly sustainable 
manner to meet the expectat ions of  the 
increasingly sophist icated v is i tors.

Transpor tat ion  – The Central  Beach 
Area must have appropr iate inf rastructure 
for new and ex ist ing development. 
Circulat ion and park ing on bar r ier  is lands 
as they grow become cr i t ical  due to the 
l imi ted access points.  The Central  Beach 
Master Plan recognizes the impor tance 
of  ease of  c i rculat ion and park ing. The 
Master Plan considers previous studies 
and incorporates their  recommendat ions 
where appropr iate. 

•
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O ppor tunit ies

This p lan provides oppor tuni t y to reinforce the 
unique character and ident i t y of  the Central 
Beach area and i ts impor tance to the Ci ty 
through the fo l lowing pr inc ip les:

Enhance the interrelat ionships  of 
land uses, bui ldings,  parks,  st reets,  and 
park ing in the R AC to ensure a dynamic 
resor t  or iented community contr ibut ing to 
making For t  Lauderdale a great c i t y.

Build upon the f indings of previous 

plans  into a cohesive v is ion to guide 
publ ic and pr ivate investment in the 
Central  Beach R AC with a focus on 
implementat ion.

Dist inguish unique distr ic ts  wi thin 
the Central  Beach R AC and reinforce 
connect ions between vehicular and 
pedestr ian movement cor r idors and publ ic 
p laces.

Def ine the role of public and pr ivate 

stakeholders  and their  pr ior i t ies to 
achieve immediate and sustained act ion.

Leverage public policies and capital 

improvements  to achieve the greatest 
potent ia l  for  qual i t y development through 
pr ivate investment .

The Central Beach Master Plan is an oppor tunity 
to enhance the design of  the area, promote 
economic v i ta l i t y and implementat ion of 
projec ts at  the Central  Beach, and fur ther a 
process involv ing the publ ic .

Design of the Area:  Achieve a dynamic, 
year round v ibrant dist r ic t  that  is  known 
for i ts unique set t ing for  both resor t  and 
year round residents as one of  the wor ld’s 
great p laces.

   

Economic Vi tal i ty and Implementat ion: 
Measure the economic feasibi l i t y  of 
speci f ic projec ts to understand the 
potent ia l  ro le of  the publ ic sector in 
implementat ion.  Create a s i te p lan 
approval  process that c lar i f ies purpose 
and has speci f ic i t y.  This wi l l  reduce the 
cr i t ical  t ime element in development 

•

•

•

•

•

•

•

whi le communicat ing c lear expectat ions 
regarding the form of  development and 
the character and design of  the bui ldings 
and open spaces. This should be f lex ib le 
enough to al low design f reedom and 
creat iv i t y wi thin an overal l  f ramework for 
the Central  Beach.

Process:  By ident i f y ing key stakeholders 
and meet ing wi th the publ ic ,  a forum for 
discussion was establ ished that bui lds 
long- term relat ionships wi thin the c i t y and 
the Central  Beach R AC stakeholders and 
the publ ic .  Interact ion and debate about 
the future ensures that the f inal  master 
p lan ref lec ts not only the stakeholders’ 
aspirat ions but also their  deeper 
understanding of  t radeof fs and choices 
re lated to future dec is ions.

Investment:  Ci t ies require ongoing 
investment to be sustained. The act ions 
of  both the publ ic and pr ivate sector 
and each indiv idual  should contr ibute 
to a shared v is ion of  the ent i re Central 
Beach area. To achieve this,  the process 
has involved c i t y of f ic ia ls,  the business 
community,  residents and proper ty 
owners,  and other ident i f ied stakeholders 
to bui ld upon past studies and cur rent 
think ing into a cohesive v is ion and act ion 
plan for the future.

City Owned Parcels:  Improve 
underut i l ized community assets by 
providing a schedule of  improvements for 
c i t y owned parcels and enhancements to 
key dest inat ions shown below.

•

•

•
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Planning Histor y

The Ci ty of  For t  Lauderdale has cont inuously 
inf luenced and st imulated development in 
the Central  Beach area since the 1920s. To 
promote tour ism and development on the 
bar r ier  is land, the Ci ty funded and constructed 
the Casino Pool.  I t  was the f i rst  Olympic s ize 
pool  in Flor ida.  In the 1960s a new fac i l i t y  was 
constructed in the cur rent locat ion and today 
hosts major swimming events.  As a resul t  of 
these ef for ts tour ism increased in the Central 
Beach area dur ing the 1920s and 1930s, 
establ ishing For t  Lauderdale as an excel lent 
winter resor t  dest inat ion in South Flor ida.

Dur ing this era the major i t y of  development 
could be character ized as low densi t y,  3 -5 
stor y,  smal l  hotels as opposed to the more 
densely developed neighbor to the south, 
Miami Beach. For t  Lauderdale’s Central  Beach 
was di f ferent iated f rom Miami Beach by a 
more re laxed informal atmosphere.  The 1950s 
exper ienced a resurgence in development 
interest  on the bar r ier  is land wi th new hotels 
locat ing along A1A . Popular ized by the movie 

The Vis ion for the Central  Beach area should 
bui ld upon and ampl i f y the inherent st rengths 
of  the Beach and the values of  the community.  
To bui ld upon those assets i t  is  necessar y 
to understand the ex ist ing condi t ions and 
development histor y of  the Central  Beach 
study area, ident i f y the values of  var ious 
stakeholders,  and develop planning pr inc ip les 
ref lec t ing the oppor tuni t ies of  the Central 
Beach based on input f rom stakeholders. 

The object ive of  the assessment phase is to 
establ ish a consensus of  goals and urban 
design pr inc ip les f rom the stakeholders,  the 
community and the Ci ty.  These goals and 
pr inc ip les form the basis for  subsequent 
p lanning phases and development of 
the Central  Beach Master Plan and 
implementat ion st rategies.

“ Where the Boys Are” For t  Lauderdale became 
a mecca for col lege students dur ing Spr ing 
Break. By 1985, Spr ing Break would account 
for  350,000 v is i tors wi thin a l imi ted t ime f rame 
ever y year.  The rowdiness of  spr ing break 
act iv i t ies lead to deter iorat ion of  proper ty 
values and a general  lack of  community pr ide 
in the Central  Beach Area.

In 1986 the Ci ty establ ished the Central 
Beach Task Force wi th the speci f ic  goal  of 
reestabl ishing the Central  Beach Area as a 
source of  community pr ide by redef ining the 
or ientat ion of  the Central  Beach away f rom 
a dest inat ion for  Spr ing Break. To meet that 
goal,  the Task Force in 1987 recommended 
that the Ci ty of  For t  Lauderdale engage 
Sasaki  Associates as planning consul tants to 
establ ish a new direct ion through the creat ion 
of  the Central  Beach Revi ta l izat ion Plan.

Central  to the Revi ta l izat ion Plan was the 
reor ientat ion toward a resor t  environment 
featur ing a pedestr ian f r iendly beach 
atmosphere.  To create such an environment 

Sasaki  recommended el iminat ion of  park ing 
and the creat ion of  a pedestr ian promenade 
along A1A , rev is ing automobi le c i rculat ion, 
and redef ining zoning dist r ic ts wi th rev ised 
development regulat ions.

In 1988 the Ci ty engaged the Urban Land 
Inst i tute (ULI)  Advisor y Panel  to study a 31 
acre area, centered on Las Olas Boulevard, 
which would be the core of  the revi ta l izat ion 
area. The panel  was composed of  local  and 
nat ional  p lanning and development exper ts. 
Bui lding on previous studies the panel 
recommended that rev i ta l izat ion ef for ts focus 
on the creat ion of  a mixed use “Ocean to 
Beach Urban Resident ia l  V i l lage” to create 
a “beach resor t  environment ”.   To implement 
their  recommendat ions the panel  ident i f ied the 
fo l lowing necessar y act ions: 

Establ ish a beach development author i t y

Establ ish a beach maintenance system

Clear deed restr ic t ions

•

•

•

Wave Wal l  and Beach Promenade

1



A ss e ss me nt :  Pl anni ng H i s to r y

8 Cit y  of  For t  L auderdale  |  CENTR AL BE ACH MASTER PL AN D R AF T

Assemble land suf f ic ient  to suppor t  mixed 
use development

Submit  Development of  Regional  Impact 
(DRI) for  approval

Following the ULI recommendations and the 
Sasaki Revital izat ion Plan, the City established 
a Central Beach Community Redevelopment 
Agency (CRA) on April 18, 1989 with the power to 
coordinate, control and implement development 
within a core 125 acre area central to the 425 
acre Central Beach Regional Activity Center (RAC). 

In 1989, the Ci ty commissioned The For t 
Lauderdale Beach Act ion Plan to demonstrate 
to Broward County the Ci ty ’s commitment to 
make t ranspor tat ion improvements in suppor t 
of  the Central  Beach Revi ta l izat ion Plan by 
adding addi t ional  roadway capaci t y to improve 
levels of  ser v ice in the Central  Beach area. 
The c i t y commit ted to a “2+2” conf igurat ion 
of  two one-way pairs,  2 lanes nor thbound 

•

•

(A1A) and 2 lanes southbound (Seabreeze).  To 
fac i l i tate addi t ional  development the proposed 
improvements (2+2) were projec ted to have 
the “ total  capaci t y of  3,200 t r ips dur ing the 
af ternoon peak hour over and above the 
ex ist ing t raf f ic”.

In December 1989, EDSA completed the 
Central  Beach Revi ta l izat ion Plan Update 
wi th the purpose of  l ink ing development wi th 
inf rastructure capaci t y.  The study created a 
methodology to t rack remaining development 
capaci t y,  measured as t r ips,  as projec ts 
were approved. I t  was also recommended 
that development capaci t ies be t ransferable 
between dist r ic ts wi thin the R AC. 

In 1990 EDSA completed the Central  Beach 
Revi ta l izat ion Design Guidel ines to establ ish 
design standards and cont inui t y throughout 
the Central  Beach area. Speci f ic guidel ines 
and design cr iter ia were established to direct 

Lauderdale Beach Hotel ,  c i rca 1930s

Nor th Beach Resident ia l  Area, c i rca 1950s

Centra l  Beach, c i rca 1950s

public and pr ivate development. Major elements 
delineated were: 

Approach Roads – Sunr ise Blvd.,  Las 
Olas Blvd.,  and AIA 

People Streets – 5th Street ,  Las Olas 
Blvd.,  Cor tez,  Sebast ian,  Grenada, 
Riomar,  Ter ramar,  and Vistamar 

Special  Intersect ion Treatments 

Water Taxi Stops – ICW & Swimming Hall of 
Fame, Cor tez, Sebastian, & Bonnet House

Addi t ional  Park ing Faci l i t ies – Bahia Mar, 
Swimming Hal l  of  Fame

New Park Faci l i t ies -  a l inear esplanade 
along the Int racoastal  at  the Birch Las 
Olas park ing area

Special Event Sites – Las Olas Blvd. & A1A

Since 1990, s igni f icant  pr ivate investment  
has occur red. Subsequent to the 1993 

•

•

•

•

•

•

•

For t  Lauderdale Beach Revi ta l izat ion Study, Sasak i ,  1987
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complet ion of  the “one way pairs”  of  A1A 
and Seabreeze, and the re lated st reetscape 
improvements pr ivate development began 
to invest in the Central  Beach area and 
cont inued to accelerate through the 1990s. 

The magni tude of  development in the late 
1990’s created concern about the potent ia l 
impacts of  fur ther development on the ex ist ing 
inf rastructure. 

In 1998 Hughes and Hal l  completed the Beach 
Transpor tat ion Study to evaluate impacts of 
new and projected projects on the ex ist ing 
inf rastructure and ways to improve mobi l i t y. 
Proposed recommendat ions of  the study 
inc luded int roduct ion of : 

Transi t  (t rams), 

An addi t ional  nor thbound lane on A1A at 
Southbeach Munic ipal  Park ing lot , 

Reversing the direct ion of  SE 5th Street , 

•

•

•

Enhancement of  Birch Road, 

Increasing Seabreeze to a four- lane two -
way roadway,

Addi t ional  park ing fac i l i t ies.

Concur rent wi th the Hughes study, Walker 
Parking completed the Beach Morator ium 
Parking Study evaluating the need for addit ional 
public parking.  While the park ing problem 
was ident i f ied for large events and locat ions, 
the study determined the problem was one of 
convenience more than need. Based on future 
parking demands for 2014, it was their f inding 
that improved parking and t raf f ic handl ing 
could resolve the perceived problem. The 
recommendat ions of  the study were:

Improvements to t ransi t  wi th the 
int roduct ion of  a t ram,

Int roduct ion of  a uni f ied way f inding 
system to direct  people to park ing 
locat ions, 

•

•

•

•

•

For t  Lauderdale Beach Redevelopment Study, WRT, 1989

The int roduct ion of  new publ ic park ing 
fac i l i t ies to capture v is i tors as soon as 
possib le.

In 2002 EDSA and Kei th & Schnars 
completed their  Beach Streetscape Master 
Plan to address aesthet ic issues re lated to 
the st reetscape wi thin the Central  Beach 
study area r ight-of-ways. The largest issue 
ident i f ied by the study was the expansive 
areas of  asphal t  and lack of  landscaping, 
al lowing residents to park randomly,  leading 
to a v isual ly incoherent environment wi th l i t t le 
regard to the pedestr ian exper ience. The 
f inal  master p lan ident i f ied mult ip le in i t iat ives 
to establ ish a coherent st ructure to the 
st reetscape inc luding:

Gateway /  Entrances

Secondar y gateways

Street t rees /  Landscape improvements

•

•

•

•

Median t reatments wi th landscape

Intersect ion t reatments wi th special 
paving

Intracoastal  over looks

Gateway Park /Plaza

The ini t iat ives were del ineated wi thin f ive 
speci f ic areas of  the study area wi th their 
associated costs total ing $9.4 mi l l ion.  The 
major i t y of  improvements were to be in the 
Nor th Beach and Int racoastal  Over look 
dist r ic ts total ing $4 mi l l ion to improve the 
st reetscapes and el iminate the over whelming 
amount of  asphal t .  The Central  Beach CR A 
dist r ic t  improvements were est imated to be 
$2.2 mi l l ion focused on establ ishing the major 
gateway on Las Olas Boulevard. 

Implementat ion of  the Beach Streetscape 
Master Plan has been l imi ted to landscape 
improvements along Las Olas Boulevard and 
developer improvements as par t  of  pr ivate 
development.  

In 2002 the ULI Advisor y Panel  was again 
inv i ted by the Ci ty of  For t  Lauderdale to 
evaluate the Central  Beach. The scope of  their 
study was to be expanded to inc lude the ent i re 
425 acre Central  Beach R AC. The panel  was 
to “recommend a conceptual  p lan that would 
def ine a v is ion for the redevelopment of  the 
Central  Beach and provide a st rategy ” for 
implementat ion.  The overal l  consensus was 
that the Ci ty was “moving in the r ight  direct ion 
but needed more “af f i rmat ive at tent ion” to 
achieve the desired goals for  the Beach. 

The recommendat ions of the Panel were 

three fold: establ ish themat ic planning 

distr ic ts,  update the master plan, and 

asser t leadership in the development 

of the beach. The recommendat ions for 

the themat ic distr ic ts were to establish 

guidel ines and regulat ions that enforce 

and enhance the current uses in the 

f ive themat ic distr ic ts of the Central 

Beach. Updat ing the master plan would 

af ford the City the oppor tunity to act 

on cataly t ic ini t iat ives to enhance the 

Central  Beach exper ience that would 

•

•

•

•
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Bui l t ,  Approved and Pending Pro jects by Appl icat ion Submi t ta l  Date

foster family act ivi t ies as well  as expand 

upon the exist ing tour ist related faci l i t ies. 
Central  to the update should be resolving 

the scat tered nature of parking and 

introducing a major design statement at 

A1A and Las Olas Boulevard. To implement 

these ini t iat ives the Panel recommended 

the need to establish leadership in the 

development through the ident i f icat ion of a 

“Champion” who wil l  embrace and act ively 

pursue ini t iat ives that wil l  help def ine the 

vision of “a resor t community with a beach 

l i festyle”.

The Ci ty has cont inued to show leadership 
in the process and most recent ly in 2006 
establ ished the For t  Lauderdale Beach 
Improvement Dist r ic t  (BID).  The purpose of 
the BID is to establ ish a funding mechanism 
for maintenance and enhancement of  publ ic 
improvements wi thin the Central  Beach 
border ing the east and west s ides of  A1A 

Wavewall / P romenade

(1993) T he Atlantic  

(1999)

T he Orion 

(2006)
Hilton 

(2000)

C apri 

(2001)

T rump Int.

(2005)

S t R egis  

(1999)

B eac h P lac e 

(2004)

L as  Olas  B eac h C lub 

(2004)

C ortez Hotel 

(2006)

E lad Development North 

(2006)
T rump L as  Olas  

(2004)

J ac ks on T ower 

(1997)
1 N. B irc h 

(2006)

B irc h P oint 

(1993)

Alhambra P lac e 

(1997)

B irc h Apts

(2002)

Marabella

(2000)

Marabella P lac e 

(2004) L a C as c ade 

(2000)

G reen Atelier 

(2006)
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(1999)

C ondo B ays hore

(2005)
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(2000)

A1A/S eabreeze

(1993)

S treets c ape Improvements 

(1993)
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As a resul t  of  previous Ci ty in i t iat ives to 
reposi t ion the Central  Beach area as a resor t 
dest inat ion through beachfront improvements 
there has been signif icant pr ivate investment. 
Since 1993 pr ivate investment in the Central 
Beach area has contr ibuted over 1,100 
hotel  rooms and, 600 resident ia l  uni ts and 
approximately 200,000 square feet of commercial 
space. There are approximately an additional 800 
units of residential/hotel units pending approval.

The approved projects to date represent 63% 
of the development potent ia l  wi thin the Central 
Beach area based on the overal l  addi t ional 
capaci t y of  the Central  Beach Regional 
Act iv i t y Center total  t r ip count of  3,220 for 
maximum number of  Peak Hour Tr ips set  by 
the County in 1989. There remains 1,105 peak 
hour t r ips to be al located wi thout addi t ional 
improvements to increase capaci t y of  the 
inf rastructure,  or  a drop in the permissib le 
level  of  ser v ice. 

In the long term, additional development r ights 
within the RAC will require amendments 
to the Broward County Land Use Plan and 
Comprehensive Plan. The t r ip capaci t y 
establ ished in 1989 documented that the 
cur rent lane conf igurat ions provided capaci t y 
for 3,220 more tr ips, any changes to this tr ip 
threshold would require comprehensive plan 
rev iew and approval  by Broward County and 
state rev iewing agencies.  The t ranspor tat ion 
study submit ted as par t  of  a p lan amendment 
appl icat ion should evaluate the impact of 
a l ternat ive forms of  c i rculat ion inc luding 
increased publ ic t ranspor tat ion ser v ices, 
pedestr ian connect ions and mobi l i t y 
improvements to the publ ic realm. 

f rom Hol iday Dr ive to Sunr ise Boulevard.  The 
enhancement /ser v ices are funded by a special 
assessment imposed on commerc ial  proper ty 
owners wi thin the boundar y of  the BID.

Public  Improvements  as  Catalyst  for  Pr ivate  Investment
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Topography
As a bar r ier  is land the topography of  the study 
area is re lat ively f lat .  However,  the topography 
of  the beach is qui te pronounced wi th a nor th /
south r idge l ine and the highest e levat ions 
c losest to the ocean side.  As such, A1A was 
located along the r idge l ine to ensure safe 
t ravel.  The Construct ion of  A1A signi f icant ly 
improved access to the beach. Subsequent 
development,  speci f ical ly the Nor th Beach 
Resident ia l  Area (NBR A) occur red in the lower 
elevat ions on the Int racoastal  s ide as t idal 
marshlands were f i l led.

Elevat ions on the bar r ier  is land in the 
study area var y f rom sea level  to a high 
point  of  approximately 17 feet along A1A . 
A higher e levat ion ex tends nor th-south 
c lose to the beach in the central  area, 
roughly cor responding to the Community 
Redevelopment Area (CR A).

Exis t ing Topography

A1A

.
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View to Intracoasta l  at  Bahia Mar South Beach Park

+ H P 17 ’

From this higher e levat ion of  15 -17 ’, 
topography s lopes down gent ly to the west 
toward the Int racoastal  Water way. This change 
in e levat ion has s igni f icant ef fec t  on v iews, to 
both the ocean and the Int racoastal  Water way. 
Addi t ional ly,  due to the var y ing width of  the 
is land i t  is  only in the southern sect ion where 
the is land is nar row that the Int racoastal 
Water way and ocean can be v iewed f rom one 
locat ion.  

Nor th of  Sebast ian Street and the CR A, the 
higher e levat ion shi f ts westward. Within the 
Nor th Beach Resident ia l  area, the r idge l ine 
al igns wi th Breakers Avenue, resul t ing in good 
v iews to the ocean one block in f rom A1A .  

A ss e ss me nt :  Urb an D e s i g n

Urban Design Analysis
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Flood Zones

As a bar r ier  is land in a sub- t ropical  zone, 
the Central  Beach is impacted by t ropical 
storms and hur r icanes. Bar r ier  is lands are 
natural  impediments for  storms, protect ing 
the inter ior  lower lay ing lands. Federal,  State 
and local  regulat ions apply to development 
in the Flood Emergency Management Areas 
(FEMA).  The Central  Beach study area has 
three FEMA designated zones, veloc i t y,  AO 
and AE ref lec t ing the topography. The def ining 
character ist ics of  these zones are:
 

Veloci ty Zone  – An area inundated by 
100 -year f looding wi th veloc i t y hazard 
(wave act ion)

AO  – An area inundated by 100 -year 
f looding (usual ly sheet f low on s loping 
ter rain),  wi th f lood depths ranging f rom 1 
to 3 feet

AE – An area inundated by 100 -year 
f looding, for  which base f lood elevat ions 
have been establ ished
 

•

•

•

•

The most restr ic t ive zone is the veloc i t y zone 
wi th severe regulator y restr ic t ions that impact 
uses, f in ish f loor e levat ions for habi table 
space, and insurance costs resul t ing in 
higher development costs.  The veloc i t y zone 
is l imi ted to areas along the beach and does 
impact future development east of  A1A . The 
AO zone which is inundated by the 100 year 
f lood by 1-3 feet  establ ishes minimum f loor 
heights.  This area is concentrated along A1A 
and impacts development f rom Bahia Mar to 
the Bonnet House. The AE zone is the least 
rest r ic t ive area. I t  is  concentrated on the 
Int racoastal  s ide of  the is land. The f looding 
that occurs in the AE zone is created as 
f lood waters r ise in the inter ior  par ts of  For t 
Lauderdale,  and is not caused by wave act ion 
or sheet f low f rom storm surge on the At lant ic 
s ide of  the is land. The r idge l ine of  the is land 
is not  impacted by f looding. 

FEMA Designated Flood Zones

A1A
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 Velocity

 AE
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Climate

Pedestr ian comfor t  is  st rongly inf luenced 
by the micro -c l imate;  condi t ions re lated to 
wind and temperature at  speci f ic  locat ions.  
Of most concern at  the Beach is access 
to cool ing breezes in the summer months.  
These breezes are t ypical ly f rom the east and 
southeast .   The design of  outdoor spaces, i f 
expected to be used in the summer should 
aim to capture these breezes.  There may 
be occasions in winter when i t  would be 
benef ic ia l  to b lock cool ing breezes f rom the 
east to nor thwest .

0 800 1600 Feet N

A ss e ss me nt :  E nv i r o nm e nt a l  Ana l ys i s
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Sun Shadow Ef fec t  of  Tal l  Bui ldings

Exposure to the sun is of  course a pr imar y 
concern to beach goers,  but  i t  a lso is a 
s igni f icant issue in locat ing and designing 
parks,  p lazas and other publ ic spaces.   I t 
was the aim of  the Beach Shadow Ordinance, 
enacted in 1989, to setback tal ler  bui ldings 
on A1A so that  af ternoon sun wi l l  not  shade 
the beach dur ing pr ime hours.   The computer 
model shows the sun/shadow ef fects at  3PM 
on September 21 and December 21.   Tal l 
bui ldings constructed direct ly on the west 
s ide of  A1A , before the ordinance, have a 
s igni f icant shadow impact in late af ternoon 
on these days. Bui ldings constructed af ter 
the Ordinance, wi th ta l ler  por t ions setback, 
have ef fect ively preser ved access to the sun 
on the beach in pr ime af ternoon hours.   The 
impor tant  considerat ion here is that future 
planned publ ic spaces on the beach should 
l ikewise have exposure to the sun in winter. 

September 21, 3:00 PM December 21, 3:00 PM

Pre Beach Shadow Ordinance

Post Beach Shadow Ordinance

A ss e ss me nt :  E nv i r o nm e nt a l  Ana l ys i s
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View Cor r idors
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1

2

3

4

5

6

7

8 a - b

9

Views

Cr i t ical  to the exper ience and ident i t y 
of  the Central  Beach environment is the 
v isual  connect iv i t y to water and the related 
act iv i t ies.  The Central  Beach exper ience is 
enhanced by the prox imity of  the Int racoastal 
Water way and the ocean beach. Unique v isual 
exper iences are created by the dist inc t ly 
di f ferent act iv i t ies on the Int racoastal 
Water way and beach. V isual  and physical 
connect iv i t y to these assets should be 
maintained as wel l  as enhanced by the master 
p lan.

Due to the physical  conf igurat ion of  the 
land area (nar row in the south and wide in 
the nor th) and the respect ive topography, 
v isual  exper iences di f fer  f rom the south to 
the nor th.  The is land has a nor th south r idge 
l ine,  and the potent ia l  to v iew the beach and 
the Int racoastal  s imul taneously can only be 
achieved in areas along the r idge l ine or along 
access points of  the br idges.

0 800 1600 Feet N

The most prominent v iews to the water occur 
f rom the higher e levat ions on the br idges 
at  Las Olas Boulevard and Sunr ise Blvd.  
However,  because of  the topography, the 
v iews approaching the beach f rom Las Olas 
Boulevard are obstructed when the st reet 
descends to the lower elevat ion at  Seabreeze.  
At  Sunr ise Boulevard the approach to the 
beach is a gradual  descent which maintains 
the v iew to the ocean.

The lower ly ing areas to the west of  the r idge 
l ine are not af forded the v isual  connect ion to 
the beach and conversely the areas east of 
the r idge l ine are not af forded v iews of  the 
Int racoastal.  The only por t ion of  the is land 
where both can be perceived simultaneously 
are at  the South Beach Park and Bahia Mar 
due to the drop in e levat ion in this area.

The fo l lowing photographs are prototypical 
v iews of  the Central  Beach areas.

8 e 8 d

8 c

A ss e ss me nt :  E nv i r o nm e nt a l  Ana l ys i s
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1a -  Bahia Mar

2b -  South Beach Park

5 -  Las O las Boulevard Approach2d -  South Beach Park

4 -  Las O las Boulevard Approach

3a -  Nor th Channel2a -  South Beach Park

1c -  Bahia Mar look ing south

1b -  Bahia Mar Mar ina

6a -  Valenc ia and B i rch at  ICW

7 - V iews across ICW

A ss e ss me nt :  E nv i r o nm e nt a l  Ana l ys i s
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8c -  Sebast ian /  A1A

8b -  Bayshore /  A1A

9c Sunr ise Boulevard /  A1A

9b Sunr ise Boulevard Approach

8d -  Ter ramar /  A1A8a -  Bayshore /  A1A

8e -  R iomar /  A1A

9a -  Sunr ise Boulevard Approach

A ss e ss me nt :  E nv i r o nm e nt a l  Ana l ys i s
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Zoning 

The Central  Beach study area has seven 
designated zoning dist r ic ts: 

PRD  -  Planned Resor t  Dist r ic t , 

ABA  -  A1A Beachfront Area, 

SBMHA - South Beach Marina/Hotel District, 

SLA  -  the Sunr ise Lane Dist r ic t , 

IOA  -  Int racoastal  Over look Area, 

NBRA  -  Nor th Beach Resident ial Area and 

Parks. 

The designat ions inc lude the or ig inal 
designat ions previous to the adopt ion of  the 
Central  Beach Revi ta l izat ion Plan, as wel l  as, 
the int roduct ion of  the Planned Resor t  Dist r ic t 
as recommended by the Sasaki  Central  Beach 
Revi ta l izat ion Plan of  1987. The PRD is 
located in the Community Redevelopment Area 
in i ts ent i rety.  The dist r ic ts were del ineated 
to ref lec t  the ex ist ing histor ical  uses, as wel l 
as,  the proposed uses for the Planned Resor t 

•

•

•

•

•

•

•

Dist r ic t .  The intent of  each dist r ic t  and their 
respect ive regulat ions as noted in the Zoning 
Code are as fo l lows:

PRD  – “Planned Resor t  Development 
Dist r ic t  is  establ ished for the purpose of 
promot ing the development and redevelopment 
of  the area immediately nor th of  Las Olas 
Boulevard,  general ly between the At lant ic 
Ocean and the Int racoastal  Water way, as a 
high qual i t y,  publ ic and pr ivate mixed use area 
that is the focal  point  of  the central  beach as 
a dest inat ion resor t  and county-wide asset ”.  

A l though the area remains the focal  point  of  a 
resor t  dest inat ion environment in the central 
beach, l imi ted improvements have been made 
to create the mixed-use v i l lage envis ioned by 
ear ly p lanning ef for ts.   Recommendat ions to 
create this environment,  which wi l l  become a 
s igni f icant countywide asset ,  are descr ibed in 
the Framework and Guidel ines sect ions.

General  permi t ted uses are: 

Hotels and sui te hotels.

Conference centers and other publ ic 
meet ing or per formance fac i l i t ies or 
tour ist  at t rac t ions.

Commerc ial  retai l  uses of fer ing ser v ices 
or goods for sale to tour ists and v is i tors 
such as gi f ts,  souvenirs,  c lothes and 
other tour ist  commodit ies,  inc luding 
restaurants as a par t  of  a hotel,  a 
conference center complex or a shopping 
arcade or mal l  wi th at  least  f i f t y thousand 
(50,000) square feet  of  gross f loor area.

Resident ia l .

Park ing st ructures.

Other uses cater ing to tour ists as 
approved by the Planning and Zoning 
Board.

Mar inas as a condi t ional  use. 

•

•

•

•

•

•

•

Current Zoning Boundar ies

A1A

.
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Moped/scooter rental  as a condi t ional 
use. 

Park ing lots.

ABA  – “A-1-A Beachfront Area Dist r ic t  is 
establ ished for the purpose of  promot ing high 
qual i t y dest inat ion resor t  uses that ref lec t 
the desired character and qual i t y of  the For t 
Lauderdale beach and improvements along A-
1-A”. 

General  permi t ted uses are: 

Hotels and sui te hotels.

Restaurants

Commerc ial  retai l  uses of fer ing ser v ices 
or goods for sale to tour ists and v is i tors 
such as gi f ts,  souvenirs,  c lothes and 
other tour ist  commodit ies.

Park ing garages.

•

•

•

•

•

•

SBM HA PR D

ABA

N B R A

IOA

SL A

0 800 1600 Feet N

Legend
ABA: A1A Beachfront Area

 IOA: Intracoastal Overlook Area

 NBRA: North Beach Residential Development

 PRD: Planned Residential Development

 SBHMA: South Beach Marina and Hotel District

 SLA: Sunrise Lane Area

 PARK: Parks & Open Space

 IO IO

 NB NB

 PR PR

 SB SB

 SL SL

 PA PA

ABA

PAR K

A ss e ss me nt :  R e g u l ato r y Ana l ys i s
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Other uses cater ing to tour ists as 
approved by the Planning and Zoning 
Board.

Park ing lots.

SBMHA  – “South Beach Mar ina and Hotel 
Area Dist r ic t  is  establ ished for the purpose 
of  promot ing high qual i t y dest inat ion resor t 
uses inc luding the Swimming Hal l  of  Fame that 
ref lec t  the character and qual i t y of  the For t 
Lauderdale Beach, the Int racoastal  Water way 
and the mar inas that have been developed to 
the nor th and south of  Bahia Mar ”.  

I t  is  ant ic ipated that the intent of  th is 
designat ion wi l l  be met in the near future 
wi th the redevelopment of  the Bahia Mar 
and Swimming Hal l  of  Fame si tes.   Over 
the last  several  years,  the Ci ty has been 
reviewing development p lans for both 
s i tes.   Recommendat ions for maintaining 
the character and qual i t y of  the beach and 
enhancing Int racoastal  Water way access are 
descr ibed in the Framework and Guidel ines 
sect ions. 

General  permit ted uses are: 

Hotels and sui te hotels.

Mul t ip le - fami ly dwel l ings and apar tments.

Mar inas as a condi t ional  use. 

Museums.

Swimming pools.

Park ing garages.

Amphitheaters.

Restaurants.

Moped/scooter rental  as a condi t ional 
use.

Commerc ial  retai l  uses of fer ing ser v ices 
or goods for sale to tour ists and v is i tors 
such as gi f ts,  souvenirs,  c lothes and 
other tour ist  commodit ies.

Park ing lots.

SLA  – “Sunr ise Lane Area Dist r ic t  is 
establ ished for the purpose of  encouraging the 
preser vat ion,  maintenance and revi ta l izat ion 
of  ex ist ing st ructures and uses that make up 

•

•

•

•

•

•

•

•

•

•

•

•

•

•

the dist inc t  neighborhood south of  Sunr ise 
Boulevard”.  

The lack of revitalization and market conditions 
has lead to the deferred maintenance of structures 
throughout this area.  Recommendations to 
improve maintenance and revitalize the area 
are provided in the Framework and Guidelines 
sections.

General  permi t ted uses are: 

Resident ia l .

Hotels,  sui te hotels.

Park ing garages.

Moped/scooter rental  as a condi t ional 
use. 

Commerc ial  retai l  uses of fer ing ser v ices 
or goods for sale to tour ists and v is i tors 
such as gi f ts,  souvenirs,  c lothes and 
other tour ist  commodit ies.

•

•

•

•

•

Restaurants,  provided that any restaurant 
located on a parcel  abut t ing the 
Int racoastal  Water way shal l  have no 
outdoor ser v ice of  food or beverage on 
the Int racoastal  Water way side of  the 
parcel.

Park ing lots

Considerat ion should be given to addi t ional 
a l lowable uses wi thin the SLA to promote 
other commerc ial  uses other than tour ist 
re lated. 

IOA  – “ lnt racoastal  Over look Area Dist r ic t  is 
establ ished for the purpose of  encouraging the 
preser vat ion,  maintenance and revi ta l izat ion 
of  ex ist ing st ructures and uses that f ront  on 
the eastern Int racoastal  Water way”.  

Whi le some maintenance and revi ta l izat ion of 
ex ist ing st ructures has occur red, preser vat ion 
has been lack ing and several  complete 

•

•

teardowns have occur red.  Recommendat ions 
to improve preser vat ion ef for ts and increase 
access to the Int racoastal  Water way are 
inc luded in the Framework and Guidel ines 
sect ions.

General  permi t ted uses are: 

Resident ia l

Restaurants located wi thin a resident ia l 
high- r ise st ructure or hotel  provided there 
is no outdoor ser v ice of  food or beverage.

Freestanding restaurants permit ted only 
in the por t ion of  the IOA dist r ic t  south of 
Bayshore Dr ive

Hotels and sui te hotels.

Motels.

Commerc ial  retai l  uses of fer ing ser v ices 
or goods for sale to tour ists and v is i tors 

Park ing lots.

•

•

•

•

•

•

•

Centra l  Beach Zoning Summar y,  Ci ty of  For t  Lauderdale
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NBR A  – “Nor th Beach Resident ia l  Area 
Dist r ic t  is  establ ished for the purpose of 
encouraging the preser vat ion,  maintenance 
and revi ta l izat ion of  ex ist ing st ructures and 
uses that make up the dist inc t  neighborhood 
that occurs in the center of  the nor th beach 
area”.  

Exist ing code restr ic t ions,  market condi t ions 
and the canyon ef fect  created by development 
along the Int racoastal  Water way and A1A 
have made i t  di f f icul t  for  the preser vat ion, 
maintenance and revi ta l izat ion of  ex ist ing 
st ructures.   Recommendat ions to fur ther 
the intent of  th is dist r ic t  are provided in the 
Framework and Guidel ines sect ions.  

General  permi t ted uses are: 

Resident ia l .

Hotels,  sui te hotels.

Motels.

Restaurants located wi thin a resident ia l 
high r ise st ructure or hotel  provided there 
is no outdoor ser v ice of  food or beverage.

Accessor y commerc ial  retai l  uses ful ly 
conf ined in a bui lding.

Considerat ion should be given to al low l imi ted 
commerc ial  uses wi thin the NBR A to suppor t 
the ex ist ing resident ia l  community.

•

•

•

•

•

The PRD, ABA, and SBMHA, which are 
predominant ly in the south of  the study area, 
were establ ished to suppor t  and promote 
development of  dest inat ion resor t  uses. 
Zoning regulat ions al lowed smal ler  setbacks, 
as wel l  as higher Floor Area Rat ios (FAR) 
and bui lding height wi thin these dist r ic ts.  As 
the intent of  these dist r ic ts was to promote 
a resor t  environment along the beach, 
resident ia l  development is not a permit ted 
use wi thin the A1A Beachfront Area (ABA). 
As a resul t  resident ia l  development has 
been concentrated in the PRD zone. The 
ABA dist r ic t  is  cur rent ly under s igni f icant 
development pressure for  condominiums 
marketed as hotels st ruc tured around 
f ract ional  ownership where condominium 
owners are qual i f ied as “ t ransient ”.

The SLA , IOA , and NBR A, which are 
predominant ly in the nor th of  the study 
area, were establ ished for the preser vat ion 
and revi ta l izat ion of  the ex ist ing resident ia l 
neighborhoods. Bui lding heights and setbacks 
are the pr imar y method for preser v ing 
the scale and fabr ic of  the resident ia l 
neighborhoods, requir ing bui ldings to have 
minimum side and rear setbacks of  ½ the 
height of  the bui lding wi th a maximum height 
of  120 ’.  Due to histor ical ly smal l  parcel 
s izes,  the impact of  the regulat ion is that  i t 
promotes the aggregat ion of  mult ip le parcels 
to construct  bui ldings that maximize mass and 
height .

A ss e ss me nt :  R e g u l ato r y Ana l ys i s
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Development  Bonuses

Over the last  f i f teen years,  most of  the 
large development projec ts subject  to the 
Central  Beach development regulat ions have 
requested rel ief  f rom var ious sect ions of  the 
code. The major i t y of  var iances granted were 
re lated to reduct ions in setbacks as shown 
in the table.  However,  mult ip le projects in 
the ABA dist r ic t  have appl ied and received 
var iances al lowing them to exceed the 200’ 
maximum length of  a s ingle bui lding. Some of 
the development modi f icat ions were received 
through the appl icat ion of  design compat ib i l i t y 
and community character cr i ter ia.

Deviat ions f rom Zoning Requirements

Setbacks Parking 

Reduct ion

Maximum 

Length

F. A .R . Height

1 Beach Place

2 The At lant ic

3 St .  Regis

4 Royal  At lant ic

5 Trump Las O las

6 Hi l ton

7 W Hotel

8 Jackson Tower

9 The Or ion

10 Las O las Beach Club

11 Le Club

12 Bayshore Condo

13 Ocean Wave

A ss e ss me nt :  R e gu l ato r y Ana l ys i s

Developments Receiv ing Var iances
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The overal l  impact of  these var iances is the 
development of  projec ts that  are substant ia l ly 
larger than the ex ist ing fabr ic of  the beach 
and adjacent neighborhoods. Adjustment 
to al lowable bonuses achieved through the 
design compat ib i l i t y  and community character 
cr i ter ia for  the Central  Beach zoning dist r ic ts 
may be necessar y to implement the Master 
Plan. 
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Exis t ing Land Use (Source: Broward County Proper ty Appraiser)
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         Industrial
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Land Use Pat terns

Ref lect ing the intent of  the Central  Beach 
Revi ta l izat ion Plan, the land use pat tern in 
the study area shows the dominant uses as 
lodging (hotels and motels),  resident ia l  and 
park ing. The hotels are predominant ly or iented 
to the beach along A1A and the resident ia l 
uses are predominantly located along the 
Intracoastal Waterway and in inter ior areas such 
as the Nor th Beach Residential Area (NBRA). 

Most areas of  the Central  Beach are bui l t  wi th 
a s ingle use, lack ing a more complex mixed 
use pat tern,  which would lead to a more act ive 
pedestr ian environment.  These single use 
dist r ic ts mean pedestr ian act iv i t y is focused to 
cer tain hours of  the day, rather than the more 
var ied coming and goings of  var ied uses.

Since the incept ion of the Central Beach 
revital izat ion ef for ts, mult iple studies indicated 
the need for mixed use projects to create a 
pedestr ian or iented environment. 

The signi f icant amount of  land dedicated to 
sur face park ing also diminishes pedestr ian 
act iv i t y on s idewalks.   In c i t ies wi th l ively 
pedestr ian areas, there are t ypical ly mult ip le 
bui lding entr ies along each block.  Somet imes 
cal led the grain or tex ture of  a c i t y,  these 
entr ies are an index of  v i ta l i t y,  whereas, the 
number of  sur face park ing lots are an index 
of  a dec l ine in pedestr ian act iv i t y.  The core 
of  the CR A has s igni f icant sur face park ing 
causing discont inui t ies between uses and 
restr ic t ing the pedestr ian environment.  These 
lots are both pr ivately and publ ic ly owned and 
are considered to be under ut i l ized.

Most of  the hotels have anc i l lar y restaurants 
and shops intended pr imar i ly for  guests. 
These uses are of ten hidden wi thin the hotels 
and physical ly separated f rom the publ ic .

What is missing in this land use pat tern?  The 
Central  Beach shows ver y l i t t le land in publ ic 

parks and open space.  The beach i tsel f  is  a 
major publ ic space, but there are few others 
wi thin the fabr ic of  the bui l t  up area, other 
than D.C. A lexander Park between the beach 
and the Swimming Hal l  of  Fame.  Retai l  and 
other mixed use as descr ibed previously,  is 
a lso missing, except for  l imi ted areas near 
Las Olas Boulevard.   Street re lated retai l  is 
an index of  ac t ive pedestr ian environments.  
Civ ic and cul tural  uses are also largely absent 
f rom the Central  Beach, wi th the except ion 
of  the Bonnet House, which is a cul tural  and 
ecological  landmark.

A ss e ss me nt :  L and Us e
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As par t of the planning process i t  is necessary 
to understand the publ ic perception of the beach, 
what is valued, what is needed and desired for 
the Central Beach area. The Central  Beach 
area is an asset to the community,  not  only 
as a dest inat ion resor t  area, but also as a 
place to l ive,  recreate,  and enjoy.  Residents 
and v is i tors should also take pr ide in this 
unique par t  of  the c i t y posi t ioned between 
the ocean and the Int racoastal  Water way. To 
understand the values of  the community the 
Ci ty coordinated a ser ies of  Stakeholder and 
publ ic meet ings.

The Stakeholder inter v iews represented 
a balanced cross sect ion of  stakeholders 
inc luding:

Residents

Proper ty Owners

Business Owners 

Government Of f ic ia ls

County Commissioners

City Commissioners

Beach Redevelopment Advisor y Board

The intent of  the inter v iews was to hear 
concerns, ident i f y constraints /oppor tuni t ies, 
and el ic i t  desires and goals for  the Central 
Beach area. A ser ies of  prepared quest ions 
were posed to each of  the inter v iewees, 
enabl ing the planning team to compi le 
responses in a consistent  manner.

The quest ions for the stakeholders were:

What are your impressions of  the 
recommendat ions of  previous planning 
studies? 

List  three posi t ive aspects of  the Central 
Beach Area.

List  three negat ive aspects of  the Central 
Beach Area.

List  at  least  f ive improvements that the 
Central  Beach Area needs today

Are there any impediments to these 
improvements? 

•

•

•

•

•

•

•

•

•

•

•

•

Are there enough recreat ional  ameni t ies 
for residents and tour ists? 

What t ypes of  businesses are needed in 
the Central  Beach Area?

Ident i f y a s i te in the Central  Beach Area 
that should be developed or redeveloped? 
Why?

Ident i f y a s i te in the Central  Beach Area 
that should be preser ved or protected? 
Why?

If  you looked 20 years into the future, 
what would you l ike For t  Lauderdale 
Beach to look l ike?

Publ ic meet ings were convened throughout 
the master p lanning process.  Staf f  presented 
draf t  mater ia ls and received comments f rom 
the publ ic at  four general  publ ic meet ings and 
several  meet ings wi th special  interest  groups, 
such as the Sunr ise Lane Business Owners 
and Golden Square Group.  

The four publ ic meet ings were held at  key 
mi lestones dur ing the planning process.  
The f i rst  meet ing was held on November 17, 
2007.  Approximately 110 people at tended this 
meet ing.  The purpose of  th is meet ing was 
to present assessment resul ts,  obser vat ions 
and gather input for  the conceptual  p lan.  
The second meet ing was held on Januar y 
31, 2008.  Over 130 people at tended this 
meet ing.  The purpose of  th is meet ing was to 
present the conceptual  f ramework for  publ ic 
improvements and zoning obser vat ions.   The 
third meet ing was held on June 11, 2008.  
Over 100 people at tended this meet ing.  The 
purpose of  this meet ing was to present in i t ia l 
zoning recommendat ions and conceptual 
p lans for publ ic improvements.   The four th 
publ ic meet ing was held on March X, 2009.  
Over 100 people at tended this meet ing.  The 
purpose of  this meet ing was to discuss the 
draf t  master p lan.  

Regardless of  the or ientat ion of  the 
par t ic ipant ,  there were a number of  common 
threads heard throughout the process. The 
comments addressed general  concerns as 
wel l  as speci f ic .  In general  the publ ic fe l t 

•

•

•

•

•

that  the ef for ts of  the Ci ty were in the r ight 
direct ion but ,  pointed out that  not al l  previous 
planning at tempts had been ful ly real ized. 
There were some who were s imply against 
development.  In general,  however,  there was 
not so much concern against  development, 
but  more impor tant ly that  var iances had been 
al lowed that were not appropr iate to the intent 
of  previous planning ef for ts and regulat ions. 
Whi le recogniz ing the need to create an 
environment to suppor t  tour ism, many fe l t  the 
need to maintain a focus on the needs of  the 
year- round For t  Lauderdale community. 

Stakeholder Common Threads:

Enhance Gateway ’s to the beach – 17th 
Street ,  Las Olas Boulevard and Sunr ise 
Boulevard

Improve Sunr ise Lane Area – uses, 
park ing and st reetscape

Previous plans were not ful ly  real ized

Too many waivers were al lowed for new 
development

Preser ve remaining v iews and proper t ies 
in the Int racoastal  Over look Area

Improve bike lanes and fac i l i t ies 

Help proper ty owners in Nor th Beach 
Resident ia l  Area wi th tax breaks, 
development incent ives,  f lex ib le bui lding 
codes, park ing reduct ions and leniency 
regarding a change of  use

 Provide a bet ter mix of  uses – 
“something to do other than the beach”– 
wi th suggest ions for restaurants,  retai l  / 
bout ique shops, cafés,  cof fee shops, and 
ar t  gal ler ies along pedestr ian or iented 
st reets

Provide ameni t ies that  are at t rac t ive for 
both tour ists and locals –more beach-
related ser v ices,  events,  and at t rac t ions

Ex tend beach renour ishment southward 
beyond Ter ramar

Park ing is cr i t ical  – needs to be 
proximate and convenient – but general ly 
i t  was fe l t  there was no shor tage on 
typical  days i f  you knew where to park

•

•

•

•

•

•

•

•

•

•

•

Publ ic Meet ing,  November 2007

Stakeholder  Inter views & Public  Meetings

A ss e ss me nt :  St ake ho l d e r s  I nte r v iews & Pu b l ic  M e e t i ng s

Enhance access to the water – connect 
the beach to the Int racoastal  Water way

Lack of  usable publ ic space on 
Int racoastal  Water way

Improve the pedestr ian environment – “a 
p lace to st ro l l  other than the beach”

Central  Beach is missing publ ic parks, 
green spaces, per formance/cul tural 
venues

Need to make Bonnet House more v is ib le 
and more accessib le

Some c i t y owned parcels are 
underut i l ized

Limit  development on c i t y parcels and 
create publ ic open space.

There was a general  consensus that the 
cur rent p lanning ef for ts are the last  chance 
to address enhancing the Central  Beach for 
the future as an act ive,  dynamic dest inat ion 
shared by tour ists and residents al ike,  wi th 
ease of  access, and a mult i tude of  ac t iv i t ies 
to appeal  to as wide a range of  users as 
possib le.

•

•

•

•

•

•

•
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Architec tural  Resources

The Central Beach has an architectural her itage 
that contr ibutes to the overall character of the 
beach environs and represents the histor ical 
evolution of the bar r ier  is land. Bui ldings that 
contr ibute to this archi tec tural  her i tage are 
f rom the ear ly to the middle of  the twent ieth 
centur y.  This per iod begins wi th the in i t ia l 
development by Hugh Birch and Freder ick 
Bar t let t  on the nor thern hal f  of  the beach 
area. The area should be recognized as an 
integral  resource of  the beach community. 

In August of  2008 the Ci ty of  For t  Lauderdale 
Planning and Zoning Depar tment completed 
i ts Archi tec tural  Resource Sur vey – Central 
Beach Neighborhood in an ef for t  to document 
those resources that have “histor ical  and 
archi tec tural  interest ”  in the evolut ion of  the 
beach environs. The study area inc luded the 
Central  Beach areas ex tending f rom Hol iday 
Dr ive on the south to Sunr ise Boulevard on 
the nor th.  The major i t y of  the s igni f icant 

archi tec tural  resources were located in ei ther 
the nor thern and southern por t ions of  the 
planning study area. The core area of  the 
Central  Beach was l imi ted in i ts histor ical 
archi tec tural  resources. 

Within the study area were def ined four 
speci f ic areas: Birch Estates,  Lauder-del -
Mar,  Harbor Dr ive (outs ide the Master 
Plan area),  and Sunr ise Lane/Nor theast 
9 th Street Commerc ial  Area. Archi tec tural 
sty les represented in the Central  Beach area 
inc luded: Medi ter ranean Revival,  Tropical 
Ar t  Deco, Neoclassical  Revival,  Moderne, 
Modern Vernacular,  Wr ight ian Modern,  Iconic 
Modernism, and Subtropical  Modernism. 

The f igure below descr ibes the areas 
evaluated and the locat ion of  archi tec tural 
resources. These resources have been 
altered very l i t t le, have special  v isual  mer i t  or 
histor ical  impor tance. Architectural Resources 

may qualify for local designat ion and may 
meet the Nat ional  Regis ter  c r i ter ia .  These 
resources add to  the h is tor ic  archi tec tura l 
qual i t ies,  h is tor ic  associat ions and/or 
archi tec tural  values of  the area.

The area wi th the greatest  number of 
Archi tec tural  Resources is Birch Estates 
wi th 85% of the 120 bui ldings/ lots 
evaluated as archi tec tural  resources (94) 
or key archi tec tural  resources (8) def ining 
the character of  the Area. Adjacent to 
Birch Estates is Lauder-del -Mar wi th key 
archi tec tural  resources (1) and archi tec tural 
resources (32) represent ing 100% of the Area. 
Sunr ise Lane Area, to the nor th,  had key 
archi tec tural  resources (1) and archi tec tural 
resources (22) represent ing 96% of the 
total  bui lding stock.  Harbor Dr ive,  outs ide 
the scope of  this p lanning study, had key 
archi tec tural  resources (1)  and archi tec tural 
resources (22) represent ing 96% of that  
Area’s bui ldings. 

A ss e ss me nt :  Ar c hi te c t u ra l  R e s o u r ce s

Archi tec tura l  Resources
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The most s igni f icant concentrat ion of 
archi tec tural  resources are in Birch Estates 
and Lauder-del -Mar.  The major i t y of  the Birch 
Estates Area is located in the NBR A zoning 
dist r ic t  and the Lauder-del -Mar Area is spl i t 
between the IOA and ABA zoning dist r ic ts. 

Recommendat ion

Any revis ions to the zoning codes for these 
zoning dist r ic ts should consider the value 
of  the archi tec tural  resources to the overal l 
intent  of  the dist r ic t  and reinforce the potent ia l 
for  preser vat ion and/or adapt ive reuse of 
these resources. 
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A ss e ss me nt :  Ar c hi te c t u ra l  R e s o u r ce s
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A ss e ss me nt :  Trans p o r t at i o n Ana l ys is

Considered together,  the Hughes-Hal l  Study ’s 
main recommendat ions const i tute an increase 
in road width and vehicular t raf f ic  capaci t y 
through the area around Las Olas.  The Study ’s 
recommendat ions inc lude:

Adding one lane on the shore s ide of  the 
munic ipal  park ing lot  (approximately 350 
f t .  in length)

Adding two lanes on Seabreeze south 
of  Las Olas (approximately 2,000 f t .  in 
length)

Removing two or four lanes on Las 
Olas between Seabreeze and At lant ic 
(approximately 350 f t .  in length)

  Overal l ,  the t ranspor tat ion study ’s 
recommendat ions would not necessar i ly 
improve pedestr ian access to the beach 
or create valuable walk ing spaces. The 
int roduct ion of  a pedestr ian mal l  between 
Seabreeze and At lant ic should be seen in this 
l ight .  Below are examples of  the pedestr ian 
impediments created by the proposed 
vehicular capaci t y improvements:

Widening Seabreeze, al though i t  would 
improve vehicular mobi l i t y  by providing 
somewhat separate capaci t y for  local 
t raf f ic ,  thru t raf f ic  and sightseers,  would 
also make the st reet into more of  a 
bar r ier  for  pedestr ians.  

A l though nar rowing or c losing Las Olas 
between Seabreeze and At lant ic would 
create a pedestr ian- f r iendly space in that 
segment,  such a space would be wel l -
used only i f  the adjacent land uses are 
suppor t ive of  walk ing and st ro l l ing.

Widening At lant ic at  the munic ipal  park ing 
lot  g ives thru t raf f ic  another lane in which 
to go around the sightseers.   However 
i t  wi l l  a lso make i t  harder to cross the 
st reet to the beach.

These points do not necessar i ly  inval idate 
the recommendat ions,  but  they should 
be considered in the contex t  of  goals 
for  the study area.  The Hughes-Hal l 

•

•

•

•

•

•

There have been several  studies re lated 
to t ranspor tat ion prepared over the last 
ten years inc luding For t  Lauderdale Beach 
Transpor tat ion Study (1998),  Ci t y of  For t 
Lauderdale Beach Morator ium Park ing Study 
(1998),  ULI Advisor y Ser v ices Panel Study 
(2002).  As a summar y,  these studies have 
in common several  obser vat ions.   First ,  the 
st reet t raf f ic  is  composed of  four pr imar y user 
groups:

Beach v is i tors

Dr iv ing s ightseers

Through t ravelers

Local  residents and employees

Second. when measured, the t raf f ic  volume 
has been less than roadway capaci t y. 
This means that a compar ison of  the 
volume moving through these st reets and 
intersect ions to the number of  lanes, shows 
adequate capaci t y.   However,  t raf f ic  problems 
emerge because of  the dr iv ing behavior of 
motor ists,  such as s lowing for s ightseeing and 
re -c irculat ing,  or  cruis ing.  The drawbr idges at 
Las Olas Blvd. and Sunr ise Blvd. a lso create 
problems that are expected to worsen wi th 
t ime.

Third,  a l l  previous t ranspor tat ion studies 
culminated in a ser ies of  t raf f ic  proposals 
aimed at  roadway improvements and improving 
the pedestr ian environment of  the Central 
Beach, especial ly on and near Las Olas 
Boulevard.   The pr imar y issue appears to 
be how to accommodate s ightseeing t raf f ic , 
and how to separate s ightseers and thru 
t ravelers f rom dr ivers wi th local  dest inat ions 
– beachgoers,  residents and employees.  

The st rategy of  the Hughes-Hal l  study (1998) 
was to “ improve compat ib i l i t y  between local 
resident t r ips and sightseeing t r ips”,  as 
wel l  as thru t raf f ic .   The proposed solut ion 
re l ies pr imar i ly on a reconf igurat ion of  the 
c irculat ion system in the segment in which 
A1A southbound fo l lows Seabreeze Boulevard.  
The study recommends conver t ing Seabreeze 

•

•

•

•

f rom one-way to two -way south of  Las Olas, 
by widening i t  f rom two to four t ravel  lanes.  
This change would permit  access to the Las 
Olas Br idge f rom the south v ia Seabreeze 
instead of  the nor thbound segment of  A1A 
(At lant ic Blvd.)  which would in turn make i t 
possib le for  Las Olas to be nar rowed into a 
one-way eastbound st reet /pedestr ian mal l 
between Seabreeze and At lant ic .  

The Hughes-Hal l  study also of fers an 
al ternat ive in which Las Olas between 
Seabreeze and At lant ic is c losed ent i re ly and 
pedestr ianized.  However,  such a c losure 
would not work wel l  unless Nor th Seabreeze 
were also made two-way, a fac t  the study does 
not acknowledge.

The study also recommends widening 
At lant ic by one lane along the length of  the 
Southbeach munic ipal  park ing lot ,  which runs 
on A1A along the beach south of  the spl i t 
between At lant ic and Seabreeze.  This is 
intended to al low thru t raf f ic  to pass on the 
lef t  around the sightseers cruis ing s lowly up 
the shore s ide.  

In suppor t  of  the two -way Seabreeze idea, 
the study also recommends that 5th Street be 
reversed to run eastbound.  This apparent ly is 
intended to replace the turnaround lane where 
Seabreeze and At lant ic converge – which 
would also be removed when Seabreeze 
became two-way – al lowing cars coming f rom 
the nor th to access proper t ies along At lant ic 
south of  Las Olas.

The recommendat ions are conceived to 
improve dr iv ing condi t ions for  local  and thru 
t raf f ic ,  pr imar i ly by al lowing them to bypass 
South At lant ic when dr iv ing nor th f rom A1A 
to the Las Olas Br idge.  Whi le the Hughes-
Hal l  study makes occasional  reference to 
pedestr ian condi t ions and the need to improve 
them, there is no systemat ic assessment of, 
or  weight given to,  the ef fect  of  proposed 
roadway changes on pedestr ian access to the 
beach or the walkabi l i t y  of  Central  Beach as a 
whole.

recommendat ions represent two out of  a 
number of  potent ia l  c i rculat ion opt ions,  which 
also inc lude:

Seabreeze two -way f rom end to end.  
This would al low access to and f rom 
the Las Olas Br idge f rom both Nor th 
and South,  which in turn would permit 
the complete c losure of  Las Olas to 
vehicular t raf f ic  between Seabreeze and 
At lant ic .   I t  would resul t  in an imbalance 
of  capaci t y between nor thbound and 
southbound (four total  lanes nor thbound 
vs.  two southbound),  but  the ex tra 
nor thbound capaci t y would be useful 
in accommodat ing s ightseers along the 
coast .

Both At lant ic and Seabreeze two -way 
f rom end to end.  This is the approach 
recommended by the Urban Land Inst i tute 
(see below).

The 2002 repor t  by the Urban Land Inst i tute’s 
Advisor y Ser v ices Panel  addresses many 
of  the same issues as the Hughes-Hal l 
t ranspor tat ion study, and refers to i t  as 
background. The main idea behind the ULI 
t raf f ic  recommendat ion is that  At lant ic Blvd. 
should be downgraded f rom a regional 
ar ter ia l  (the nor thbound side of  A1A) to a 
local  col lec tor,  whose main funct ion is to 
provide beach access and, presumably,  as a 
promenade for s ightseers.   Seabreeze would 
then assume the ro le,  i f  not  the designat ion,  of  
A1A .  This concept is consistent wi th Hughes-
Hal l ’s  obser vat ion that thru dr ivers,  as wel l  as 
residents and those wi th local  business, do 
not need to dr ive along the coast and could be 
separated f rom sightseers.   The ULI scheme, 
however,  would in ef fec t  turn At lant ic Blvd. 
over to s ightseers and enable them to t ravel  in 
both direct ions instead of  just  nor thbound as 
is the case today. 

•

•

Transpor tation /  Circulation
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Previous St udie s  Analysis 

The Hughes-Hal l  t ranspor tat ion study and 
the ULI repor t  move in the same general 
direct ion toward diver t ing auto t raf f ic  (except 
for  s ightseers) away f rom the coast onto 
Seabreeze Boulevard,  a l lowing At lant ic 
Boulevard to become more of a place for 
viewing and accessing the beach.  ULI’s 
recommendations, however, are more explicit in 
addressing pedestrian needs and the distinctions 
between Central Beach’s subdistr icts.  But in 
proposing various circulation measures, ULI 
raises questions that should be addressed at 
some level of design detail.

Birch Street .   The area in which 
Seabreeze and Birch run side -by s ide 
does, as ULI says,  “bear wi tness to 
unf inished business.”   But the ULI repor t 
does not c lear ly indicate how the tangle 
of  st reets should be simplif ied.  

•

Las Olas between Seabreeze and 
At lant ic .   The Hughes-Hal l  study gives 
two opt ions for this b lock,  nar rowing the 
st reet or c losing i t .   ULI does not ment ion 
the st reet ’s operat ional  character ist ics. 

Recommendat ion

 A concept for  the st reet should be developed 
tak ing into account i ts ro le in the local 
c i rculat ion system and i ts re lat ionship to 
future open spaces and pedestr ian c irculat ion 
pat terns.

•

Exis t ing Right- of-Way Designat ions
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Legend

 Road width of 70’+

 Road width of 55   69’

 Road width of 40   54’

 “People Streets”

St re e t  H ie rarc hy

Given that the Ci ty has determined that 
widening of  Seabreeze Boulevard is not 
feasib le due to the s igni f icant cost  of  r ight 
of  way acquis i t ion and the need to improve 
pedestr ian fac i l i t ies,  roadway improvements 
resul t ing f rom the Master Plan wi l l  maintain 
the cur rent lane conf igurat ions. 

Recommendat ion

Some streets and intersect ions may need to 
be redesigned to favor pedestr ian movements.  
For example,  int roducing raised or tabled 
intersect ions which fac i l i tate pedestr ian 
crossing, adding crosswalks at  some mid-
block locat ions,  and adjust ing s ignal  t iming 
to ease pedestr ian crossing.  Las Olas 
Boulevard is an area which should receive 
special  at tent ion for  adjustments to enhance 
pedestr ian use.

A ss e ss me nt :  Trans p o r t at io n Anal ys i s
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Southbeach Lot
481 spaces

11 handicapped

SE 5 Street
35 spaces

U Lot
33 spaces

2 handicapped

Birch Road/ E Lot
386 spaces

8 handicapped
76 mar ine spaces

R Lot
74 spaces

5 handicapped

Publ ic Park ing Fac i l i t ies

A1A
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Legend

 City-owned parking lots

 Privately-owned parking lots

E Lot Southside
47 spaces

4 handicapped

Oceanside Lot
242 spaces

8 handicapped
1 l i feguard

Swimming Hal l 
of  Fame

106 spaces

Park ing

The Central Beach Area is dominated by sur face 
parking - 2,947 parking spaces in Central Beach 
area today. Previous studies looked at whether 
the existing parking supply was suf f icient 
and if it could be better distr ibuted. The 
recommendations from those studies include:

Move approximately 2,000 exist ing 
spaces to ‘por tal ’  fac i l i t ies at  the nor th, 
south and west edges of  Central  Beach, 
to be ser ved by shut t les

Accommodate a need for 5,279 addi t ional 
spaces by 2014, based on the cur rent 
Uni f ied Land Development Regulat ions. 
(The project ions were based on zoning 
requirements rather than actual  demand.) 

Revise the Ci ty ’s park ing requirements, 
inc luding reduct ions for shared park ing, 
to bet ter  al ign supply wi th demand.

The 1998 Hughes-Hall study also addresses the 
needs of beach visitors, the four th user group 
identif ied at the outset.  These are def ined as 

•

•

•

people whose destination is the beach, most 
of whom would prefer to walk from proximate 
parking; but who could also, under the r ight 
circumstances, be shut t led from remote parking 
lots.  Removing beach visitors from the traf f ic 
stream would improve condit ions for all, so the 
study recommends the relocation of exist ing 
parking to ‘por tal’ facil i t ies at the nor th, south 
and west edges of Central Beach.  These lots 
would need to be regular ly served by shut t le 
buses, to make the park-and-r ide alternative 
at tractive when compared with parking adjacent 
to the beach.  The Hughes-Hall study suggests 
that relocating approximately 2,000 spaces 
would be appropriate.  

The 1998 Walker parking study endorses this 
concept.  Walker, however, also calls for increasing 
the total supply of parking available for Central 
Beach (Walker, p.41).  Walker calculates, on the 
basis of projected development and the City’s 
parking requirements (Unif ied Land Development 
Regulat ions) that Central Beach wil l  need a net 

increase of 5,279 spaces (against an exist ing 
total of 2,947) by 2014, and also points out that 
the Hughes-Hall  idea of widening A1A past the 
Southbeach lot would remove exist ing parking.

The 2002 ULI report endorses the concept of developing 
portal parking facilities away from the beach, from 
which beachgoers and others could be shuttled.  The 
main difference between the ULI report and the other 
transpor tat ion and parking studies is that ULI 
also recommends the removal of signif icant 
amounts of exist ing parking in Central Beach to 
make way for development.  In par t icular, the 
Oceanside and Southbeach lots are specif ied.

Re comme ndat ions : 

The wide discrepancies between the parking 
needs projections in the Walker study and those 
used by the ULI report indicate that the City’s 
parking standards may be in need of revision 
which will require fur ther analysis and beyond 
the scope of this study. Shared parking should 

be investigated as a mechanism to reduce the 
need for overbuilding parking.  At the same time, 
the displacement of public parking that would 
result from the redevelopment or reuse of, for 
instance, the Birch Las Olas and Oceanside 
lots (as proposed by ULI) and a portion of the 
Southbeach lot (as proposed by Hughes-Hall) 
must be compensated, in either proximate or 
remote locations.

Park ing fac i l i t ies should be integrated 
wi thin the urban fabr ic.

Street level  commerc ial  uses should be 
integrated into publ ic park ing fac i l i t ies.

Linear conf igurat ion of  the land suggests 
a ser ies of  park ing locat ions to ser ve 
mult ip le dest inat ions along the Central 
Beach wi l l  be more convenient for  users.

An enhanced pedestr ian environment 
could reduce park ing demand. 

Update parking regulations to refl ect changes in 
Central Beach character and current standards..

•

•

•

•

•
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To increase mobi l i t y  in the Central  Beach 
study area al ternat ive forms of  t ranspor tat ion 
need to be considered as al ternat ives to the 
automobi le.  A l ternat ive forms considered have 
been t ransi t  (t ram),  water tax i,  and bicyc le. 
These forms reduce the number of  automobi le 
t r ips in the study area and resul t  in increased 
mobi l i t y.

Cur rent ly,  A1A is the only designated bicyc le 
route:  i t  has l imi ted capaci t y in designated 
5’  wide bike lanes on the nor thbound and 
southbound sides of  A1A . I t  ser ves the beach 
communit ies to the nor th and south as wel l  as 
residents wi thin the study area. These exist ing 
bicyc le routes are adjacent to t raf f ic  lanes. 
There are no exc lusive bicyc le routes that are 
safely outs ide of  st reets. 

40
40

11

11

Exis t ing Pedestr ian and B icyc le Routes
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Legend

Water Taxi connection

 Sun Trolley: Convention Connection

 Sun Trolley: Weekend Connector

 Sun Trolley: Las Olas

 Broward County Transit Bus Service

 Designated bike route (A1A Greenway)

Pe de st rian ,  Bic yc le,  Tro l ley & Wate r  Ta xi  Route s

A ss e ss me nt :  Trans p o r t at io n Anal ys i s

Recommendat ion

Addit ional  routes should be explored to 
increase the use of  b icyc les as an al ternat ive 
form of t ranspor tat ion not only along A1A but 
also along the Int racoastal  and wi thin the 
NBR A creat ing mult ip le loops.
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Public  Realm

The “publ ic realm” is def ined as any par t 
of  the physical  environment that  is  publ ic ly 
accessib le – at  Central  Beach, this inc ludes 
the beach, the promenade and wave wal l , 
st reets,  s idewalks,  c i t y-owned parcels and 
park ing lots,  parks and publ ic spaces, the 
Int racoastal  Water way (ICW), and publ ic ly 
accessib le por t ions of  pr ivate development. 
The publ ic realm is the common thread that 
t ies ever y thing together,  providing access, 
p laces for publ ic gather ing,  and recreat ion. 
The character of  the publ ic realm, therefore, 
has a great deal  of  inf luence on the character 
of  a p lace. For example,  the River walk in 
Downtown For t  Lauderdale represents a major 
investment in the publ ic realm, shaping the 
way that people interact  wi th the water and 
creat ing a sense of  cohesion between pr ivate 
developments along i ts length.  Simi lar ly,  the 
character of  Las Olas Boulevard in downtown 
is largely def ined by the dimensions of  the 
st reet ,  s idewalks,  landscape features,  and 
bui lding setbacks – al l  of  which are consistent 
e lements of  the publ ic realm that help to 
def ine i t  as a dist r ic t .

Central  Beach lacks the same sense of 
cohesion evident in these other areas of  the 
Ci ty.  There are a number of  posi t ive moments 
in the publ ic realm at  the Central  Beach that 
should be reinforced. At the same t ime, there 
are missed oppor tuni t ies that  could be a more 
integral  par t  of  the urban fabr ic of  Central 
Beach. And, f inal ly,  there are several  p laces 
where the publ ic realm is discont inuous, 
inter rupt ing access, v iew cor r idors,  and 
disrupt ing the overal l  consistency of  the bui l t 
environment. 

As evidenced by the success of  the wave wal l 
and promenade, and numerous improvements 
to t raf f ic  and pedestr ian c irculat ion,  cont inued 
investment in the publ ic realm throughout 
Central  Beach wi l l  help to complete i ts 
evolut ion to an  act ive,  dynamic dest inat ion 
wi th expanded access and v iews to the ocean 
and Int racoastal  Water way.

Promenade /  Wave Wal l South Beach

Intracoasta l  Water way DC Alexander Park

A ss e ss me nt :  Pu b l i c  R e a l m
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1

1 2

Posi t ive Moments

A1A
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South Beach  – The issue is how to fur ther 
improve the beach so that i t  is  an amenity 
for  both tour ists and locals.  This inc ludes 
improving and/or adding restrooms, improving 
access to park ing and pedestr ian connect iv i t y. 

Western edge of A1A  – The setback requirements adopted in 1997 have resul ted in a much 
bet ter  pedestr ian environment along A1A’s western edge, making i t  feel  less l ike a highway and 
more l ike a pedestr ian st reet ,  par t icular ly where A1A is l imi ted to nor thbound t raf f ic only.  In the 
newer projec ts that  inc lude the new 20 ’  setback requirement,  the s idewalk has been widened to 
al low for more act iv i t y,  outdoor dining, and more plant ing to separate cars and pedestr ians.

0 800 1600 Feet N

Posit ive M ome nt s  in  t he Public  Realm

There are a number of  unique places 
wi thin Central  Beach that help to def ine i ts 
character.  Examples inc lude the beach i tsel f, 
the promenade and wave wal l ,  newer por t ions 
along the west s ide of  A1A , and pieces of 
the Int racoastal  that  are publ ic ly accessib le. 
These are just  a few examples,  but they 
represent some of  the greatest  oppor tuni t ies 
in terms of  bui lding and expanding a 
f ramework around them.

A ss e s s me nt :  Pu b l i c  Re a l m
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3 4

Int racoastal Water way edge  – Given the abundance of  boat ing in For t  Lauderdale,  the 
Inracoastal  Water way is an impor tant  par t  of  the publ ic realm throughout the Ci ty.  I t  is 
somewhat surpr is ing,  then, that  access to the Int racoastal  Water way (both physical  and v isual) 
is  l imi ted to just  a few places wi thin Central  Beach. Where this does occur,  v iews to the 
Int racoastal  Water way, resident ia l  neighborhoods to the west ,  and the Ci ty beyond create an 
at t rac t ive set t ing for  st ro l l ing,  f ishing, or s imply re lax ing and enjoy ing the v iew.

Wave Wall  and Promenade  – This publ ic investment has t ransformed the character of  the 
eastern edge of  A1A f rom automobi le -dominated to a pedestr ian zone. I t  a lso i l lust rates the 
impor tance of  maintaining consistency wi thin the publ ic realm, uni t ing several  di f ferent dist r ic ts 
wi thin Central  Beach.

A ss e ss me nt :  Pu b l i c  Re a l m
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Underemphasized Elements
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Internat ional Swimming Hall  of Fame –  The 
Swimming Hal l  of  Fame is a major dest inat ion 
in Central  Beach, but i ts pr imar y audience is 
most ly  compet i t ive swimmers.  Though the 
general  publ ic may not wish to use the pools 
or div ing plat forms themselves, the fac i l i t ies 
and the act iv i t ies hosted there are impressive 
to v is i tors.  Unfor tunately,  the Hal l  of  Fame is 
not  v is ib ly accessib le for  passers-by,  so many 
v is i tors to Central  Beach do not apprec iate the 
value of  th is ameni ty.

DC Alexander Park  – This key publ ic parcel  s i ts at  the hinge point  between the Swimming Hal l 
of Fame and the beach – two very act ive, public uses – yet i t  is devoid of any meaningful act iv i ty. 
There are several reasons for this. First,  there is no focal point or organizat ion to the park: i t  is 
a simple lawn with trees, and does not of fer places to si t ,  paths to strol l,  or space for recreat ion. 
Second, pedestr ian connect ions to and from the park are not emphasized, so i t  lacks a true 
relat ionship with either the beach to the east or the Hall  of Fame to the west. The park is also 
separated from adjacent retai l  to the nor th by 5th Avenue. To the south is a future redevelopment 
si te. The potent ial exists for the park to be programmed with events and designed as an act ive 
dest inat ion. I t  can also bui ld on the energy created by act ive uses on al l  four sides.

0 800 1600 Feet N

Unde r e mphasi ze d E le me nt s  of  t he 

Public  Realm

While there are several  key moments in the 
publ ic realm that are qui te v is ib le (such as 
the wave wal l)  there are an equal  number of 
potent ia l ly  posi t ive moments that are s imply 
underemphasized. These are places that 
a lready exist ,  but  lack v i ta l  connect ions to the 
rest  of  Central  Beach that would make them 
more successful.  These inc lude:
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Int racoastal Water way Edge – Whi le publ ic access to the Int racoastal  Water way exists at 
some points,  i t  is  l imi ted and discont inuous even at  the edges of  c i t y-owned parcels.  This is 
par t icular ly evident at  the Swimming Hal l  of  Fame, where a ta l l  hedge blocks access to the 
Int racoastal  Water way, and at  Bahia Mar,  where pedestr ian act iv i t y is qui te l imi ted.  In addi t ion, 
contro l  points to pr ivate piers occur along the Int racoastal  Water way rather than on the piers 
themselves, b lock ing access along the edge of  the water.

Las Olas Gateway  – A major access point  to Central  Beach f rom downtown occurs along Las 
Olas Boulevard.  Af ter reaching the crest  of  the br idge, a potent ia l ly  interest ing v iew cor r idor 
begins to open along Las Olas,  through the publ ic park ing lot ,  and to the beach and ocean 
beyond. Cur rent ly,  the v iew is toward a sur face park ing lot .  This s i te could become a more 
act ive publ ic space creat ing a gateway, landmark and gather ing place on the beach.

Bonnet House  – Whi le the Bonnet House is not  publ ic proper ty,  i t  is  a major amenity for  Central 
Beach. I t  is  the only piece remnant of  the or ig inal  bar r ier  is land landscape that remains wi thin 
the Study Area. The oppor tuni t y ex ists to bet ter connect the publ ic realm to Bonnet House, 
which would enhance i ts presence and v is ib i l i t y.
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D iscont inuit ie s  in  t he Public  Realm

The greatest  chal lenge and oppor tuni t y in 
improving the publ ic realm at  Central  Beach 
wi l l  be creat ing a greater sense of  cohesion 
between di f ferent dist r ic ts and dest inat ions. 
Today, the only e lements that  t ie ever y thing 
together west of  the beach and wave wal l  are 
the ex ist ing roads. Whi le there have been 
some pedestr ian improvements (such as the 
A1A /  Seabreeze one-way pair  and the east-
west “people” st reets in the Nor th Beach 
Resident ia l  Area),  most of  the roads in Central 
Beach are automobi le dominated and do not 
encourage pedestr ian and bicyc le t raf f ic .  As a 
resul t ,  one could not imagine walk ing or r id ing 
a bike for any considerable distance anywhere 
other than the beach.

By compar ison, one could easi ly imagine a 
10 -minute walk along Las Olas Boulevard 
downtown, but nobody would walk the same 
distance at  Central  Beach, f rom the Hal l  of 
Fame to Sebast ian Street .  This is due to the 
number of  discont inui t ies that  occur wi thin the 
publ ic realm at  Central  Beach. Some examples 
inc lude:

1
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Discont inui t ies in the Publ ic Realm
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A1A at South Beach  – South Beach is one of 
the most v is i ted sect ions of  Central  Beach, 
s ince i t  is  the place that is  most f requented 
by locals.  Somewhat i ronical ly,  this is also the 
place that is physical ly separate f rom the rest 
of  Central  Beach. The sect ion of  A1A is ver y 
wide in this locat ion,  and exist ing park ing lots 
add to the amount of  pavement separat ing 
the beach f rom Bahia Mar and the Swimming 
Hal l  of  Fame. At the same t ime, this is the 
nar rowest par t  of  the bar r ier  is land, where a 
connect ion between the beach and ICW would 
make the most sense.
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Roads terminat ing in the ICW  – Several 
roads end abrupt ly at  the edge of  the 
Int racoastal  water way, creat ing an uninvi t ing 
v iew on pr ime water f ront .  Nonetheless,  these 
roads, Sebast ian and Sevi l le Streets,  do 
provide an interest ing oppor tuni t y.  Today, 
these roads terminate rather unceremoniously 
wi th an “End of  Road” s ign and a guard rai l . 

Recommendat ion

Pedestr ian access to the ICW and/or water 
tax i  stops at  these locat ions are al ternat ives 
that should be explored.
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5

Western Edge of A1A  – Previous planning regulat ions did not require a large enough setback 
f rom the road to provide adequate space for pedestr ians along the western s ide of  A1A . In 
many places, ex ist ing projects have wal ls,  fences, or ta l l  hedges on the proper ty l ine,  pushing 
pedestr ian t raf f ic r ight  to the edge of  A1A . To make things more di f f icul t ,  s ignage, l ight 
standards,  and other ut i l i tar ian f ix tures are f requent ly located in the s idewalk in these areas.  
Whi le new setback requirements along A1A have resul ted in projects that  have signi f icant ly 
improved the pedestr ian environment,  the discont inui t ies created by the older projects have 
become even more v is ib le,  par t icular ly when they are adjacent to s i tes redeveloped to new 
standards. 

Discont inui ty in Intracoastal Water way Access  – Pedestr ian access along the Int racoastal 
Water way is inter rupted by pr ivate development and other impediments at  numerous locat ions. 
These bar r iers prohibi t  pedestr ian access and they present regulator y bar r iers to future publ ic 
access along a coninuous promenade.

4

Nor th Beach Resident ial  Area (NBR A)  – There are two major issues regarding park ing in the 
NBR A. I t  s igni f icant ly impacts what should be a l ively pedestr ian environment,  f i l led wi th people 
walk ing between the large number of  smal l  hotels and the beach. First ,  there is not enough of f -
st reet park ing avai lable,  so al l  of  the st reets have on-st reet park ing. Second, because of  out-
dated park ing regulat ions re lated to lo i ter ing and cruis ing,  on-st reet park ing is not  al lowed in 
the evenings, forc ing hotel  owners to add a second layer of  park ing wi thin their  proper ty l ines. 
As a resul t ,  the st reets are over ly wide and sidewalks f requent ly t raverse between park ing 
areas.
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E pisodic  N at ure of  t he Public  Realm

Histor ical ly,  Central  Beach hosted two major 
events ever y year :  the A ir  and Sea Show, 
and the Internat ional  Boat Show. Dur ing 
these events,  the character of  Central  Beach 
is t ransformed; the ex ist ing publ ic realm 
suppor ts the events fair ly  wel l .  However, 
the episodic nature of  these events means 
that there are few sustained benef i ts over 
the course of  the year to the Central  Beach. 
There is a need for publ ic spaces that can 
suppor t  more f requent,  smal ler  events that 
could enhance the economy and environment 
of  Central  Beach throughout the year.  These 
could inc lude publ ic p lazas, per formance 
venues, and areas for outdoor recreat ion. This 
could also be coupled wi th a park ing st rategy 
that takes cars of f  the st reets and encourages 
more pedestr ian movement between 
dest inat ions.

Boat show

Air  show

Boat show
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Economic Market Summary

A key element of  the master p lan for Central 
Beach was to examine market potent ia ls for  a 
range of  land uses to
understand the degree to which the real  estate 
market wi l l  suppor t  these uses, out l ine t iming 
and phasing, and to
ident i f y appropr iate ro les for the Ci ty and/
or other publ ic agencies (such as the CR A) 
re lated to implementat ion
and regulator y st rategies to ensure that the 
plan is successful.  As such, a real  estate 
market analysis was prepared as a means of 
test ing market demand for var ious uses on 
Central  Beach. This analysis bui l t  upon the
demographic and economic prof i le and 
evaluat ion of  market condi t ions (by use) that 
were previously completed (see Appendix). 
Market potent ia ls were est imated for the 
fo l lowing:

Market- rate,  for-sale condominiums and 
market- rate rental  apar tments

Vis i tor- re lated uses such as hotel / lodging

Workplace uses such as speculat ive 
of f ice and medical  of f ice space

Suppor t ing ser v ices such as convenience 

and dest inat ion retai l

Summar y of  Key Findings

The st rongest market oppor tuni t ies for 
Central  Beach over the nex t f ive to 10 years 
are l ikely to be t ied to recent and emerging 
development pat terns in lodging and hotel -
condominium uses, as evidenced by cur rent 
and planned projec ts such as the W, Hi l ton 
and Trump hotels.  New hotel  rooms and 
hotel - condominium rooms/uni ts are expected 
to increase the number of  overnight v is i tors 
to Central  Beach. In turn,  higher overnight 
v is i tat ion may enhance market oppor tuni t ies 
for new retai l  and restaurants.  However, 
the ex tent to which the number of  retai ler 
and restaurants on Central  Beach expands 
wi l l  a lso be determined by 1) the success 
of  speci f ic market ing in i t iat ives and tenant /
business recrui tment st rategies and 2) 
whether prospect ive retai l  locat ions meet 

•

•

•

•

speci f ic locat ional  cr i ter ia such as adjacent /
prox imate park ing,  v is ib i l i t y,  f rontage and the
l ike.

In addi t ion,  the market analysis suggests 
l imi ted oppor tuni t ies ex ist  for  other, 
suppor t ing uses such as for-sale
and rental  resident ia l  and speculat ive of f ice 
space. The degree to which these uses 
are v iable wi l l  depend on mult ip le fac tors, 
inc luding near- term recover y of  the weakened 
housing market across South Flor ida and 
cont inued job growth in sectors that  fuel 
demand for professional  of f ice space. Above 
al l ,  market oppor tuni t ies wi l l  a lso be t ied to 
commitments by the Ci ty to under take speci f ic 
publ ic realm improvements as ident i f ied in 
the plan.  These improvements wi l l  be cr i t ical 
in leveraging subsequent pr ivate -sector 
investment in speci f ic  uses— even more so 
over the near- term as economic and market 
condi t ions remain s igni f icant ly weakened.

Speculat ive Of f ice —35,000 to 45,000 sq. 
f t .,  would be considered a minor,  suppor t ing 
use. Of f ice space should be or iented to 
professional  ser v ices of f ice tenants that 
desire a Central  Beach address and proximity 
to the beach l i festy le.  Potent ia l  locat ions 
inc lude the second-f loor above st reet- level 
retai l ,  such as Las Olas Boulevard and/or in 
f ree -standing locat ions providing ameni t ies 
such as water v iews (s imi lar  to 515 Seabreeze
Boulevard).  Adjacent /prox imate park ing wi l l  be 
necessar y.

New Housing—market oppor tuni t ies for 500 
to 800 uni ts of  new housing—both for-sale and 
high-qual i t y rental—wil l  be largely determined 
by near- term recover y of  the local /regional 
housing market in South Flor ida.

In addi t ion,  s i te character ist ics—par t icular ly 
land costs—wil l  dr ive market response to the 
type and pr ice of  new housing. For example, 
the downturn in for-sale condominium product 
is  fuel ing greater interest  in mult i fami ly rental. 
However,  land costs in speci f ic  locat ions 
of  Central  Beach wi l l  determine whether 
mult i - fami ly rental  uni ts wi l l  be f inancial ly 
feasib le in the near- term. A lso,  amenit ies 

such as water v iews and st ructured onsi te 
park ing are more cr i t ical  for  mid- and high-
r ise construct ion than they might be for low-
r ise,  inf i l l  townhouses simi lar  to Marbel la. 
Thus, depending on locat ion,  new housing on 
Central  Beach is l ikely to be a combinat ion of 
form and densi t y.

Resor t Hotel & Hotel /Lodging—market 
oppor tuni t ies appear st rongest for  this 
use because of  high occupancy factors 
and signi f icant growth in the domest ic and 
internat ional  v is i tor  market over the past 10 
years.  The analysis suggests that  225 to 300 
resor t  hotel  rooms and 450 to 1,000 hotel 
rooms are market suppor table over the nex t 
10 years.  Oppor tuni t ies are predicated on 
cont inued growth (albei t  at  lower rates than in 
the past)  in the number of  v is i tors to Greater 
For t  Lauderdale.  These two categor ies 
are dist inguished by a greater number of 
amenit ies in resor t  hotel  product whereas 
regular hotel  rooms can be located in var y ing 
proper t ies ranging f rom l imi ted-ser v ice to 
business-c lass to luxur y depending on the 
hotel  operator/ f lag.

General Retai l  & Restaurants—as noted, 
market oppor tuni t ies for suppor t ing retai l  and 
food and beverage uses wi l l  be determined 
by 1) the success of  speci f ic  market ing 
ini t iat ives and tenant /business recrui tment 
st rategies and 2) whether prospect ive retai l 
locat ions meet speci f ic locat ional  cr i ter ia 
such as adjacent /prox imate park ing, v is ib i l i t y, 
f rontage and the l ike.  Despi te est imates of 
3.5 to 4.0 mi l l ion annual  v is i tors to the beach 
( inc luding overnight and day- t r ippers),  there 
is surpr is ingly ver y l i t t le retai l  inventor y 
on Central  Beach (only 142,000 sq. f t .,  of 
which 96,000 sq. f t .  is  located in Beach 
Place).  Thus, v is i tors represent a key market 
of  overal l  demand for general  retai l  and 
restaurants.  Market oppor tuni t ies for general 
retai l  and restaurant uses are est imated at 
roughly 60,000 to 100,000 sq. f t .  over the nex t 
10 years,  wi th the largest share of  oppor tuni t y 
captured by food and beverage uses. Notably, 
however,  creat ion of  a dining dist r ic t  wi l l 
require a c luster of  operators (minimum of 

10 to 12) of fer ing a range of  menu concepts, 
inc luding fami ly-sty le s i t - down, fast  food,
casual  beach sty le,  and special t y take -out . 
These uses wi l l  require adequate on-si te 
and nearby park ing and should be c lustered 
in speci f ic locat ions to maximize overal l 
marketabi l i t y  and in par t icular b locks/
intersect ions wi th the greatest  concentrat ions 
of  potent ia l  customer t raf f ic ,  such as Las 
Olas and A lmond. Locat ions adjacent to 
publ ic gather ing places—such as the Las 
Olas Gateway and/or Int racoastal  Water way 
parcels—wil l  be most marketable.

A ss e ss me nt :  Eco no mi c M arke t  Su m m ar y
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Ce nt ral  Beac h The mat ic  Dist ric t s

5 Minutes Walk
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As has been discussed ear l ier  in this repor t , 
there are numerous oppor tuni t ies to improve 
the physical  environment wi thin the Study 
Area. The chal lenge is to be select ive about 
which oppor tuni t ies wi l l  be a catalyst  to 
provide the greatest  return on investment 
for  the Ci ty.  Those areas of  the publ ic realm 
that have the greatest  potent ia l  to reinforce 
connect ions between the “posi t ive moments” 
are as fo l lows:

Improved publ ic access along the 
Int racoastal  Water way f rom Bahia Mar to 
Birch Street /Las Olas nor th park ing area.  

Strategical ly located c i t y-owned parcels 
wi th ex ist ing sur face park ing that can 
be consol idated into garages to create 
oppor tuni t ies for  addi t ional  publ ic open 
spaces and other publ ic ameni t ies

Exist ing east-west st reets that  can 
become more pedestr ian or iented to 

•

•

•

improve access between the ICW and the 
Beach

Nor th-south pedestr ian connect ions other 
than the beach and promenade, inc luding 
the Int racoastal  promenade

The locat ion and character of  future pr ivate 
development at  Central  Beach wi l l  be 
inf luenced by publ ic investment in these 
oppor tuni t ies,  as evidenced by publ ic 
improvements made in the past and the 
development that  fo l lowed. The Ci ty has the 
oppor tuni t y to fur ther def ine the shape and 
form of pr ivate development by establ ishing 
more descr ipt ive development guidel ines for 
each dist r ic t  as par t  of  th is cur rent p lanning 
ef for t . 

The ULI study ident i f ied the boundar ies of 
each dist r ic t  by drawing a c irc le i l lust rat ing 
a 5 -minute walk c i rc le f rom the center of 
ac t iv i t y for  each. The concept is that  each 

•

dist r ic t  would be a v ibrant pedestr ian zone 
and that future improvements should focus on 
oppor tuni t ies to suppor t  this goal  wi thin each 
dist r ic t .

Many of  the previous planning studies 
conducted for Central  Beach since the 1980’s 
have establ ished their  own system of dist r ic ts 
and sub-dist r ic ts for  organiz ing ideas for 
future improvement.  Of al l  these studies,  the 
2002 ULI Study ’s methodology of  ident i f y ing 
zones of  oppor tuni t y around a ser ies of 
themat ic dist r ic ts is most consistent wi th the 
direct ion ident i f ied for this p lanning ef for t .
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the fo l lowing pages, the oppor tuni t ies for each 
dist r ic t  are discussed in more detai l .

The goal  is  to reinforce the character of  each 
dist r ic t  whi le ref lec t ing the pr inc ip les behind 
the f ramework plan for al l  of  Central  Beach.

Centra l  Beach Dis tr ic ts

0 800 1600 Feet N

Based on the natural  features and land 
use character ist ics there are f ive dist inc t 
dist r ic ts.  The dist r ic ts can be def ined by their 
geographic posi t ion in the overal l  Central 
Beach. The dist r ic ts are s imi lar  to those 
proposed by the ULI in 2002 but land use 
character is ics have evolved and mult ip le 
new projects are being considered. Sasaki 
recommends def ini t ion of  the dist r ic ts as:

South Beach Mar ina Dist r ic t

Central  Beach Enter tainment Dist r ic t

Mid-Beach Dist r ic t

Nor th Beach Neighborhood Dist r ic t

Sunr ise Lane Dist r ic t

As par t  of  the cur rent p lanning ef for t ,  Sasaki 
has revis i ted these themat ic dist r ic ts to 
uncover the potent ia l  oppor tuni t ies wi thin 
each, highl ight ing those that are in suppor t  of 
the overal l  concept for  the Central  Beach. In 

•

•

•

•

•

Swimming Hal l  of  Fame/ Mar ina in South Beach 

Mar ina Dis tr ic t

B i rch Road in the Mid Beach Dis tr ic t

Oceans ide Park ing Lot In the Centra l  Beach Dis tr ic t

Sout h Beac h 

M arina D ist ric t
Ce nt ral  Beac h 

E nte r t ainme nt D ist ric t M id B eac h D ist ric t
N or t h Beac h 

N e ighborhood D ist ric t

Sunrise L ane 

D ist ric t
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South Beach Marina Distr ic t

The pr imar y oppor tuni t ies in the South Beach 
Mar ina Dist r ic t  are to improve D.C. A lexander 
Park and create a new pedestr ian edge along 
the Int racoastal  Water way at  Bahia Mar and 
the Swimming Hal l  of  Fame. 

D.C. A lexander Park is not wel l  used today.  I t 
is  lawn and t rees wi th l i t t le program to at t rac t 
users to this park.  This is a good oppor tuni t y 
to create an act ive publ ic space that is  a focus 
to the South Beach Mar ina Dist r ic t  and a l ink 
between the beach and the Swimming Hal l  of 
Fame. 

The Swimming Hal l  of  Fame si te does not 
ef fec t ively engage the Int racoastal  Water way.  
A planted green edge could be par t  of  a larger 
network of  paths and pedestr ian spaces 
along the Int racoastal  Water way ex tending 
nor thward along Seabreeze and Birch Road. 
These improvements to the edge along the 
Int racoastal  Water way should be par t  of  the 
overal l  improvements to the Hal l  of  Fame si te 
to make i t  conform to contemporar y standards 
for compet i t ive swimming.

Other oppor tuni t ies in the South Beach Mar ina 
Dist r ic t  are to enhance exist ing at t rac t ions 
and to bet ter connect South Beach to the 
other dist r ic ts in Central  Beach. South Beach 
is a major dest inat ion,  especial ly for  locals 
who value the wider beach, and i ts ameni t ies, 
as wel l  as,  convenient park ing. Based on 
stakeholder input and our own obser vat ions, 
the ex ist ing beach fac i l i t ies can be upgraded 
and addi t ional  amenit ies brought to this par t 
of  Central  Beach.  

Pedestr ians walk ing f rom the South Beach 
Mar ina Dist r ic t  to restaurants and other 
dest inat ions beyond the dist r ic t ,  confront 
s igni f icant bar r iers wi th mult ip le lanes of 
fast  moving t raf f ic on A1A and Seabreeze. 
Pedestr ian crossings should be added and/or 
modi f ied to favor pedestr ians,  This should be 
targeted for improving the crossing to Bahia 
Mar to connect to the proposed Int racoastal 
Water way Promenade. Sidewalk space along 
A1A and Seabreeze is t ypical ly nar row and 
c lose to fast  moving vehic les.  These sidewalks 
should be widened and upgraded over t ime 

for safety and to encourage walk ing between 
dest inat ions on Central  Beach.

The overal l  at t rac t iveness of  this dist r ic t 
could be enhanced by addi t ional  p lant ing 
and screening along A1A where i t  paral le ls 
the sur face park ing lot  ser v ing South Beach. 
Addi t ional  p lant ing along widened sidewalks 
wi l l  help buf fer t raf f ic  and also shade 
pedestr ian routes to hotels,  restaurants,  and 
other dest inat ions at  Central  Beach.

Recommended Public Realm Improvements:

Create a ‘green’  edge and pedestr ian 
path along the Int racoastal  Water way 
inc luding Bahia Mar and the Swimming 
Hal l  of  Fame.

Improve Swimming Hal l  of  Fame and 
A lexander Park as a connect ion to the 
beach.

Add more amenit ies at  South Beach such 
as restrooms, p lay areas, event spaces, 
snack bar,  chair/umbrel la rentals,  and 
other beach ser v ices.

Add and improve pedestr ian crossings on 
A1A and Seabreeze f rom mar ina area to 
the beach.

Widen sidewalks on A1A and Seabreeze, 
add plant ing,  and shade wi th st reet t rees.

Add plant ing to screen the ex ist ing beach 
park ing along A1A .

Improve pedestr ian walk f rom Las Olas to 
Swimming Hal l  of  Fame.

•

•

•

•

•

•

•

Enhance p lant ing 

in park ing area and 

add more ameni t ies 

at  South Beach 

(restrooms, p lay areas , 

event spaces)

Create ‘green’  edge 

and pedestr ian path 

a long ICW at Bahia Mar

Improve Swimming 

Hal l  of  Fame and 

Alexander Park 

– connect to the beach 

and ICW promenade

South Beach Mar ina Oppor tuni t ies

Improve pedestr ian 

walk f rom Las O las 

to Swimming Hal l  of 

Fame and Alexander 

Park – connect to 

the beach and ICW 

promenade
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The Central  Beach Enter tainment Dist r ic t 
contains the highest concentrat ion of  of 
shops, restaurants and night l i fe in the Central 
Beach Area. Cur rent ly,  most of  the the tour ists 
and residents gather at  the inr tersect ion of 
Las Olas and A1A f rom Las Olas to Cast i l lo 
Street .

This Dist r ic t ,  centered on Las Olas Boulevard, 
of fers the most s igni f icant oppor tuni t y for 
change and expansion of  enter tainment uses. 
The Ci ty owns several  key parcels in this area, 
cur rent ly used as sur face lots,  that  could 
be redesigned to provide more park ing in 
garages, whi le also making major new publ ic 
spaces and other ameni t ies.  There could be a 
new focus and gather ing space for the Central 
Beach at  the end of  Las Olas Boulevard,  and 
ex tending west to the  Int racoastal  Water way, 
al l  on c i t y owned proper ty.   These new publ ic 
spaces wi l l  at t rac t  greater pr ivate investment 
in adjacent pr ivately-owned parcels,  which 
could spark the creat ion of  an “urban beach 
v i l lage” that  has been envis ioned in this 
dist r ic t  for  over 20 years.  A pedestr ian 
or iented dist r ic t  bui l t  around new publ ic 
spaces at  the beach is the natural  complement 
and anchor to the downtown restaurant and 
retai l  dist r ic t  on Las Olas Boulevard. 

Key to making this t ransformat ion is the 
reconf igurat ion of  the Oceanside Park ing 
Lot .  A rather ordinar y sur face park ing lot  is 
at  a st rategic locat ion.  I t  has the potent ia l 
to become a landmark publ ic space at  the 
conf luence of  the beach, Las Olas Boulevard, 
and A1A .  Pedestr ian connect ions could 
ex tend westward to the channel  of  water,  just 
west of  Seabreeze.   This channel  could be 
expanded as a second focus of  pedestr ian 
act iv i t y wi th boardwalks,  a new turning basin, 
and water tax i  stop to complement the ex ist ing 
char ter boats at  this locat ion.  

The c i t y owned parcels along the Int racoastal 
Water way are cur rent ly park ing lots.  These 
lots also could be redesigned to provide more 
park ing in a garage, whi le also making major 
new publ ic green spaces and other ameni t ies. 
New waterside walks and plant ing along the 
ICW could be par t  of  a larger pedestr ian 

network l ink ing the beach, Int racoastal 
Water way, and dist r ic ts of  the Central  Beach.  

Recommended Public Realm Enhancements

Redesign the ex ist ing Oceanside Park ing 
Lot to provide more park ing and create a 
new landmark publ ic space as the focus 
of  the Central  Beach

Examine the potent ia l  to add a boardwalk, 
water tax i  stop and turning basin in the 
channel,  paral le l  to Seabreeze and south 
of  Las Olas Boulevard.

Enhance park ing, add green park 
space and pedestr ian walks along the 
Int racoastal  Water way at  the ex ist ing 
Birch/ Int racoastal  Park ing Lots.

Ex tend pedestr ian walks and sight 
l ines f rom the beach to the Int racoastal 
Water way.

Tie pedestr ian improvements into 
the proposed Birch Road pedestr ian 
improvements and Int racoastal  Water way 
Promenade.

•

•

•

•

•

Potent ia l  locat ion for 

landmark publ ic spacePotent ia l  turn ing bas in 

and water tax i  s top

Enhance park ing and 

access to ICW

Mixed use 

development wi th 

reta i l / restaurant 

uses focused on 

A lmond Street to 

enhance publ ic 

realm

Mixed use 

development wi th 

reta i l / restaurant 

uses focused on 

new publ ic space

Centra l  Beach Oppor tuni t ies

Central  Beach Enter tainment  Distr ic t
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Mid- Beach Distr ic t

Most of  the Mid-Beach Dist r ic t  is  developed 
or commit ted to redevelopment.  The pr inc ip le 
oppor tuni t y remaining in this dist r ic t  is  at  the 
A lhambra Park ing Lot and adjacent areas 
between the beach and the Int racoastal 
Water way. In this locat ion,  there is an 
oppor tuni t y to create a nor thern counterpar t  to 
D.C. A lexander Park as a focus to the dist r ic t . 
The A lhambra lot  is  in a gateway locat ion to 
the south at  the convergence of  Seabreeze 
and A1A . The A lhambra Lot is posi t ioned at 
the spl i t  between Seabreeze and A1A , forming 
the nor thern gateway to the most act ive 
sect ion of  Central  Beach. 

There is the potent ia l  to consol idate,  improve, 
and add to the ex ist ing publ ic park ing supply 
wi th st ructured park ing.  In addi t ion,  there 
is an oppor tuni t y to create a more at t rac t ive 
and usable publ ic space that connects f rom 
the beach along Sebast ian Street to the 
Int racoastal  Water way. 

Recommended Public Realm Enhancements

Consol idate and add st ructured park ing 
on the si te of  the A lhambra c i t y park ing 
lot ,  re locate ADA beach park ing in the 
lower level  of  the garage.

Create a new publ ic space at  the gateway 
where A1A and Seabreeze spl i t

Enhance pedestr ian space and v iew to 
the Int racoastal  Water way at  the western 
end of  Sebast ian Street

Consider moving ex ist ing water tax i  stop 
at  Sevi l le to Sebast ian

Improve pedestr ian environment wi th 
new sidewalks,  l ight ing,  and st reet t rees 
along other east west st reets between 
Int racoastal  Water way and the beach

Improve the pedestr ian environment on 
the west s ide of  A1A e.g.  re lat ionship of 
the s idewalk to pr ivate development by 
minimizing ver t ical  separat ion.

•

•

•

•

•

•

Enhance and expand 

park ing

Make new open space as 

the nor thern counterpar t 

to A lexander Park

Improve pedestr ian 

connect ions between 

ICW and the beach

Enhance pedestr ian 

space and v iew at 

Int racoasta l

Mid- Beach 
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Nor th Beach Neighborhood Distr ic t

There are no c i t y-owned parcels wi thin the 
Nor th Beach Neighborhood Dist r ic t .  As a 
resul t  oppor tuni t ies for improvement in the 
publ ic realm are l imi ted to the r ights-of-
ways of  ex ist ing st reets.  However,  there is 
suppor t  f rom the pr ivate sector for  two ideas 
that could s igni f icant ly change this dist r ic t . 
Stakeholders have suggested that Breakers 
Avenue could become the focus for future 
retai l  and restaurant uses to complement 
the growing number of  hotels that  are being 
developed along the beachfront . 

The concept is to make a pedestr ian or iented 
st reet l ined wi th retai l  and restaurants in new 
and renovated bui ldings.  This retai l  st reet 
would begin at  the W Hotel  to the south and 
ex tend to the Bonnet House si te.   The Bonnet 
House has expressed an interest  in re -opening 
the histor ic gate on the southern edge of  the 
proper ty,  which once provided pedestr ian 
entr y to the proper ty to create bet ter  access 
for v is i tors f rom the south,  par t icular ly the 
beachfront hotels.  This gate,  at  the terminus 
of  Breakers Avenue, could reinforce this st reet 
as a pedestr ian dest inat ion.

This idea has potent ia l  for  several  reasons. 
From a market perspect ive,  retai l  uses would 
be more successful  on a two -sided st reet 
such as Breakers,  as opposed to one sided 
A1A . Secondly,  act ivat ing Breakers as a 
pedestr ian dest inat ion would encourage 
exist ing and future projects along A1A to 
create more act ive edges to the west toward 
Breakers Avenue and the archi tec tural ly 
s igni f icant Nor th Beach neighborhood. Some 
of  the projects recent ly completed tend to be 
more focused on the beach, rather than the 
neighborhood to the west .  Final ly,  int roducing 
retai l  uses wi th cafés and gal ler ies would 
br ing addi t ional  pedestr ian act iv i t y to this par t 
of  the Central  Beach that is cur rent ly lack ing.

Another impor tant oppor tuni t y in this dist r ic t 
is  the vast amount of  paving wi thin the dist r ic t 
as a resul t  of  wide r ights of  way and park ing 
in the f ront  yards.  This is most obvious along 
along Birch Road.  I t  could be a far more 
at t rac t ive planted st reet wi th pedestr ian paths, 
central  to the dist r ic t .  There is space avai lable 

to accommodate vehicular movements, 
park ing, b icyc les,  and more impor tant ly, 
create a bet ter pedestr ian environment wi th 
new walks and plant ing.  Whi le constrained by 
the ex ist ing park ing conf igurat ion,  there is an 
oppor tuni t y to reorganize this st reet to bet ter 
balance automobi le,  b icyc le,  and pedestr ian 
t raf f ic  movements. 

Recommended Public Realm Enhancements

Make Breakers Avenue a retai l /restaurant 
st reet f rom the W Hotel  to the Bonnet 
proper ty

Make a new entr y to the Bonnet House at 
the nor th end of  Breakers Avenue

Redesign Birch Road to accommodate 
park ing, b icyc les,  pedestr ians,  in a 
p lanted st reetscape 

Cont inue improving st reets over t ime 
to enhance overal l  the pedestr ian 
environment

Sidewalk improvements in f ront  of  Bonnet 
House

Birch Road and Intracoastal Waterway Promenade

A major uni f y ing concept that has emerged 
f rom the cur rent p lanning process is the idea 
of  a new pedestr ian and bicyc le cor r idor 
through the Central  Beach study area. Whi le 
the ex ist ing beachfront promenade and 
wavewal l  provide an at t rac t ive and v ibrant 
inter face between the beach and the c i t y, 
i t  does not reach into the var ious dist r ic ts. 
Several  stakeholders raised the idea of 
new paths that could be an ex tension of  the 
promenade, br inging people f rom the beach 
into the var ious dist r ic ts.  Stakeholders 
also noted that the Birch Road cor r idor 
is underut i l ized and uninvi t ing,  and that 
c i t y-owned parcels along the Int racoastal 
Water way do not provide enough publ ic 
access to the water.  So, the recommended 
concept is to use Birch Road and the 
Int racoastal  edge of  c i t y-owned parcels to 
create the new pedestr ian and bicyc le loop 
to make a major new pedestr ian way as a 
complement to the beach promenade.

•

•

•

•

•

Birch Road Promenade: add 

p lant ing and rev ise park ing 

on B i rch road to create 

pedestr ian or iented s treet

Breakers Dis tr ic t : 

Pedestr ian f r iendly s t reet 

wi th reta i l ,  cafes ,  gal ler ies , 

etc .

Cons ider 

pedestr ian entr y to 

Bonnet House

Improve other s t reets 

over t ime to enhance 

the pedestr ian 

envi ronment

The new path system begins at  the nor th at 
the intersect ion of  V istamar and A1A . This 
locat ion represents a s igni f icant threshold to 
the Central  Beach area, being just  south of 
the Bonnet House. The signage for the new 
path could re late to the idea of  a gateway 
to the beach and the c i t y,  and the t reatment 
of  the pedestr ian crossing connect ing to the 
beachfront promenade should be prominent 
l ike other crossings along A1A .

The path cont inues west along Vistamar,  then 
south along Birch Road. The sect ion of   ROW 
of Birch Road in the NBR A is par t icular ly 
wide, and the amount of  pavement dedicated 
to vehicular t raf f ic  could be reduced to al low 

for dedicated pedestr ian paths and bicyc le 
lanes wi thin the ex ist ing r ight-of-way. Moving 
south along Birch,  the path crosses a key 
intersect ion at  Sebast ian Street ,  which 
terminates at  the water along the Int racoastal 
Water way. This is also the locat ion where the 
c i t y-owned A lhambra park ing lot  represents  
potent ia l  redevelopment for addi t ional  park ing, 
open space, and possib ly other uses. An east-
west connect ion between the Int racoastal 
Water way and the beach could be enhanced 
in this locat ion,  re inforced by an improved and 
redeveloped A lhambra si te.

The Birch Road sect ion of  the path ex tends 
to Cor tez Street ,  where i t  turns west towards 

Vistamar

Nor th Beach Neighborhood Oppor tuni t ies
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the Int racoastal  Water way to engage another 
c i t y-owned parcel,  the Birch/ Int racoastal 
park ing lot .  At  th is point ,  the path fo l lows 
the Int racoastal  Water way, along the pr ivate 
mar inas. There should be a s ingle locat ion for 
a publ ic access to a secure pier paral le l  to the 
shorel ine,  to preser ve publ ic access along the 
waters edge.

Af ter going under the Las Olas br idge, the 
path would turn east towards the ocean, 
moving along Las Olas to Seabreeze. The 
path again fo l lows the water ’s edge, around 
both the Internat ional  Swimming Hal l  of  Fame 
and Bahia Mar.  The path then reconnects to 
the ex ist ing promenade just  south of  Bahia 
Mar,  creat ing a new pedestr ian por tal  to South 
Beach.

The benef i ts of  the Birch Road and 
Int racoastal  Promenades inc lude:

Creates a walk ing/bik ing c ircui t  to 
complement A1A

Var ies the pedestr ian exper ience, is 
dist inc t ly di f ferent f rom Wave Wal l  and 
Beach Promenade

Located almost ent i re ly on publ ic land

Like the Wave Wal l  and Beach 
Promenade, is a catalyst  for  future pr ivate 
investment away f rom the beachfront 
where l i t t le investment has occur red.

•

•

•

•
Establ ish hierarchy between 

vehicu lar and pedestr ian 

ways and improve s treetscape

Work wi th pr ivate sector to 

enhance park ing and al low 

for shared use to promote 

more intense reta i l  ac t iv i t y

Create vehicu lar 

gateways wi th s ignage 

to enhance ident i t y

Sunrise  L ane Distr ic t

The Sunr ise Lane Dist r ic t  has changed 
l i t t le s ince planning for the Central  Beach 
began in the mid-1980’s.   The f ragmented 
ownership of  smal l  parcels makes large scale 
redevelopment di f f icul t .  I t  is  an oppor tuni t y 
for  smal l  scale rehabi l i tat ion and preser vat ion 
of  the histor ical  character.  The Ci ty ’s park ing 
requirement for  each retai l  use fur ther 
discourages change. New retai l  uses require 
more park ing than cur rent ly provided on 
these smal l  constrained si tes.  As a resul t ,  the 
ex ist ing tat too par lors,  bars,  and restaurants 
remain non-conforming f rom an ear l ier  era of 
the Central  Beach.  

Most stakeholders suggested that the 
dist r ic t  needs economic revi ta l izat ion and 
aesthet ic improvements.  Some stakeholders 
think there should be a place at  the Central 
Beach for such a diversi t y of  retai l  uses 
and recommended upgrading the v isual 
appearance of  the st reets and retai l  bui ldings.

Recent ly,  the Hol iday Inn has been c losed 
for renovat ions to make the proper ty a more 
upscale resor t  hotel.  A new park ing st ructure 
wi l l  be added west of  Sunr ise Lane to suppor t 
the hotel.  The oppor tuni t y ex ists,  therefore, 
to rethink the park ing requirements for  other 
parcels in the Sunr ise Lane area, s ince the 
hotel  and i ts guests wi l l  provide a capt ive 
audience who wi l l  a l ready have parked. 
Reduced park ing requirements and/or the 
aggregat ion of  several  parcels could al low 
change to take place in the dist r ic t ,  perhaps 
at t rac t ing new retai l  tenants to the mix.  Some 
of  the new retai l  tenants could be or iented to 
the hotel  market ,  both the nearby Hol iday Inn 
For t  Lauderdale Beach Hotel,  as wel l  as hotels 
to the south of  the Bonnet House, which are 
wi thin walk ing distance of  Sunr ise Lane.  

Recommended Public Realm Enhancements

Improve the Sunr ise Lane st reetscape 
inc luding storef ronts,  s idewalks,  park ing, 
p lant ing and l ight ing.

Create vehicular gateways wi th s ignage to 
enhance ident i t y.

Adjust  the c i t y park ing requirements, 
recognize shared park ing zones, and 
al low more f lex ibi l i t y  for  new uses.

Improve pedestr ian connect ions along 
A1A south to ex ist ing hotels.

•

•

•

•

Int roduce new pedestr ian entr y into 
Bonnet House f rom Breakers Avenue.

Add signage for Bonnet House entr y.

Create a focus for the dist r ic t  in the 
st reetscape as an iconic e lement for  the 
Sunr ise Lane Dist r ic t .

Enhance pedestr ian crossing to Birch 
State Park.

Add a beach entr y feature on Sunr ise 
Boulevard af ter the br idge.

•

•

•

•

•

Sunr ise Lane Oppor tuni t ies
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A ss e ss me nt : 



The intent of  the Central  Beach Framework 
Plan is to direct  development to enhance the 
ex ist ing resources and reinforce the publ ic 
in i t iat ives of  investment in the publ ic realm.   

The v is ion for the revi ta l izat ion of  the Central 
Beach in the 1980s was to establ ish a 
dest inat ion resor t  environment as the focus 
for the overal l  Beach environs. Since then 
studies have reinforced the need to create and 
maintain a pedestr ian f r iendly environment to 
help make the Beach a walkable dest inat ion 
resor t  environment.   Whi le components have 
been ini t iated by the Ci ty,  most speci f ical ly 
on the beach side wi th the int roduct ion of  the 
Promenade and Wave Wal l ,  there is a c lear 
need to expand upon the ef for ts to ex tend 
the value of  the beach westward into the 
indiv idual  dist r ic ts and take advantage of  the 
ICW as a compl imentar y asset .

As noted in the assessment there are 
s igni f icant oppor tuni t ies wi thin the Central 
Beach, on publ ical ly contro l led land, to 
impact the overal l  beach exper ience. The 

Ci ty of  For t  Lauderdale recognizes the 
s igni f icance of  these parcels to the beach 
environs. Concur rent ly,  there are proposals 
for  rev i ta l iz ing s igni f icant publ ic fac i l i t ies 
along the Int racoastal  Water way, such as the 
Swimming Hal l  of  Fame and Bahia Mar Mar ina. 
These are st rategic oppor tuni t ies that  can 
be ut i l ized to meet stakeholders desires and 
reinforce pedestr ian access to the Int racoastal 
Water way. 

Improvements wi thin the publ ic realm can 
contr ibute s igni f icant ly to enhancing the 
pedestr ian environment inc luding st reet 
improvements,  new publ ic gather ing 
spaces, new community fac i l i t ies,  and 
enhanced connect iv i t y at  Central  Beach. 
These investments in the publ ic realm wi l l 
c reate value in s i tes that are not direct ly 
on the beach and be a catalyst  for  pr ivate 
investment that capi ta l izes on proximity to the 
Int racoastal  Water way. 
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Cent ral  Beach Framework Plan

Elements ident i f ied to enhance the Central 
Beach exper ience inc lude:

 Streetscapes 

 Publ ic Gather ing Spaces /  Parks 

 Community Faci l i t ies /  Resources 

 Circulat ion /  Connect iv i t y

 Central  Beach Way f inding System
  
Separately,  these elements contr ibute to 
the immediate dist r ic t  wi thin which they 
are located, col lec t ively they contr ibute to 
the creat ion of  an overal l  exper ience that 
enhances the Central  Beach for  both tour ists 
and residents.    

•

•

•

•

•

2
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Framework Plan -  Walkable Envi ronment

0 800 1600 Feet N

Recommendat ions

Def ine more speci f ical ly the 
requirements for  development abut t ing 
People Streets to encourage intensive 
pedestr ian act iv i t y,  i .e.,  require “act ive” 
uses, such as retai l ,  commerc ial,  or 
resident ia l ,  a long 50% of the f rontage 
vs.  “ fenestrat ion on a minimum of 
f i f t y (50) percent of  the facade of 
the f i rst  f loor of  habi table space”.

Expand requirements to inc lude 
areas of  “People Spaces” to 
act ivate edges of  s igni f icant publ ic 
improvements,  i .e.,  Las Olas 
Gateway Plaza (Oceanside lot),  DC 
A lexander Park,  and A lmond Street . 

Create incent ives wi th zoning 
regulat ions,  i .e.,  bonuses for  “Street 
Level ”  uses on People Streets.

1.

2.

3.

Streetscape Master Plan completed in 2002, 
but  not yet  implemented.

The goal  of  the Framework Plan is to ex tend 
st reetscape improvements f rom the beach to 
the Int racoastal  Water way to establ ish ident i t y 
wi thin the indiv idual  dist r ic ts and cont inui t y 
throughout the Central  Beach.  To meet the 
goal,  st reetscape improvements ident i f ied are:

 Birch Road Improvements

 Neighborhood Street Improvements

 Breakers Avenue

 A lmond Avenue

 Sunr ise Lane

 A1A 

•

•

•

•

•

•

St re et scapes

The most s igni f icant uni f y ing element 
of  the publ ic realm is the design of  the 
st reetscape. Streetscapes contr ibute to the 
overal l  percept ion and exper ience of  the 
area, for  the motor ist  and the pedestr ian. 
They can fac i l i tate movement by minimizing 
impediments,  amel iorate environmental 
condi t ions through shading elements,  create 
interest  wi th var iety of  exper iences, and 
uni f y a dist r ic t  through consistency in design 
elements.  The pr imar y intent  of  the f ramework 
plan is to enhance the pedestr ian exper ience.

The Framework Plan bui lds upon previous 
Ci ty in i t iat ives to improve the st reetscape 
at  the pedestr ian level.  Previous in i t iat ives 
completed by the Ci ty focused on the 
pedestr ian environment to st imulate 
rev i ta l izat ion of  the beachfront .  These ef for ts 
inc luded the Beachfront Promenade and the 
People Streets Guidel ines wi thin the the PRD 
and the ABA zoning dist r ic ts as wel l  as the 

People  Streets

People Streets are def ined by the Ci ty 
in Sect ion 47-12.4.B of  the Uni f ied Land 
Development Regulat ions as:

 “Street Treatment.  There are hereby ident i f ied 
st reets wi thin the Central  Beach Area which 
are cur rent ly accommodat ing,  or intended to 
accommodate,  intensive pedestr ian t raf f ic , 
or  which ser ve as major pedestr ian st reets, 
or  major gateways into the Central  Beach 
Area and which wi l l ,  therefore,  require 
development on said st reets to accommodate 
said pedestr ian and vehicular usage aesthet ic 
considerat ions.”
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Birch Road 

Streetscape improvements on Birch Road 
are cr i t ical  to rev i ta l iz ing the Nor th Beach 
Neighborhood Dist r ic t .  Birch Road is the main 
vehicular and pedestr ian nor th /south spine, 
,  ser v ing the dist r ic t .  Reducing the amount 
of  pavement wi th a c lear del ineat ion for 
pedestr ian movement along wi th new plant ing 
would br ing an appropr iate scale to the 
dist r ic t .  The proposed sect ion for Birch Road’s 
60 ’  r ight  of  way al lows for a p lanted median 
ser v ing as a nor th south pedestr ian spine. 
Secondar i ly i t  wi l l  increase pedestr ian safety 
and calm t raf f ic . 

Within the 60 ’  r ight  of  way i t  is  proposed 
to have two 11’  t ravel  lanes, two 8 ’  park ing 
lanes, and a 22 ’  p lant ing median. The median 
improvements wi th an 8 ’  mul t ipurpose path 
could occur immediately and provide a 
substant ia l  improvement to the overal l  area.

Neighborhood Street Improvements

Reducing the ex tent of  ex ist ing paving 
and improving pedestr ian c irculat ion wi l l 
s igni f icant ly enhance neighborhood st reets. 
Within the 60 ’  r ight  of  way i t  is  proposed 
to have two 10 ’  t ravel  lanes, two 8 ’  park ing 
lanes, two 5’  p lant ing st r ips and a 7 ’  minimum 
sidewalk width on each side.

These adjustments to the f ront  yard setback 
zone can be implemented over t ime as the 
ex ist ing park ing in the setback is shi f ted to 
decks internal  to the block as parcels are 
redeveloped.

POTENTIAL BUILDING  FAC E POTENTIAL BUILDING  FAC E

Birch Road Neighborhood Street Improvements

POTENTIAL BUILDING  FAC E POTENTIAL BUILDING  FAC E

Sidewalks are located just  beyond the r ight 
of  way in the 20 ’  setback zone. Sidewalks 
should be a minimum of 7 ’  wi th the balance 
of  the setback as greenspace adjacent to the 
bui ldings.  These adjustments to the f ront yard 
setback zone can be implemented over t ime as 
the ex ist ing park ing in the setback is shi f ted 
to park ing garages internal  to the block as 
parcels are redeveloped. 

In the inter im as proper t ies are redeveloped 
paral le l  curb -side park ing should be 
encouraged to replace exist ing head-n,  back-
out park ing.
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Breakers Avenue

POTENTIAL BUILDING  FAC E POTENTIAL BUILDING  FAC E

Sunrise Lane

Sunr ise Lane occupies a s igni f icant posi t ion 
in the Central  Beach as a pedestr ian or iented 
st reet at  the nor thern gateway. The area 
wi thin the publ ic r ight  of  way is in disrepair 
and needs to be improved for safety as wel l  as 
creat ing an ident i t y associated wi th the overal l 
Central  Beach. With i ts unique geometr y along 
wi th mult ip le smal l  adjacent land owners, 
consistent wi th the 2002 Streetscape Plan, the 
st reetscape should be updated jo int ly by the 
Business Associat ion and the Ci ty. 

New sidewalks,  st reet paving l ight ing,  and 
plant ing should be an incent ive to upgrade 
storef ronts and at t rac t  new tenantson Sunr ise 
Lane.

Breakers Avenue

Breakers Avenue provides an oppor tuni t y to 
create a retai l /restaurant st reet that  would 
provide a focus for pedestr ian act iv i t y wi thin 
the Nor th Beach Neighborhood Dist r ic t .  
Breakers Avenue should be improved to al low 
for addi t ional  median park ing and st reet t ree 
plant ing wi thin the 60 ’  r ight  of  way.

The 20 ’  setback should be a pedestr ian zone 
where a combinat ion of  p lant ing and paving 
provides pedestr ian c irculat ion as wel l  as 
areas for outdoor gather ing and dining.
 

Beachfront Promenade

A1A f rontage is the most v is ib le face of 
the overal l  Central  Beach area. Whi le the 
beachfront s idewalk provides a cont inuous 
pedestr ian exper ience, the west s ide of 
A1A is l imi ted by pr ivate development and 
requires addi t ional  area for bet ter pedestr ian 
movement.  Setbacks must be maintained 
for an ample pedestr ian zone at  grade wi th 
the ex ist ing s idewalk.  (see Dist r ic t  Plans for 
recommendat ions) 

Pedestr ian and bicyc le improvements along 
the beachfront should be integrated into 
the Central  Beach R AC.  The goal  of  these 
improvements is to create a cont inuous 
uninter rupted path for  recreat ional  purposes. 
Central  Beach is a major recreat ional 
dest inat ion wi thin the For t  Lauderdale 
community and a cr i t ical  l ink of  the Broward 
County Greenway Plan. The pedestr ian and 

bicyc le improvements descr ibed below have 
the potent ia l  to create an iconic e lement to 
the beach environment s imi lar  to pathways in 
Venice,  CA , Santa Monica,  CA , and Mission 
Bay, CA (see page 52).

A1A Exis t ing
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Beachfront Promenade Opt ion 1

Opt ion 1 would remove the ex ist ing bicyc le 
lane f rom the west s ide and add i t  to the 
east s ide bicyc le lane to create a 10 ’  bar r ier 
separated exc lusive bicyc le lane adjacent 
to the s idewalk.   This opt ion would create a 
cont inuous beachfront bicyc le path.   I t  would 
also al low for the conversion of  the bicyc le 
lane on Seabreeze to s idewalk space or 
landscaping. South of  A lhambra this opt ion 
may require reducing t ravel  lanes or s idewalk 
widths to construct  a 10 ’  b icyc le lane.   Opt ion 
1 wi l l  require the reconf igurat ion of  A1A , 
reset t ing of  curbs,and drainage, and median 
adjustments,  a l l  of  which must be approved 
by the Flor ida Depar tment of  Transpor tat ion 
(FDOT).

Beachfront Promenade Opt ion 2

Opt ion 2 would el iminate one t ravel  lane and 
both bicyc le lanes between the South Beach 
Park ing Lot and Sunr ise Boulevard to create 
a mult ipurpose path.   This would add 16 to 21 
feet to the ex ist ing s idewalk to create a wide 
beachfront promenade.  This al ternat ive al lows 
for a mountable curb inc luded on the western 
s ide of  A1A to al low for commerc ial  del iver ies, 
f i re t rucks and ser v ic ing. The roadway would 
have to be reconf igured to two through lanes 
and a middle turning lane. Design speed 
reduct ion would be required enhancing p. 
edestr ian exper ience. This opt ion would 
require a t raf f ic  capaci t y analysis,  which must 
be approved by FDOT and Broward County. 
Addi t ional ly,  a cost /benef i t  analysis wi l l  need 
to be completed to evaluate feasibi l i t y.

 BUILDING  FAC E

A1A Opt ion 1

Framewo rk Pl an :  St r e e t s c ap e s

A1A Opt ion 2

 BUILDING  FAC E
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Beachfront Promenade Opt ion 3

Opt ion 3  is  to construct  path on the east s ide 
of  the wavewal l  in the 10 ’  ser v ice zone for 
the cont inuous length of  the Central  Beach 
R AC. The benef i ts of  the pathway ex tend 
throughout the Central  Beach as r ights of 
way along A1A and Seabreeze, cur rent ly 
ut i l ized for bike lanes, can potent ia l ly  be 
rec laimed for pedestr ian s idewalk width and 
plant ing,  where i t  is  cur rent ly undersized. The 
incorporat ion of  the proposed mult idi rec t ional 
b ike path (minimum 10’  width) would al low for 
the s idewalks on A1A in the constrained areas 
of  the Central  Beach (nor th of  Seabreeze).  
This would also al low for the ex ist ing beach 
sidewalk on the eastern edge of  A1A to be 
expanded.  This mult i  -purpose path for 
b ik ing,  ro l lerblading, and jogging could be a 
major at t rac t ion for  the beach that is  a car 
f ree recreat ional  path along the ent i re length 
of  the Central  Beach.  Last ly i t  would reduce 
the width of  the roadway enhancing the abi l i t y 

of  pedestr ian movements across A1A which 
cur rent ly ac ts as a bar r ier.

Fur ther design studies wi l l  be required to 

determine al ignment,  reset t ing of  curbs 

and drainage, permi t t ing requirements and 

beach capaci ty.   This opt ion would require 

the approval  of  the Flor ida Depar tment of 

Environmental  Protect ion and FDOT.  

Beachfront Promenade Opt ion 4

The four th opt ion is to maintain the ex ist ing 
beach promenade and lane conf igurat ion.  
Whi le the cur rent conf igurat ion provides 
pedestr ians wi th a cont inuous beach f ront 
exper ience, i t  does not provide bicyc l ists wi th 
a safe beach f ront route along A1A .  Cyc l ing 
f rom Sunr ise Boulevard to 17th Street along 
the beach requires that b icyc l ists r ide in 
vehicular t ravel  lanes or on the s idewalk wi th 
pedestr ians.   Another opt ion for  b icyc l ists is 
to fo l low the A1A bike lane south f rom Sunr ise 
Boulevard to A lhambra Street and connect 
wi th the bike lane on Seabreeze Boulevard.  
At  this t ime the ex ist ing conf igurat ion may 
suf f ice for  pedestr ian and bicyc le t raf f ic  but 
several  hotels are expected to open wi thin 
the nex t few years and once the publ ic 
improvements descr ibed in the Framework 
sect ion are constructed, pedestr ian and 
bicyc le t raf f ic  wi l l  increase and may require 
improvements to the beach f ront promenade. 

Framewo rk Pl an :  St r e e t s c ap e s

POTENTIAL BUILDING  FAC E

A1A Opt ion 3

Venice B ike Path,  CA

Santa Monica B ike Path,  CA

Santa Monica B ike Path,  CA
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Tree Select ion by Street t ype 

Plant ing

Street t rees are an essent ia l  e lement in any 

successful  st reetscape in southern Flor ida 

and a number of  fac tors should be taken 

into considerat ion when choosing the most 

appropr iate species.

Shade -  Probably the most impor tant 

considerat ion in Flor ida.  Trees shade 

not only pedestr ians and cars but also 

pavements,  reducing temperatures and 

thereby helping to mit igate the urban heat 

is land ef fect .  Canopy t rees such as Live 

Oaks provide the highest level  of  shade 

for pedestr ians.

Attract iveness  -  Trees can contr ibute 

great ly to the character of  the st reet . 

The form and shape of  the t ree should be 

considered and Flower ing t rees should 

be planted in cer tain locat ions to provide 

addi t ional  color and interest .

Scale -  Trees should be appropr iate ly 

scaled to the st reet .  Wide st reets wi th 

p lant ing mediums can accommodate large 

palms and large canopy t rees.  Medium 

and smal l  canopy t rees should be planted 

on more int imate st reets.

Native Species -  Nat ive species should 

be planted as much as possib le.  Such 

t rees are bet ter adapted to the c l imate 

in southern Flor ida and are usual ly more 

drought to lerant .  They also of ten require 

less care or maintenance and provide 

habi tat  for  nat ive wi ldl i fe.

Wind Tolerance -  Tree species that  can 

bet ter wi thstand the high winds f rom 

t ropical  storms and hur r icanes should 

be considered wherever possib le.  These 

such t rees are also of ten nat ive.

Diversi ty -  A diversi f ied t ree pal let 

should be used throughout the c i t y 

to avoid monocul ture and reduce the 

potent ia l  ef fec ts of  disease. Indiv idual 

st reets however should usual ly be planted 

wi th rows of  t rees of  a s ingle species.

Trees should be planted in p lant ing st r ips, 

medians or cut  outs in s idewalks.  Trees should 

be l imbed up to 6/7 feet  to avoid s i te l ines and 

create a comfor table canopy for pedestr ians.

•

•

•

•

•

•

Botanical Name Common Name People 

Streets

Neighborhood 

Streets

Intracoastal 

Promenade

A1A Birch Road Breakers 

Avenue

Almond 

Avenue

Sunrise Lane

Large Trees

Bursera simaruba Gumbo-Limbo ● ● ●

Lagerstroemia speciosa Queen’s Crape Myrtle ● ● ● ● ● ●

Lysiloma latisiliquum Wild Tamarind ● ●

Piscidia piscipula Jamaican Dogwood ● ● ● ● ● ● ●

Quercus virginiana Southern Live Oak ● ● ● ● ● ●

Small/Medium Trees

Chrysophyllum oliviforme Satinleaf ●

Coccoloba diversifolia Pigeon Plum ● ● ● ● ●

Conocarpus erectus Green Buttonwood ● ● ● ● ● ● ● ●

Conocarpus erectus var.sericeus Silver Buttonwood ● ● ● ● ● ● ●

Cordia sebestena Geiger Tree ● ● ● ●

Palm Trees

Coccothrinax argentata Silver Palm ● ●

Cocos nucifera Coconut Palm ● ●

Dictyosperma album Hurricane Palm, Princess Palm ●

Phoenix Dactylifera Medjool Palm ●

Roystonea spp. Royal Palm ● ● ●

Sabal palmetto Cabbage Palm ● ● ●

Wodyetia bifurcata Foxtail Palm ● ●
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Tree L is t

Botanical Name Common Name Native Mature Size Exposure Seasonal Interest Drought Tolerance Other

Large Trees

Bursera simaruba Gumbo-Limbo yes 30-50’h 25-40’w full sun/partial shade green fl owers in spring, not showy high light foliage

Lagerstroemia speciosa Queen’s Crape Myrtle no 40-60’h 30-40’w full sun lavender/pink fl owers in summer high symmetrical canopy, semi-evergreen, attractive bark

Lysiloma latisiliquum Wild Tamarind yes 40-60’h 30-40’w full sun white folowers in spring and summer high upright-vase shape,soft foliage

Piscidia piscipula Jamaican Dogwood yes 25-50fh 25-40’w full sun white/pink/lavender fl owers in spring high compound leaf

Quercus virginiana Southern Live Oak yes 60-80’h 60-120’w full sun/partial shade brown fl owers in spring, not showy high

Small/Medium Trees

Chrysophyllum oliviforme Satinleaf yes 35-45’h 18-25’w full sun/partial shade white fl owers year round, not showy high oval, symmetrical canopy. sticky messy fruit

Coccoloba diversifolia Pigeon Plum yes 15-25’h 20-30’w full sun/partial shade white fl owers in summer high evergreen, fruit can be messy

Conocarpus erectus Green Buttonwood yes 30-40’h 20-30’w full sun purple/white fl owers year round, not showy high evergreen, green leaves, vase-like shape

Conocarpus erectus var.sericeus Silver Buttonwood yes 15-20’h 15-20’w full sun purple/white fl owers year round, not showy high evergreen, blue-green/silver leaves 

Cordia sebestena Geiger Tree yes 25-30’h 20-25’w full sun/partial shade dark orange fl owers, year-round blooming high dense rounded, evergreen

Palm Trees

Coccothrinax argentata Silverpalm yes 6-15’h 6-7’w full sun/partial shade/ shade white fl owers in summer, not showy high blue,blue-green,silver foliage

Cocos nucifera Coconut Palm no 50-60’h 15-25’w full sun white fl owers in spring, not showy high falling fruit can damage vehicles or hit pedestrians

Dictyosperma album Hurricane Palm, Princess Palm no 30’h 15-20’w full sun yellow to red fl owers low graceful appearance. withstand  hurricane. Likes a lot of water 

Livistona chinensis Chinese Fan Palm no 30-50’h 10-12’w full sun/partial shade white fl owers in spring/summer, not showy moderate star-shaped leaf. young specimens should be partially shaded

Roystonea spp. Royal Palm yes 50-80’h 15-25’w full sun/partial shade yellow fl owers in spring moderate

Sabal palmetto Cabbage Palm yes 40-50’h 10-15’w full sun/partial shade white fl owers in summer high

Wodyetia bifurcata Foxtail Palm no 30’h 15-20’w full sun white fl owers high
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Framework Plan -  Ci rcu lat ion /  Water Taxi

0 800 1600 Feet N

Circulat ion /  Conne c t ivit y

Circulat ion throughout the Central  Beach 
incorporates mult ip le modes beyond pr ivate 
vehic les:  pedestr ian,  cyc l ing,  publ ic t ransi t 
and water tax i.  These forms of  movement 
of fer a l ternat ives to pr ivate vehic les and could 
contr ibute to reducing t raf f ic congest ion. 
However,  to be ef fect ive as al ternat ive forms 
of  movement wi thin the Central  Beach they 
need to be uni f ied and coordinated to reduce 
the dependence on automobi les.  The abi l i t y 
to create inter faces between these modes 
of  c i rculat ion contr ibutes to the overal l 
ef fec t iveness of  a l ternat ive modes of  access 
and mobi l i t y.

To fac i l i tate movement throughout the Central 
Beach and increase connect iv i t y between 
dist r ic ts these modi f icat ions are recommended 
to the ex ist ing modes of  c i rculat ion to 
increase ef fect iveness and f lex ibi l i t y.  These 
modi f icat ions inc lude:

Water Taxi  Expansion

Sun Trol ley Expansion

Intracoastal  Promenade

Mult ipurpose Path /  A1A Improvements

Considerat ion of  Potent ia l  L ight Rai l

Greenway/Bicyc le Lanes

•

•

•

•

•

•

Wate r  Ta xi  E xpansion

The water tax i  system should be modi f ied and 
expanded to encourage waterborne t ranspor t 
as an al ternat ive to st reets.  The water tax i 
provides movement along the Int racoastal 
Water way between the beach and i ts dist r ic ts 
and to downtown dest inat ions. 

The goal  is  to establ ish stops in locat ions 
c losest to the Central  Beach dest inat ions. 
The proposed revised locat ions are Las Olas 
Boulevard,  and at  the terminus of  Sebast ian 
and Riomar Streets. 

The Las Olas Boulevard stop is central ly 
located providing immediate access to the 
hub of  ac t iv i t y.  Located on publ ic land the 
Las Olas stop is one component of  the overal l 
gateway plan shown on page 60.

The second stop provides access to the mid 
beach dist r ic t  wi th a direct  connect ion to 
the beach along a designated People Street , 
Sebast ian Street .  This stop is re located f rom 
Sevi l le Street to al ign wi th Sebast ian Street 
and the pedestr ian connect ions to the beach. 
Intersect ions should be redesigned to enhance 
pedestr ian crossing of  A1A and Seabreeze. 
The improved crossings and publ ic park land 
along Sebast ian make this stop a gateway to 
the mid beach.

The third stop is intended to ser ve the Nor th 
Beach Resident ia l  Dist r ic t .  I t  is  located at  the 
terminus of  Riomar Street ,  providing access 
to the nor th beach area and al lowing the 
Nor th Beach residents to connect to of f  is land 
dest inat ions such as the Gal ler ia Mal l  and 
Downtown. This stop could be achieved by 
the purchase of  pr ivate land or the creat ion of 
incent ives to adjacent land owners to al low an 
access easement across pr ivate land.

Fram ewo rk Pl an :  Ci r c u l at i o n / Co nne c t i v i t y
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The expansion of  the Las Olas/  Beaches l ine 
increases connect iv i t y by ex tending nor th to 
connect to the Sunr ise Lane Dist r ic t .  Cur rent ly 
the Sunr ise Lane Dist r ic t  is  not connected to 
the overal l  Central  Beach by t ransi t . 

The expansion of  the Gal t  Ocean /  Gal ler ia 
Line increases connect iv i t y of  the Nor th Beach 
Resident ia l  Dist r ic t  to the nor th and of f  bar r ier 
is land dest inat ions,  improving access to local 
and regional  shopping in the Gal ler ia Area.

The int roduct ion of  a dedicated Central  Beach 
t ro l ley loop is recommended to ser ve only the 
core area of  the Central  Beach on weekends 
and dur ing special  events.  Cur rent ly the 
intent  of  the t ro l ley l ines is to connect the 
Central  Beach wi th other dest inat ions such 
as the Convent ion Center and Downtown. A 
dedicated loop connect ing the Central  Beach, 
South Beach, and Mid Beach would increase 
mobi l i t y  and connect iv i t y of  park ing reser voirs 

wi thin beach and Int racoastal  Water way 
dest inat ions. 

Intracoastal  Promenade

The Int racoastal  Water way is a s igni f icant 
resource to the community and publ ic 
access should be enhanced to recognize 
i ts s igni f icance as par t  of  the Ci ty ’s mar ine 
act iv i t y.  There should be unrestr ic ted publ ic 
access along the edge of  Ci t y contro l led 
proper t ies.  The promenade can become an 
al ternat ive pedestr ian zone to the beach wi th 
appropr iate access and adjacent uses that 
contr ibute to the act iv i t y of  the promonade. 
Contro l  points for  the mar ina should be 
located on the water s ide of  bulkheads. 
Pedestr ian movements should be unimpeded 
and cont inuous. Pr ivate lands adjacent to the 
Int racoastal  should be encouraged to integrate 
a waterside promenade wi thin the SBMHA and 
PRD dist r ic ts.

Exis t ing Sun Tro l ley L ines

0 800 1600 Feet N

E xist ing Sun Trol ley 

There are cur rent ly three Sun Trol ley l ines 
providing publ ic t ranspor t  to and f rom 
dest inations beyond Central Beach. They provide 
transpor t within the Central Beach as well as 
connecting to the Downtown the Convention 
Center and the Galleria Mall. The three lines are:

Las Olas /  Beaches Line 

Convent ion Center Line

Galt  Ocean Mi le /  Gal ler ia Line
  
The Las Olas Beaches line and the Convention 
Center overlap to allow f lexibility in connecting 
to multiple destinations. However, they do not 
connect to Sunrise Lane to allow for connections 
to the Galleria Mall and related shopping along 
Sunrise Boulevard for residents and visitors. 

Addi t ional ly the ex ist ing l ines do not connect 
to major park ing reser voirs along the 
Int racoastal  Water way that would fac i l i tate 
access to the beach and improve connect iv i t y 
to and f rom dest inat ions. 

•

•

•

Beyond the revised routes,  the Sun Trol ley 
system could be improved as par t  of  the 
overal l  way f inding system to improve the 
s ignage and publ ic awareness of  the system 
fac i l i tat ing publ ic movement throughout the 
Central  Beach.  

Sun Trol ley  E xpansion 

The goal  of  the expansion of  the Sun Trol ley 
system is to provide increased mobi l i t y  and 
connect iv i t y throughout the Central  Beach 
and downtown dest inat ions.  The three exist ing 
l ines connect to the Convent ion Center, 
Downtown, and the Gal ler ia.  The expansion of 
the system has three recommendat ions: 

Expansion of  Las Olas /  Beaches Line 

Expansion of  the Gal t  Ocean Mi le / 
Gal ler ia Line,

Int roduct ion of  a dedicated Central  Beach 
Line

•

•

•
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Proposed Sun Tro l ley L ines & Connect ions

0 800 1600 Feet N

Circu lat ion /  Connect iv i t y

0 800 1600 Feet N
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Exis t ing s treetscape and graphics at  Centra l  Beach

Central Beach 

Way finding System

Cr i t ical  to understanding c irculat ion and 
t ransi t  opt ions wi thin the Central  Beach is the 
development of  a uni f ied way f inding system. 
The system wi l l  c lear ly ident i f y gateways, 
give ident i t y to dist r ic ts,  ident i f y locat ion 
of  dest inat ions,  ident i f y park ing and t ransi t 
opt ions,  and fac i l i tate movement for  both 
vehicular and pedestr ian t raf f ic .

A key ingredient to creat ing a sense of  ident i t y 
is  a comprehensive s ignage and way f inding 
system. Some work has been done at  Central 
Beach in this regard  -  the wave wal l ,  paving 
systems, l ight ing and landscape improvements 
that  have been implemented in recent years 
have begun to create a palet te that  is unique 
to Central  Beach and gives i t  a dist inc t ive 
ident i t y. 

Beyond conveying informat ion,  successful 
s ignage and way f inding systems can 
contr ibute s igni f icant ly to the character of 
a p lace.  The scale of  a s ign can indicate 
whether you are in a pr imar i ly automobi le -
or iented zone or a pedestr ian zone. Interact ive 
k iosks can not only provide direct ional 
informat ion,  but also highl ight  areas of  histor ic 
or cul tural  impor tance. The archi tec tural 
qual i t y of  these di f ferent s ignage systems can 
complement and enhance the character of  the 
rest  of  the bui l t  environment -  s i te l ight ing, 
furni ture,  and paving systems.

Recommendat ion
The way f inding system needs to be expanded 
to fur ther enhance way f inding, to create a 
seamless exper ience that gets people to 
Central  Beach f rom the airpor t  and downtown, 
directs them to park ing, and provides k iosks 
and informat ional  s ignage to guide them to 
dest inat ions.  The intent is to mark ar r ival  at 
Central  Beach, ident i f y where you are wi thin 
a dist r ic t  and in re lat ion to other dist r ic ts, 
and ident i f y how to f ind your way between 
dest inat ions by walk ing, bik ing,  r id ing t ransi t , 
or  dr iv ing.

The c i ty recent ly s tar ted a way f inding project 

to improve s ignage c i tywide.

Framewo rk Pl an :  Way f i nd i ng



59 Cit y  of  For t  L auderdale  |  CENTR AL BE ACH MASTER PL AN D R AF T

Way f inding & Distr ic t  Identit y 
Precedents

These images f rom Baton Rouge i l lus trate a 

comprehens ive system of d i rec t ional ,  park ing, 

pedestr ian and his tor ic s ignage. The des ign 

was developed by Sasaki  to re late to the co lors , 

mater ia ls ,  and forms in the exis t ing downtown

Framewo rk Pl an :  Way f i nd i ng
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0 800 1600 Feet N

Publ ic Spaces Framework Plan

0 800 1600 Feet N

Public  G at he ring Spaces 

Great c i t ies have a var iety of  publ ic spaces 
for events and act iv i t ies to occur.  The Ci ty 
recognizes the value of  these areas as the 
Central  Beach is used for staging community, 
regional,  and nat ional  events along the beach 
and the ICW. The Framework Plan bui lds 
upon the ex ist ing resources and int roduces 
new publ ic spaces to create places of  interest 
throughout the indiv idual  dist r ic ts. 

The goal  of  these spaces is to provide 
set t ings for diverse act iv i t ies,  inc luding 
markets,  per formances, and other events as 
wel l  as dai ly use as a place of  congregat ion 
and relaxat ion.  These gather ing places in the 
publ ic realm should be programmed to meet  
the desires and needs of  the community for 
tour ists as wel l  as residents.

The Ci ty contro ls st rategical ly located parcels 
wi thin the Central  Beach that could be 

preser ved and ut i l ized for publ ic space. These 
inc lude:

Bahia Mar

Internat ional  Swimming Hal l  of  Fame

DC Alexander Park

Oceanside park ing lot

Las Olas/  Channel  parcel

Las Olas/ ICW park ing south

Las Olas/ ICW park ing nor th

A lhambra park ing lot

These parcels are cr i t ical  to the overal l 
Central  Beach exper ience: as a set t ing 
for a diversi t y of  ac t iv i t ies for  tour ists and 
residents,  and for access to the Int racoastal 
Water way. Col lec t ively these parcels of fer  the 
oppor tuni t ies to create a network of  publ ic 
spaces connected by an improved pedestr ian 
st reetscape as a focus for the Central  Beach.

•

•

•

•

•

•

•

•

Recommendat ion

The Ci ty should consider the st rategic 
acquis i t ion of  underut i l ized parcels wi thin the 
NBR A to provide a central ly located publ ic 
gather ing space wi thin the Nor th Beach 
resident ia l  neighborhood, wi thin the v ic ini t y of 
Ter ramar and Birch Road.  

Framewo rk Pl an :  Pu b l ic  G at he ri ng Sp ace s
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Las  Olas  Gateway :  Precedents

In L isbon, Por tugal ,  the Ci ty ’s main s treet and a 

ser ies of  s igni f icant publ ic spaces are pos i t ioned 

on a l ine leading to the r iver.   This sequence of 

spaces ef fec t ive ly connects the c i t y to the water 

and expresses the symbol ic impor tance of  the 

c i t y ’s re lat ionship to the r iver.

In Barcelona, the Ci ty ’s famous Ramblas connects 

pedestr ians to the water at  a major c iv ic space. 

This connect ion to the water is marked wi th a 

landmark co lumn, s igni f icant archi tec ture and 

access to waterborne t ranspor tat ion.

The Fer r y Terminal  tower in San Franc isco marks 

the water edge and is v is ib le f rom a great d is tance 

when v iewed down Market S treet . 

Jackson Square in New Or leans, the c i t y ’s centra l 

publ ic space is or iented toward the r iver.   I t  is 

the s i te of  landmark archi tec ture and an iconic 

sculpture of  Andrew Jackson.

Framewo rk Pl an :  Pu b l ic  G at he ri ng Sp ace s

Gateways

Great c i t ies have always announced their 
re lat ionship to the resources that def ine them 
through the del ineat ion of  “gateways’  and 
nodes of  ac t iv i t y. 

The gateway, def ined by archi tec ture and 
open space, can become an iconic symbol of 
the Ci ty such as the Ramblas in Barcelona, 
Jackson Square in New Or leans, and the Fer r y 
Terminal  in San Francisco.  
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Las  Olas  Gateway

Histor ical ly,  Las Olas Boulevard has been 
the funct ional  gateway to the Central  Beach 
act iv i t ies.  Central ly located at  the intersect ion 
of  east /west and nor th /south c irculat ion,  the 
intersect ion of  Las Olas Boulevard and A1A 
is also the symbol ic center of  the beach. The 
Ci ty,  contro l l ing the major i t y of  the Las Olas 
f rontage, has a rare oppor tuni t y to ampl i f y 
the s igni f icance of  Las Olas as a gateway 
and landmark,  wi th a ser ies of  integrated 
publ ic spaces that connect the beach to the 
Int racoastal  Water way. Concur rent ly,  i t  would 
help st imulate future pr ivate investment of  the 
remaining vacant and or underut i l ized land. 
The elements of  the Las Olas Gateway are:

Oceanside Plaza 

Walk between the Waters

Channel Square

Sunset Point 

Int racoastal  Park and Promenade 

Connected by a pedestr ian spine f rom the 
Beachfront Promenade to the proposed 
Int racoastal  Promenade the Gateway creates 
oppor tuni t ies for  var ied act iv i t ies that  take 
advantage of  the unique locat ion and prox imity 
to the beach, the Int racoastal  Water way and 
the re lated at t rac t ions.    

As sur face park ing,  these parcels are 
underut i l ized and do not contr ibute to the 
beach exper ience beyond providing park ing. 
Col lec t ively these parcels,  i f  proper t ies are 
consol idated, provide f lex ibi l i t y  to create an 
overal l  gateway concept by redist r ibut ing 
park ing in a more ef f ic ient  manner.  As noted 
in previous studies in an ef for t  to minimize 
beach t raf f ic ,  park ing reser voirs should be 
establ ished at  the por tals to the is land. The 
creat ion of  the gateway is predicated upon the 
use of  st ructured park ing at  the por tal  which 
al lows for more intensive act iv i t y at  the core 
of  the beach.

•

•

•

•

•

Las Olas Gateway Publ ic Improvements

I nt racoast al  Park 

and Prome nadeSunse t  Point

Channe l  Square

O ceanside Plaz a
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Oceanside Plaz a  / 
Las  Olas  Beach Plaz a
Located at  the geographic center of  the 
beach, Oceanside Plaza is the focus for of f -
beach act iv i t ies.  I t  becomes the locat ion for 
meet ing f r iends and the set t ing for  outdoor 
per formances, events,  and seasonal  open air 
markets.  I t  wi l l  spur redevelopment on the 
beach to the nor th and south.

The Oceanside Plaza should be programmed 
to appeal  to residents as wel l  as v is i tors.  The 
plaza al lows for markets in the mornings, 
shaded si t t ing space in the day, and a venue 
for per formances in the evenings. I t  becomes 
the dest inat ion for  act iv i t ies f rom morning to 
evening, f rom recreat ion to enter tainment,  as 
wel l  as the gateway.

While maintaining the basic intent and structure 
of the space, two alternative opt ions were 
developed for the plaza. Opt ion A relocates 
ex ist ing sur face park ing in a new garage on 
the southside of  the Oceanside lot .  Opt ion 
B relocates the ex ist ing sur face park ing to a 
new garage at  the Birch Lot .

Drawing upon the sight l ines of  ar r ival  f rom 
Las Olas Boulevard,  the Oceanside Plaza and 
Las Olas Beach Plaza ampl i f y the connect ion 
to the beach through a bold organiz ing 
geometr y emphasiz ing the v iew to the beach 
and beyond as one approaches. The exist ing 
palm t rees should remain along Las Olas 
except for  several  which impede the v iew and 
should then be relocated to a large grove in 
the plaza. An iconic sculpture and/or fountain 
at  the corner of  Las Olas Boulevard and A1A , 
ident i f ies the Plaza as the c iv ic space on 
the beach. The design of  this v is ib le feature 
should be a col laborat ive ef for t  between an 
ar t ist  and landscape archi tec t  to make a new 
landmark where the Ci ty meets the beach. 
I f  water is inc luded in the design, har vested 
rainwater f rom the si te,  not  potable water 
should be used. 

Central ly located at  the plaza, a per formance 
stage becomes the focus for evening act iv i t ies 
and programmed events. I t  should be 
posit ioned to be visible f rom Almond Street 
to the nor th. The plaza should be designed to 
be level with the elevation of A1A to maximize 

Oceanside Plaza - Opt ion A

View of  Oceans ide Plaza - Opt ion A

View of  Oceans ide Plaza - Opt ion A look ing nor th

levels should be screened. The v iewing area 
and upper level  would be shaded wi th the 
int roduct ion of  a t re l l is  and v ines.  

This opt ion would replace the exist ing 
capaci t y (243) wi th an addi t ional  157 
beachfront spaces (400 total).  This opt ion 
provides community uses at  the beach that 
the publ ic has been request ing s ince the mid 
1980s. 

v iews to the water and improve pedestr ian 
c irculat ion.  This higher e levat ion should step 
down wi th p lanted ter races to Seabreeze on 
the west s ide of  the plaza.

The f i rst  opt ion evaluated a four stor y park ing 
st ructure along the southern boundar y of  the 
Oceanside sur face park ing lot .  Incorporated in 
the st ructure are plaza level  community uses 
to act ivate the space. The elevator ex tends 
in a ver t ical  tower for  v iewing the beach, 
t ypical ly only af forded to pr ivate development. 
The v iewing tower should be an archi tec tural ly 
s igni f icant landmark at t ract ion.  Park ing 
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A second al ternat ive concept for  the Plaza 
was developed that ut i l izes the ent i re 
Oceanside parcel  as a p laza for the gateway.  

Development of  the plaza could st imulate 
development of  the parcel  a long the southern 
edge between A1A and Seabreeze. This parcel 
should have act ive uses along the plaza 
edge by providing beach related commerc ial /
restaurant uses. 

A shaded t re l l is  ex tends along the southern 
s ide connect ing the beach to the Int racoastal 
Water way and ser v ing as a potent ia l  set t ing 
for morning markets.

This opt ion re l ies upon a new park ing 
st ructure to be bui l t  on the Las Olas/Birch 
parcel  to replace the ex ist ing capaci t y (243) at 

the Oceanside lot . 

L as O las  Beac h Plaz a

Connect ing the Oceanside Plaza to the beach, 
the Las Olas Beach Plaza would be redesigned, 
ref lec t ing the geometr y of  Oceanside Plaza, 
to create a gather ing space on the beach 
that would be of  suf f ic ient  s ize to ser ve as a 
stage for venues ut i l iz ing the broad expanse 
of  the beach for crowds. The plaza would be 
expanded, p lant ings reconf igured to al low for 
an expanded vista and iconic ver t ical  e lements 
int roduced to symbol ize the Gateway.  

Oceanside Plaza - Opt ion B

View of  Oceans ide Plaza - Opt ion B look ing nor th

View of  Oceans ide Plaza - Opt ion B

Las Olas 
Beach 
Plaza
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Walk Bet ween the Waters
Faci l i tat ing pedestr ian movement f rom 
the Oceanside Plaza to Channel  Square 
to Sunset Point  is  the “ Walk Between the 
Waters” connect ing the Central  Beach to the 

Int racoastal  Water way.

Channel  Square
Channel Square provides for publ ic access to 
the channel  and the related boat char ters and 
becomes the hub for intermodal c i rculat ion. 
With the introduction of expanded water taxi 
service and a new stop at this location, Channel 
Square ser ves as a por tal  to beach act iv i t ies 
and as a point  of  inter face wi th the Central 
Beach Sun Trol ley Loop, thus providing access 
to the center of  the beach. Channel  Square 
becomes the publ ic t ranspor tat ion hub of  the 
beach suppor ted wi th v is i tor  informat ion and 
a café for people enjoy ing the water borne 
act iv i t ies of  the channel  before depar t ing for 
their  nex t  dest inat ion.  The Channel Square 
bui lding could also incorporate space for 
of f ice space to be ut i l ized by the CR A and 
be symbol ic of  the Ci ty ’s commitment to the 

Central  Beach. 

Sunset   Point
Extending f rom Channel Square to the 
Int racoastal  Water way, The Point  is  a l inear 
park providing publ ic access to the water way 
and the Int racoastal  Promenade. V iews west 
f rom The Point  af fords great oppor tuni t ies 
for enjoy ing af ternoon and evening act iv i t ies 
along the water way and v iewing the sky l ine in 
the sunset .  I t  becomes the evening gather ing 
place and counterpoint  to dai ly beach act iv i t y. 
A restaurant wi th outdoor dining and beverage 
ser v ice should be a dest inat ion at  The Point . 

Intracoastal  Park  and Promenade
The Intracoastal Park and Promenade transforms 
underutilized sur face parking lots into a major 
public amenity along the Intracoastal Waterway. 
The waterway side of the island provides sites for 
activit ies not occurr ing on the beach. It provides 
oppor tuni t ies for  a day s l ip mar ina, set t ings 
for restaurants,  p lay areas for chi ldren and 
fami l ies,  areas for outdoor per formances and 

a waterside promenade in a park set t ing for 
st ro l l ing.

Within the Intracoastal Park are 843 parking 
spaces, including a new 618 space parking 
garage and 225 sur face spaces, result ing in 
406 more spaces than the existing sur face lots. 
The park ing st ructure is located to st rengthen 
pedestr ian connect ions f rom the beach to the 
ICW and create cont inui t y wi th ex ist ing and 
proposed uses. 

The reservoir of public parking (618 spaces on 
3 and 4 levels)  is  incorporated along the Las 
Olas edge. This captures ar r iv ing t raf f ic from 

Las Olas Boulevard before circulating to A1A . 
Pedestrians are within a 3-5 minute walk to the 
beach along Las Olas Boulevard and connect 
to the center of  the future enter tain -ment area 
centered on A lmond Street .  

The park should be laid out as a natural 
ex tension of  pedestr ian movement along east 
west st reets f rom the beach. The Park should 
have several  zones of  ac t iv i t y f rom south to 
nor th designed for the var ious users. 

A chi ldrens play/ learning area could be 
located at  the nor th end of  the park wi th v iews 
to the ICW and day s l ip mar ina.  The play area 

could be a contemporar y design of  landforms 
and interact ive sculptural  p ieces to be both 
for p lay and learning as wel l  as beaut i fu l 
s i te speci f ic  sculptural  p ieces wi th a naut ical 
theme. The Park could also accommodate a 
future c iv ic /cul tural  use as another dest inat ion 
at  the beach. 

To act ivate the st reet edge and of fset 
development costs,  the Int racoastal  Park 
incorporates approximately 21,000 sf  of 
commerc ial  space at  st reet level  in the park ing 
st ructure and an oppor tuni t y for  food ser v ice 
and mar ina re lated retai l  of  10,000 sf. 

Sunset Point ,  Channel Square & Intracoasta l  Park

I nt racoast al  Park 

and Prome nade

Sunse t  Point

Channe l 

Square

Walk Be t we e n 

t he Wate r s
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Almond Avenue
Almond Avenue presents an impor tant  
oppor tuni t y to st imulate pr ivate investment 
on st rategical ly located parcels that  could 
contr ibute to real iz ing the pedestr ian or iented 
urban beach v i l lage long envis ioned for the 
Central  Beach. Located nor th of  Las Olas 
Boulevard opposi te Oceanside Plaza, A lmond 
Avenue is at  the core of  the enter tainment 
dist r ic t  where a diversi t y of  uses could 
act ivate pedestr ian or iented st reets. 

A lmond Avenue begins to the nor th at 
Poinset t ia Street and connects south two 
blocks to Oceanside Plaza. A lmond Avenue is 
a st reet of  retai l  and restaurants that  are the 
logical  ex tension of  ac t iv i t y f rom Oceanside 
Plaza. 

A lmond Avenue should be designed as a 
pedestr ian or iented prec inct  wi th l imi ted 
vehicular t raf f ic .  Dur ing peak t imes, on 
weekends and in evenings especial ly dur ing 
peak season, A lmond Avenue should be 
c losed to vehicular t raf f ic .  As the publ ic 
improvements are a catalyst  for  pr ivate 
investment in new development and should 
be required to have st reet level  retai l  and 
restaurant uses f ront ing onto A lmond Avenue.

A lmond Avenue should be planned as an 
pedestr ian ex tent ion of  the Oceanside Plaza 
wi th special  paving, ex ter ior  seat ing and 
bol lards to del ineate t raf f ic movements wi thin 
the 60 ’  ROW. Any park ing should be l imi ted to 
shor t  term durat ion and have the st reet should 
have the potent ia l  for  c losure for special 
events.
 

Almond Street
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D.C .  Alexander  Park 
Strategical ly located between act iv i t ies on the 
beach and act iv i t ies on the Water way, D.C. 
A lexander Park should become a focal  point 
for  fami l ies par t ic ipat ing in act iv i t ies in the 
South Beach /  Mar ina dist r ic t .  D.C. A lexander 
Park becomes a shady respi te f rom the sun. 
Framed by al lees of  shade t rees, the Park 
l inks the Beach Promenade to the Int racoastal 
Promenade and becomes the forecour t  to 
the proposed Aquat ics Center.  Symbol ic of 
the water re lated act iv i t ies of  the dist r ic t , 
the plaza should incorporate a contemporar y 
interact ive fountain especial ly for  chi ldren. 
The fountain and plaza should be sur rounded 
by areas of  seat ing,  potent ia l  food and 
beverage ser v ice,  and addi t ional  rest rooms to 
supplement publ ic fac i l i t ies wi thin the dist r ic t .

The City may also want to consider constructing 
a car drop of f along 5th Street to service DC 
Alexander Park, the Swimming Hall of Fame and 
the beach. 

On the west s ide of  the park a green space 
can be designed as a play area for chi ldren. 
Play st ructures should be interest ing 
sculptural  p ieces re lated to the aquat ics 
center and beach act iv i t ies.

D.C. A lexander Park improvements 
represent an ex tent ion of  the ongoing CR A 
improvements at  the South Beach Park ing Lot 
and area. The South Beach improvements, 
a new wave wal l ,  new l ight ing,  ADA 
improvements,  and wider s idewalks,  symbol ize 
a renewed ef for t  by the CR A to upgrade beach 
fac i l i t ies for  the community.  As an ini t ia l 
phase of  beach improvements they are v is ib le 
representat ions of  the Ci ty ‘s desire to upgrade 
South Beach and ex tend those improvements 
to the core of  the Central  Beach, the Las Olas 
Gateway. 

Sebastian /  Alhambra 
The Ci ty owned A lhambra park ing lot ,  located 
on the nor thern edge of  the Central  Beach 
CR A, is an oppor tuni t y to add park ing and 
make a new green space in the Mid Beach 
area. Cur rent ly under ut i l ized as sur face 
park ing, the s i te has excel lent  proximity to the 
beach and the Int racoastal  Water way.

The enhancement of  this s i te could improve 
the pedestr ian exper ience along Seabreeze 
as wel l  as Sebast ian Street and increase the 
supply of  publ ic park ing in the Mid Beach 
Area. 

A new park space can be located on the 
t r iangular space between Seabreeze and 
A1A . The exist ing sur face park ing lot  on the 
s i te,  inc luding handicapped park ing, can be 
re located to the f i rst  level  of  the new garage.

The proposed development incorporates a 
four level  park ing st ructure (536 spaces) 
wi th beach related retai l /restaurant space of 
13,800 s.f.  on the ground f loor.  The Seabreeze 
f rontage should incorporate a pedestr ian 
plaza as a gather ing space for the Mid Beach 
community and beach goers. 

D.C. A lexander Park

Sebast ian /  A lhambra Park ing Fac i l i t y
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Deve lopme nt Al te rnat ives

There are two parcels wi thin the Central 
Beach that could ser ve as revenue generators 
for  the Ci ty i f  developed in concer t  wi th 
pr ivate interests:  the A lhambra /Sebast ian 
lot  and the Birch Street South Lot .  Both lots 
are of  suf f ic ient  s ize to accommodate mixed 
use development whi le incorporat ing publ ic 
park ing. The potent ia l  development of  one or 
both of  these si tes could s igni f icant ly of fset 
the costs for  publ ic improvements descr ibed 
above.

Alhambra / Sebastian Parcel

The A lhambra /Sebast ion lots,  located at 
mid beach, of fer  the oppor tuni t y for  mixed-
use redevelopment.  Expanding park ing and 
ref lec t ing the ex ist ing uses nearby at  Mid 
Beach the si te could accommodate a hotel 
whi le also inc luding publ ic park ing. The si te 
can accommodate a 10 f loor 350 room hotel, 
and 500 park ing spaces, of  which 150 spaces 
would be dedicated to the publ ic replac ing the 
ex ist ing 79 spaces. The 10 f loor hotel  bui lding 
set  back f rom A1A and the nor th s ide of  the 
parcel  would not create a shadow on the 
beach.

The c i t y,  contro l l ing the major i t y of  the 
block,  could consider a jo int  venture wi th an 
interested par ty.  Any potent ia l  redevelopment 
should require a reser vat ion of  dedicated 
publ ic park ing spaces at  this st rategic locat ion 
and act ive ground f loor uses. Restaurants, 
retai l  and other pedestr ian or iented uses 
wi l l  enhance the walk f rom the beach to the 
Int racoastal  Water way.

Birch Street  South Lot

The Birch Street South lot  in the Las Olas 
Gateway is a ver y valuable asset that  could 
contr ibute s igni f icant ly to the overal l  Gateway 
plan and help of fset  costs of  the new publ ic 
spaces. I t  ser ves as an excel lent  locat ion for 
development that  would create a dest inat ion 
on the Int racoastal  Water way edge of  the Las 
Olas Gateway. The si te can accommodate a 10 
f loor 250 room hotel  and restaurant ,  wi th 600 
park ing spaces, of  which 350 spaces would be 
dedicated to the publ ic replac ing the ex ist ing 
51 spaces.

The Ci ty,  as owner of  the parcel,  could 
consider a jo int  venture wi th an interested 
par ty.  Any potent ia l  redevelopment should 
require a reser vat ion of  dedicated publ ic 
park ing spaces at  this st rategic locat ion on 
the Int racoastal  Water way wi thin the core of 
Central  Beach.

In addi t ion the ground f loor uses of  the 
redevelopment should inc lude restaurant /
retai l  and other pedestr ian or iented uses at 
the Point  and along the pedestr ian connect ion 
f rom Channel Square.

Alhambra /  Sebast ian development potent ia l
B i rch Street development potent ia l

Framewo rk Pl an :  D eve l o p m e nt Al te rnat i ve s
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Park ing

The Central  Beach Framework Plan of  publ ic 
realm improvements is predicated upon an 
overall public parking strategy. Currently, publ ic 
park ing is provided at  sur face park ing lots 
that  are st rategical ly located yet underut i l ized. 
The introduction of multi- level parking structures 
as proposed in the Framework Plan will facilitate 
the creation of addit ional public parking while 
allowing for new public spaces to be integrated 
within the Central Beach RAC.

The park ing st rategy is to increase publ ic 
park ing at  st rategic locat ions.  Concentrat ing 
the park ing at  a l imi ted number of  immediately 
recognizable locat ions wi l l  minimize excess 
t r ips due to “cruis ing” for  spaces. Four main 
publ ic park ing fac i l i t ies,  geographical ly 
dist r ibuted, wi l l  ser ve the Central  Beach:

 South Beach
 Oceanside Plaza 
 Birch Street /Las Olas
 Sebast ian/A lhambra  

The South Beach lot ,  located at  the southern 
boundar y of  the Central  Beach CR A with 492 
spaces, wi l l  cont inue to funct ion as a sur face 
lot .  This wi l l  preser ve the v isual  connect ions 
f rom the beach to the Int racoastal  Water way. 
The lot  is  cur rent ly undergoing physical 
renovat ions to improve c irculat ion,  repair 
retaining wal ls and upgrade the physical 
appearance.

The Oceanside Plaza park ing st ructure is 
central ly located for beach act iv i t ies at  the 
intersect ion of  Las Olas Boulevard and A1A . 
The creat ion of  a park ing st ructure wi th 
community fac i l i t ies at  the plaza level  wi l l 
provide 400 spaces on four levels replac ing 
the 243 spaces on the ex ist ing sur face lot .  

The Birch Street /  Las Olas lot ,  located on 
the Int racoastal  Water way and the Las Olas 
br idge, is central ly located to the overal l 
Central  Beach and should be the main park ing 
reser voir  for  the Central  Beach. The creat ion 

of  a three & four level  park ing st ructure wi th 
618 spaces plus 225 sur face spaces, total ing 
843 spaces, wi l l  increase the 437 spaces in 
ex ist ing sur face lots in the immediate area by 
406 spaces. 

This fac i l i t y  wi l l  concentrate the park ing for 
the center of  the beach into one ident i f iable 
zone wi th immediate access of f  the Las Olas 
Br idge, minimizing vehic le t r ips in the core 
area of  the Central  Beach. Connected by an 
expanded Sun Trol ley Central  Beach loop, 
v is i tors wi l l  be able to park and access al l 
major dest inat ions wi thin the Central  Beach.

The four th park ing fac i l i t y,  located on the 
Sebast ian /  A lhambra lot  in the nor th s ide of 
the Central  Beach CR A, ser ves the mid beach 
area and v is i tors ar r iv ing f rom the nor th.  This 
fac i l i t y  would increase the ex ist ing 74 space 
sur face lot  wi th a four level  536 space park ing 
st ructure wi th commerc ial  space integrated on 
the st reet level.

Col lec t ively these four park ing fac i l i t ies 
wi l l  d ist r ibute publ ic park ing throughout 
the Central  Beach CR A into four st rategic 
locat ions wi th approximately s imi lar 
capaci t ies.  A l l  park ing fac i l i t ies should have 
bicyc le and motorcyc le park ing spaces.

Central  Beach Parking Reser voirs 
Faci l i t y  ex ist ing  proposed
South Beach 492 492
Oceanside Plaza 243 400
Birch Street /Las Olas 437 843
Alhambra   79 536
   total  1,251 2,271

Addi t ional ly,  as proper t ies redevelop, spaces 
previously ut i l ized on st reet wi l l  be avai lable 
for publ ic park ing increasing the overal l 
avai lable publ ic park ing.

Centra l  Beach Park ing Strategy

0 800 1600 Feet N

Fram ewo rk Pl an :  D eve l o p me nt Al te rnat i ve s
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The intent of  th is designat ion is to encourage 
development or redevelopment of  areas to 
fac i l i tate qual i t y mixed-use development, 
integrated wi th open space and complemented 
by a wor ld-c lass pedestr ian environment. 
Sat isf y ing the intent of  the R AC designat ion 
requires the protect ion of  resources and the 
creat ion of  a bui l t  environment that  enhances 
the beach and resor t  exper ience. 

Based upon existing For t Lauderdale Downtown 
R AC Design Guidel ines,  for  consistency in 
interpretation and review, the guidelines include:

Street Design Guidel ines

Bui lding Design Guidel ines

Character Area Design Guidel ines

Environmental  Guidel ines 

Development Appl icat ion Review 
Guidel ines

•

•

•

•

•

Int roduc t ion

Guidel ines are tools for  sat is f y ing the intent 
of  each zoning dist r ic t ,  the object ives of  the 
Comprehensive Plan and the goals establ ished 
by the Master Plan.   Successes and shor t fa l ls 
re lated to the achievement of  the zoning 
dist r ic t  intents were previously discussed in 
the Regulator y Analysis.   The object ives of 
the Central  Beach R AC, as def ined by the 
Ci ty of  For t  Lauderdale and Broward County 
Comprehensive Plans, are to:

Create a center of  regional  tour ist  ac t iv i t y

Integrate open space wi th pr ivate 
development

Encourage development or redevelopment

Faci l i tate mixed use development

Encourage mass t ransi t

Reduce the need for automobi le t ravel

Provide incent ives for quali ty development

Give def ini t ion to the urban form

•

•

•

•

•

•

•

•

3
Guide lines

Design G uide lines

The Central  Beach Framework Plan def ines 
the overal l  organizat ion and publ ic realm 
of  the Central  Beach R AC f rom which the 
design guidel ines def ine the intent for  pr ivate 
investment to reinforce the Framework 
Plan.  Design Guidel ines are intended to 
direct  development to enhance the ex ist ing 
resources and reinforce the publ ic in i t iat ives 
of  investment in the publ ic realm. Design 
guidel ines can def ine the overal l  form, 
character,  and ident i t y of  a c i t y.   They def ine 
the intent of  an area as ref lec ted in bui l t  form 
and uses. They can also ident i f y and reinforce 
uni f y ing elements and dist inc t  t rai ts of  speci f ic 
character areas. 

Character areas are establ ished to recognize, 
understand, and celebrate dist inc t ive areas 
wi thin the Central  Beach. Each character 
area contains ident i f iable qual i t ies that  range 
f rom environmental  features to common 
archi tec ture sty les or s imi lar  land use 

pat terns.  The character areas ser ve as an 
over lay to the ex ist ing zoning designat ions.  

The design guidel ines in this p lan are 
general  in nature,  but  establ ish the intent 
of  the Central  Beach R AC and the relat ive 
Character Areas wi thin.  The guidel ines are 

not intended to be prescr ipt ive .  Recogniz ing 
that speci f ic  s i te condi t ions and c ircumstances 
ex ist ,  other al ternat ive solut ions may be 
acceptable i f  they meet the overal l  guidel ine 
intent  and fur ther the goals of  the Master 
Plan.

Bui lding and st reet design guidel ines are 
general  in nature and re late to the overal l 
Central  Beach R AC. The Character Area 
Guidel ines address speci f ic  issues that 
re late to the enhancement of  the speci f ic  f ive 
Character Areas wi thin the Central  Beach.
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Principles  of  Street  Design

The intent of  the st reet design guidel ines 
is to enhance the pedestr ian environment 
throughout the Central  Beach R AC. This is 
accompl ished through st reet guidel ines that 
def ine the publ ic realm within the r ights of 
way, inc luding scales of  b locks,  widths of 
roadways, and separat ion of  pedestr ians f rom 
t raf f ic ,  enhancing the pedestr ian exper ience 
and safety.

To promote a pedestr ian or iented environment 
in the Central Beach the City of For t Lauderdale 
adopted ULDR regulat ions def ining People 
Streets as the “major pedestr ian st reets and 
major vehicular entr yways, or gateways into 
the Central  Beach Area”.

I t  is  the intent of  these guidel ines to ex tend 
the intent of  Sect ion 47-12.4.B -  Street 
Treatment to promote pedestr ian or iented 
development throughout the Central  Beach 
that ref lec ts not only the scale and intent of  a 

resor t  environment but also to be compat ib le 
wi th the scale of  ex ist ing development wi thin 
the Central  Beach.

For purposes of  these guidel ines,  st reets 
wi thin the Central  Beach R AC should be 
categor ized into 5 categor ies,  each wi th 
speci f ic purpose and character ist ics to ref lec t 
their  purpose and locat ion:  Ar ter ia ls,  People 
Streets,  and Pr imar y,  Secondar y,  and Ser v ice 
Streets. 

Ar ter ial  st reets  are def ined as the main 
roadways for vehicular c i rculat ion wi thin the 
Central  Beach R AC. As par t  of  a regional 
c i rculat ion system they ser ve to connect 
the R AC with other dist r ic ts of  the c i t y.  The 
ar ter ia ls in the Central  Beach R AC inc lude 
A1A , Seabreeze, Las Olas and Sunr ise 
Boulevard. 

People Streets,  def ined as the “major 
pedestr ian st reets and major vehicular 
entr yways, or gateways into the Central  Beach 
Area” are l imi ted to the PRD, ABA, and the 
SBMHA zoning dist r ic ts.  Regulat ions re lated 
to People Streets can be found in Sect ion 47-
12 of  the ULDR.

Primar y Streets  are st reets /avenues that 
ex tend or connect People Streets that 
a lso ser ve to fac i l i tate major vehicular and 
pedestr ian movement  between dest inat ions 
wi thin the R AC. Pr imar y st reets inc lude:

Birch Road

Riomar

Ter ramar

Vistamar

Secondar y Streets  are st reets /avenues that 
are secondar y pedestr ian routes wi thin a 
local  area or neighborhood. The intent of  the 

•

•

•

•

secondar y st reets is to maintain pedestr ian 
movement and fac i l i tate vehicular access to 
indiv idual  parcels. 

Ser vice Streets are st reets that  are pr imar i ly 
for  ser v ic ing of  complexes and not considered 
as a pedestr ian route.  These st reets are 
predominant ly in the ABA dist r ic t  where 
ser v ic ing of  large scale hotels is required.

These guidel ines are pr imar i ly or iented to 
future development on Pr imar y,  Secondar y 
and Ser v ice Streets.  These guidel ines 
are supplemental  to regulat ions governing 
development on A1A and People Streets. 

Centra l  Beach Street Categor ies
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B loc k St ruc t ure /  St re e t  G rid

The creat ion of  a qual i t y pedestr ian or iented 
environment is dependent upon maintaining 
a scale that  is  appropr iate to pedestr ians 
and not vehic les.  Block s ize and the design 
of  the publ ic realm within the r ights of  way 
contr ibute s igni f icant ly to the qual i t y of  a 
comfor table pedestr ian environment.  I t  is  the 
intent of  these guidel ines to promote a qual i t y 
pedestr ian environments by encouraging 
design wi thin the publ ic realm that ref lec ts 
the appropr iate scale and to improve the 
pedestr ian exper ience throughout the Central 
Beach. 

S-1. Maintain a f ine grained street gr id: 
Discourage vacated streets or al leys except 
for st rategic public planning purposes. 

Intent :  Maintains ex ist ing scale of 
development and minimizes bulk 
of  new development.

Roadway De sign

Travel  lanes should ref lec t  the s igni f icance of 
the roadway but not conf l ic t  wi th pedestr ian 
movements.  Lane widths should be minimized, 
as shown in the table below, to increase ease 
and safety for  pedestr ians. 

S-2 . Encourage reduced lane widths on al l 
st reets.

Intent :  Balances needs between vehic les, 
b icyc les and pedestr ians,  t ravel 
lane reduct ions wi thin ex ist ing 
r ight-of-ways fac i l i tates al ternat ive 
forms of  mobi l i t y  and ser ve to 
calm t raf f ic . 

A r t e r i a l s e x i s t i n g p r o p o s e d

a Cu r b 2 ’ 1’  6”

b Tr ave l  L a n e 11’  -  12 ’ 11’

c Tu r n L a n e 10 ’  -  12 ’ 10 ’

Co l l e c t o r s  /  Pe o p l e & P r i m a r y

a Cu r b 2 ’ 1’  6”

b Tr ave l  L a n e 11’ 10 ’  6”

c Tu r n L a n e 10 ’  -  11’ 10 ’

L o c a l  /  S e c o n d a r y & S e r v i c e

a Cu r b 2 ’ 1’  6”

b Tr ave l  L a n e 10 ’  -  11’ 10 ’

c Tu r n L a n e 10 ’  -  11’ 10 ’E x i s t i n g D i s c o u ra g e d A l l owe d o n a 

C a s e by C a s e 

B a s i s

Block Structure

S-3. Encourage locat ion of pr imar y row of 
street t rees between sidewalk and street .

Intent :  Provides a physical  and 
psychological  buf fer for 
pedestr ians f rom t raf f ic .

S- 4. Reduce horizontal clearance from curb, 
from 4’ to 3’, for trees and light poles.

Intent :  Increases maximum usable width 
for s idewalks in r ights-of-ways 
to al low for ease of  pedestr ian 
movements.

Code issue: FDOT Plan Preparat ion 
Manual  Design Cr i ter ia & Process, 
hor izontal  c learances. 

For A1A only,  consider designat ion for  st reet 
design cr i ter ia for  Livable Communit ies to 
al low for ease of  pedestr ian movements.

Lane Widths Hor izonta l  C learance

G u i d e li ne s
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Ve hicular  acce ss

To promote act ive st reets and enhance the 
pedestr ian exper ience, conf l ic ts between 
vehicular access and pedestr ian movements 
should be minimized. Vehicular access should 
be discouraged f rom People Streets and 
Pr imar y Streets to enhance a cont inuous 
pedestr ian exper ience. 

S- 6. Encourage main pedestr ian entrance 
to face People/Pr imar y Street with parking 
access from secondar y street .

Intent :  Creates an act ive f ront  on 
the People/Pr imar y Street 
encouraging pedestr ian act iv i t y 
and interest .

S-7. Encourage parking and access along 
secondar y street f rontages.

Intent :  Minimizing park ing access 
along pr imar y st reet f rontage 
encourages act ive st reetscape by 
creat ing a cont inuous pedestr ian 
environment. 

S- 8. Encourage structured parking to 
the rear of development or underground 
minimiz ing visual impact .

Intent :  Maintains cont inuous bui lding 
edge along st reet enhancing 
pedestr ian exper ience. 

Discourage Curb Cuts and Park ing on Pr imar y Streets Encourage Vehicu lar Access f rom Secondar y/

Ter t iar y Streets 

Park ing s truc ture locat ions to of f  s t reet

S- 5. Discourage numerous and wide curb 
cuts on Pr imar y Streets. 

Intent:  Minimizes conf l ic ts between 
pedestr ians and vehic les.

Code Issue: Add design code 
requirements for  locat ion and 
consol idat ion of  curb cuts.

Code Issues: FDOT Plan Preparat ions 
Manuel  Design Cr i ter ia & 
Process, lane widths.

Code Issue: FDOT Green Book, lane 
widths

G u i d e l i ne s
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G u i d e li ne s

Principles  of  Bui lding Design

The intent of  the bui lding design guidel ines 
is to encourage a pedestr ian or iented 
environment throughout the Central  Beach 
R AC to reinforce and enhance the bar r ier 
is land as a regional  recreat ion center.  This 
is accompl ished through bui lding guidel ines 
def ining the scale,  massing, and st reet level 
uses of  future development,

General  guidel ines that should be appl ied 
throughout inc lude:

Or ient and design bui ldings to reduce 
heat gain and ut i l ize the natural  cool ing 
ef fects of  the wind.

Except where restr ic ted by the Flor ida 
Depar tment of  Environmental  Protect ion, 
a l l  bui ldings should have c lear glass on 
the f i rst  f loor.

Reduced park ing for non- resident ia l  uses 
through shared park ing.

No v is ib le park ing, sur face or 
st ructured park ing wi thout archi tec tural 
screening, on pr imar y/People st reets, 
A iA , Seabreeze and the Int racoastal 
Water way.

In order to preser ve pedestr ian 
c learance, t raf f ic  s ignals and ut i l i t ies 
war ranted by pr ivate development should 
be fac i l i tated on pr ivate proper ty where 
feasib le.

Note: For purposes of Design Pr inciples, 

Pr imar y streets are def ined as abut t ing 

streets with the major ity of pedestr ian 

traf f ic .  Main entr ies may be on the Pr imar y 

or Secondar y street ,  but the intent of the 

Guidel ines is to reinforce a continuous 

qual i ty pedestr ian environment .

•

•

•

•

•

B-1. Encourage buildings to create a 
cont inuous building face of a maximum 
height ,  or “streetwall”,  along People 
Streets,  A1A and pr imar y streets.  Buildings 
should be encouraged to build to the 
setback l ine except at entr y points,  plazas 
and public spaces.

Intent:  Creates a cont inuous act ive 
bui lding face along main routes 
of  pedestr ian movement and 
increases walkabi l i t y.

B-2. Minimum and maximum building 
“streetwall” heights should be encouraged/
adopted to ref lect exist ing condit ions of 
character areas and street widths.

Intent :  Establ ishment of  Streetwal l 
height wi thin di f ferent areas 
wi l l  re inforce compat ib i l i t y  wi th 
ex ist ing area character ist ics and 
increase var iety of  st reet level 
exper ience.

 (see Character Area Guidel ines 

for  speci f ic  s treetwal l  heights .)

B-3. Maximum building streetwall  length 
of 200 l inear feet .  Beyond a length of 200 
l inear feet buildings are encouraged to 
create var iat ion in the physical design 
of the streetwall ,  such as: division into 
mult iple buildings or signi f icant change in 
facade design.

Intent :  Minimizes scale and massing 
of  large bui ldings to create a 
pedestr ian or iented exper ience.

 

Streetwal l Shoulder Streetwal l  Length
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B- 5. Encourage aggregat ion of si te open 
space requirements as usable pedestr ian 
open space.

Intent:  Open space is consol idated 
into usable pedestr ian f r iendly 
spaces, increasing points of 
interest  and contr ibut ing to the 
publ ic realm.

B- 8. Encourage Mid/High r ise developments 
to maximize act ive lower f loor uses and 
pedestr ian or iented design at ground f loor, 
especial ly on People/Pr imar y Streets.

Intent :  Maintains cont inuous pedestr ian 
st reet ac t iv i t y.

B-9. Encourage underground parking where 
feasible

Intent :  Minimizes the impact of  park ing on  
potent ia l  of  ac t ive uses at  st reet 
level.

Floorp late below 65”

Tower Floorp late above 65’ Usable Open Space Act ive Uses on Ground Floor of  Park ing

B- 6. Unlined parking structures are 
discouraged along pr imar y streets,  people 
streets,  ar ter ials,  and water ways.

Intent :  Enhances the pedestr ian 
environment by minimizing long 
inact ive bui lding f ronts.

   
B-7. Require act ive uses on ground levels 
of parking structures with People/Pr imar y 
street f rontage. Screening of parking f loors 
should be encouraged on People/Pr imar y 
streets.

Intent :  Increases the v iabi l i t y  of  st reet 
level  uses throughout the adjacent 
area and promotes pedestr ian 
act iv i t y.

B- 4. Encourage maximum f loorplate area 
for towers. Tower f loorplates should 
be l imited in area to minimize bulk of 
buildings and be compat ible with character 
area in which they are located.

Intent :  Minimizes scale and massing 
of  large bui ldings to create a 
pedestr ian or iented exper ience.

 (see Character Area Guidel ines for 

speci f ic  f loorplates)
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B-11. Building Design Guidel ines do not 
apply to civic buildings and cul tural 
faci l i t ies.

B-12. Encourage civic buildings, public 
proper ties and cultural facilit ies to be 
signature landmarks of city wide importance.

Intent :  Civ ic and cul tural  fac i l i t ies should 
be perceived as iconic and 
representat ive of  the community.

B-13. Encourage new development abut t ing 
public open space to have act ive uses 
front ing onto the open space.

Intent :  Act ive uses along publ ic open 
spaces encourages use and 
act iv i t y and contr ibutes to the 
overal l  character of  the area.

B-10. At strategic locat ions maximize 
act ive uses on ground f loors with retai l 
/  commercial  uses. Act ive ground f loor 
commercial  uses should be focused along 
strong pedestr ian or iented corr idors and 
scat tered in strategic locat ions to ser ve 
specif ic areas.

Retai l  should be encouraged in appropr iate 
market suppor ted areas ( ident i f ied in 

Appendix) that contr ibute to a well  planned, 
interconnected act ive streetscape.

Intent :  Concentrates retai l  in user 
suppor ted areas and contr ibutes to 
the st reetscape wi thin each area.

Intent :  Suppor ts object ives of  the Central 
Beach Master Plan by suppor t ing 
indiv idual  dist r ic t  intents.

Code Issue: In the ABA, modi f y permit ted 
retai l  beyond tour ist  re lated to 
al low greater diversi t y of  retai l 
that  suppor ts both v is i tor  and 
resident interests.

Code Issue: In the NBR A, modi f y ULDR 
to al low retai l  to suppor t  resident 
needs in st rategic locat ions.

Code Issue: In the SLA , modi f y permit ted 
retai l  beyond tour ist  re lated to 
al low greater diversi t y of  retai l 
that  suppor ts both v is i tor  and 
resident interests. 

Strategic Retai l /Commerc ia l  Locat ions
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Charac ter  Areas  Guidel ines

The Vis ion for the Central  Beach ident i f ies 
f ive Character Areas def ined by their  dist inc t 
physical  character ist ics and pat tern of  uses. 
The Vis ion seeks to reinforce the unique 
personal i t y of  each area wi thin the Central 
Beach through design guidel ines. 

The character areas, geographical ly dist inc t , 
a l low for a v is ion to be created for each 
“sub-area” wi thin the Central  Beach R AC and 
reinforce the f ramework of  the overal l  R AC. 
Whi le the areas are “ themat ical ly ”  dist inc t , 
their  def ini t ion is a lso geographic and easi ly 
ident i f iable as such. There should be mult ip le 
points of interest to invite par t icipation, and 
spaces for gather ing and celebrat ion,  and 
to connect across the bar r ier  is land to the 
Int racoastal  Water way.

G u i d e l i ne s :  Charac te r  Ar e as

The f ive character areas and their  def ining 
character ist ics are:

South Beach  Act ive water re lated    
  recreat ion,  (beach, mar ina,   
  swimming),  and fami ly   
  or iented

Central  Beach  Gateway to the Beach,  
  the center of  ac t iv i t y,    
  day t ime and evening focus 
  (mixed use, enter tainment)

Mid Beach  Resor t ,  Hotel  & Resident ia l

Nor th Beach  Nor th Beach Neighborhood   
  (Hotel  & Resident ia l)

Sunrise Lane  Ec lect ic mixed use 
  (Resident ia l ,  Retai l ,  Hotel)
   

Within each character area are mult ip le 
zoning dist r ic ts wi th speci f ic  land development 
regulat ions.  Character Areas do not replace 
ex ist ing R AC Zoning dist r ic ts.  The intent is 
that  the Character Areas ser ve as an over lay 
to supplement the ULDRs. 

0 800 1600 Feet N

Sout h Beac h 

M arina D ist ric t
Ce nt ral  Beac h 

E nte r t ainme nt D ist ric t M id B eac h D ist ric t
N or t h Beac h 

N e ighborhood D ist ric t

Sunrise L ane 

D ist ric t

Centra l  Beach Character Areas
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G u i d e l i ne s :  Charac te r  Ar e as

The intent of  the South Beach Mar ina 
character area is to promote high qual i t y 
dest inat ion resor t  uses whi le ref lec t ing the 
s igni f icance of  the Int racoastal  Water way, 
mar inas and beach act iv i t ies. 

As such, the future development for  the South 
Beach should maintain and enhance the publ ic 
assets of  the dist r ic t .  Publ ic fac i l i t ies should 
be enhanced and publ ic access to the water ’s 
edge should be a priority, not only on the beach, 
but  on the Int racoastal  Water way as wel l . 
For t Lauderdale is recognized as the ”Venice 
of America” and access to the water ’s edge 
should be avai lable to the general  publ ic .

The South Beach Mar ina Character Area Is 
the resul t  of  cont inued publ ic in i t iat ives that 
st imulated large scale development associated 
wi th the mar ina area. As such the area is 
character ized predominant ly by development 
of  large scale bui ldings wi th smal ler  bui ldings 
located between Seabreeze Boulevard and the 
Int racoastal  Water way. Future development in 
this area could accommodate bui ldings wi th 
larger f loorplates wi thout compromising the 
character,  as long as they maintain publ ic 
v isual  and physical  access to the water ’s 
edge. 

Recommendat ion
The public should be provided with unrestr ic ted 
access on publ ic ly controlled water front edges. 
Access should be encouraged on pr ivately held 
water f ront edges.

Building Pr inciples
(see Guidel ines)

Shoulder Height 
 Front ing Publ ic ROW 35’ maximum
 Front ing ICW 35’  maximum

Shoulder Stepback
 Front ing Publ ic ROW 15’ minimum
 Front ing ICW 10’  minimum

Preferred Floorplates 
   Resident ia l  under 65’    no maximum
   Resident ia l  over 65’   10,000 s.f.

   Hotel  
     under 65’        no maximum  
   Hotel
     65’  & above   12,000 s.f.

Sout h Beac h M arina Charac te r  Area

Resident ia l  below 65’ Res ident ia l  above 65’

Hotel /Mixed Use below 65’ Hotel /Mixed Use above 65’
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SBM-3. New development front ing 
the Intracoastal Water way should be 
encouraged to maintain a setback of a 
minimum of 30’.

Intent:  A l lows for publ ic access and 
future Int racoastal  Promenade.

SBM- 4. New development front ing 
the Intracoastal Water way should be 
encouraged to have a maximum shoulder 
height of 35’ and minimum stepback of 10’.

Intent:  Maintains a pedestr ian or iented 
scale along Int racoastal 
Water way.

SBM-7. New development with mar inas 
along Intracoastal should be required to 
provide cont inuous public access along the 
water and minimize control points

Intent :  Maintains unimpeded pedestr ian 
access along Int racoastal 
Water way edge. 

G u i d e l i ne s :  Charac te r  Ar e as

SBM-1. New development front ing 
southbound Seabreeze and A1A should be 
encouraged to maintain visual connect ions 
between A1A and the Intracoastal Water way 
where feasible

Intent :  Preser ves v isual  connect ions to 
Int racoastal  Water way and re lated 
act iv i t ies. 

SBM-2. New developments west of 
Seabreeze should be encouraged to 
have open space or the shor t side of the 
building along the Intracoastal Water way.

Intent :  Preser ves v isual  connect ions to 
Int racoastal  Water way and al lows 
for integrat ion of  Int racoastal 
Promenade.

SBM- 5. Discourage parking adjacent to 
Intracoastal Water way

Intent :  Enhances Pedestr ian exper ience 
and minimizes conf l ic ts between 
vehic les and pedestr ians.

SBM- 6. New development front ing the 
Intracoastal Water way should be required 
to provide public access along the 
water way and connect with and extend the 
Intracoastal Promenade. 

Intent :  Publ ic access to Int racoastal 
Water way edge through creat ion 
of  cont inuous Int racoastal 
Promenade wi thin the South 
Beach Mar ina and Central  Beach 
Character Areas.  

Encourage Visual  and Phys ical  Access to ICW Encourage cont inuous Intracoasta l  Promenade Minimize conf l ic ts between Promenade and Mar ina Users
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G u i d e l i ne s :  Charac te r  Ar e as

The intent of the Central Beach is for an act ive 
dynamic dest inat ion shared by tour ists and 
residents al ike,  wi th ease of  access, and a 
mult i tude of  uses and act iv i t ies to appeal  to 
as wide a range of  interests.  The oppor tuni t ies 
today for the Central  Beach are to ref ine the 
v is ion of  the publ ic realm.

As the center, the Central Beach Gateway area 
is envis ioned as the iconic locat ion on the 
beach for publ ic gather ing and events,  by day 
and night .  With ease of  access and per ipheral 
park ing reser voirs,  the area becomes a 
pedestr ian or iented dist r ic t  connect ing the 
Int racoastal  Water way and the beach. 

Future development should contr ibute to and 
enhance publ ic in i t iat ives by contr ibut ing to 
the publ ic realm to reinforce act ive pedestr ian 
st reets.

Building Pr inciples
(see Guidel ines)

Shoulder Height 
 Front ing Publ ic ROW 35’ maximum
 Front ing ICW 25’  maximum

Shoulder Stepback
 Front ing Publ ic ROW 15’ minimum
 Front ing ICW 10’  minimum

Preferred Floorplates 
   Resident ia l  under 65’    no maximum
   Resident ia l  65’  & above  10,000 s.f.

   Hotel  
     under 65’        no maximum  
   Hotel  
     65’  & above   16,000 s.f.

Ce nt ral  Beac h G ateway Charac te r   Area

Resident ia l  below 65’ Res ident ia l  above 65’

Hotel /Mixed Use below 65’ Hotel /Mixed Use above 65’Hotel /Mixed Use above 65’  f ront ing A1A
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CB-1. Encourage new development 
front ing onto, and across the street f rom, 
the Oceanside Plaza to have act ive uses 
front ing onto the plaza at plaza level .

Intent :  Act ivates plaza wi th uses

G u i d e l i ne s :  Charac te r  Ar e as

CB-3. Encourage new development front ing 
the Intracoastal Water way to create a 
public pedestr ian walkway along the 
Intracoastal Water way edge.

Intent :  Contr ibutes to the creat ion of  a 
cont inuous Int racoastal  Promenade.

CB-2. Encourage new development front ing 
the Intracoastal Water way to provide public 
access to the water way and connect with 
the Intracoastal Promenade. 

Intent :  Publ ic access to Int racoastal 
Water way edge through creat ion 
of  cont inuous Int racoastal 
Promenade wi thin the South 
Beach Mar ina and Central  Beach 
Character Areas.  

Encourage act ive uses on Publ ic Spaces at  ground level Encourage cont inuous Intracoasta l  Promenade 
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CB- 4. Encourage development front ing 
onto A1A to provide act ive uses and 
incorporate pedestr ian or iented arcade 
or canopy with a minimum depth of 10’ at 
grade with public sidewalk. 

Intent :  Increases perceived public realm, 
minimizes separat ion between 
public and pr ivate.

 Enhances the pedestr ian 
exper ience by creat ing a shaded 
environment away f rom direct 
sunl ight

Encourage development on A1A to ex tend s idewalk e levat ion into s i te min imizing ver t ica l  separat ion 

G u i d e l i ne s :  D is t ri c t  Pl ans
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The intent of  the Mid Beach Area is envis ioned 
as a resident ia l  and hotel  area t ransi t ioning 
f rom the more dense core Central  Beach 
Enter tainment Area to the less dense Nor th 
Beach neighborhood.

The Mid Beach Character Area is a 
predominant ly resident ia l  neighborhood 
character ized by i ts scale and exist ing 
archi tec tural  resources. Future development 
should respect the ex ist ing fabr ic and scale 
by l imi t ing large footpr ints and encouraging 
smal ler  footpr ints for  new development not 
f ront ing on A1A . V iew cor r idors and publ ic 
access to the Int racoastal  Water way should be 
maintained.  

Encourage new development front ing the 
Intracoastal Water way to preser ve visual 
connect ions to Water way from Birch Road, 
discourage walls.

Intent :  Enr iches the pedestr ian 
exper ience.

M id Beac h Charac te r  Area

Building Pr inciples
(see Guidel ines)

Shoulder Height 
 Front ing A1A /People St 35’  maximum
 Front ing Publ ic ROW 30’ maximum
 Front ing ICW 25’  maximum

Shoulder Stepback
 Front ing Publ ic ROW 15’ minimum
 Front ing ICW 10’  minimum

Preferred Floorplates 
   Resident ia l  under 65’    no maximum
   Resident ia l  65’  & above  10,000 s.f.

   Hotel
     under 65’        no maximum  
   Hotel  
     65’  & above   16,000 s.f.

Resident ia l  below 65’ Res ident ia l  above 65’

Hotel /Mixed Use below 65’ Hotel /Mixed Use above 65’Hotel /Mixed Use above 65’  f ront ing A1A (ABA)

G u i d e l i ne s :  D i s t ri c t  Pl ans
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 G u i d e l i ne s :  Charac te r  Ar e as

N or t h Beac h Charac te r  Area

The intent of the Nor th Beach Character Area is 

to promote a diverse mixed use neighborhood 

integrat ing hotel,  resident ia l  and suppor t ing 

commerc ial  space whi le preser v ing the 

ex ist ing archi tec tural  her i tage and scale of 

the area. The area is compr ised of  under ly ing 

zoning dist r ic ts that  ref lec t  their  geographic 

location: ABA along A1A on the beach, IOA along 

the Intracoastal, and NBR A on the inter ior. 

The Nor th Beach Character Area has the 

greatest  potent ia l  as a neighborhood due to i ts 

physical  character ist ics.  Physical ly separate 

f rom the Central  Beach and the enter tainment 

uses, the Nor th Beach Character Area has 

the potent ia l  to foster a t rue community. 

I ts diversi t y of  uses, residents,  and v is i tors 

separates i t  f rom the core of  the beach. 

As a neighborhood, the intent of  the Nor th 

Beach Character Area is to promote and 

enhance the diversi t y of  the area through 

guidel ines that respect the ex ist ing 

archi tec tural  resources and promote new 

development that  ref lec ts the scale of  the 

histor ic and recent development.

The Guidel ines promote community through 

the enhancement of  the publ ic realm and scale 

of  the ex ist ing archi tec ture wi thin the NBR A. 

With the intent of  preser v ing the NBR A 

as a hotel  and resident ia l  community,  i t  is 

imperat ive to minimize the impact of  ta l ler 

bui ldings on adjacent proper ty due to shadow. 

To preser ve the scale,  provide access to 

sunl ight  and minimize impacts of  shading i t 

is  recommended that the maximum height in 

the NBR A be reduced to 65’  whi le preser v ing 

al lowable densi t y. 

Transit ional areas between Breakers Avenue 

and Birch Road should allow f lexibil i ty of design 

while respecting the heights of the NBRA.

 

Building Pr inciples

(see Guidel ines)

Shoulder Height 

 Front ing A1A /People St 35’  maximum

 Front ing Publ ic ROW 30’ maximum

 Front ing ICW 30’  maximum

Shoulder Stepback

 Front ing Publ ic ROW 15’ minimum

 Front ing ICW 10’  minimum

Preferred Floorplates 

   Resident ia l  under 65’    no maximum

   Resident ia l  65’  & above  10,000 s.f.

   Hotel

     under 65’        no maximum  

   Hotel  

   Front ing A1A /People Street 

     65’  & above   16,000 s.f.

   Elsewhere  12,000 s.f.  

Resident ia l  below 65’ Res ident ia l  above 65’

Hotel /Mixed Use below 65’ Hotel /Mixed Use above 65’Hotel /Mixed Use above 65’  located on A1A (ABA)
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G u i d e l i ne s :  Charac te r  Ar e as

NB-1. Encourage new development front ing 

the Intracoastal Water way to preser ve 

visual connect ions to Water way from Birch 

Road, discourage walls.

Intent:  Enriches the pedestrian experience

NB-2. Encourage new development within 

NBR A Zoning Distr ic t to l imit  maximum 

facade length of 80’ along front setback 

l ine modulat ing the ver t ical  plane by 

breaking the plane with a minimum of 20’  in 

length and 5’  in depth.

Intent:  Maintains scale and character of 

Nor th Beach Neighborhood Area

NB-3. Encourage new development on 

Pr imar y Streets to build to setback 

l ine creat ing streetwall  consistent with 

histor ical  development pat terns.

Intent:  Maintains histor ical  development 

pat terns and character of  area.

NB- 4. Encourage new development in NBRA 

to a maximum height of 65’, shoulder height 

of 35’, and stepback of 10’.

Intent:  Maintains scale of  NBR A, 

minimize review process and 

promote investment in area. 

Intent:  Maintain densi t y by decreasing 

height by reducing setbacks.

NB- 5. Require al l  new construct ion to 

remove parking from front yard setback.

Intent:  Improves v isual  appearance 

and pedestr ian exper ience, and 

increases pedestr ian safety. 

 

NB- 6. Encourage new development front ing 

Vistamar to a maximum shoulder height of 

35’  and a stepback of 40’ on the rear/side 

yard abut t ing Bonnet House.

Intent:  Preser ves histor ic set t ing of 

Bonnet House and environs.

NB-7. Encourage new development 

incorporat ing ident i f ied archi tectural 

resources to preser ve ident i f ied resources 

through incent ives by excluding the gross 

f loor area within the archi tectural resource 

from the Floor Area Rat io /  Density 

calculat ion.

Intent:  Preser ves archi tec tural  resources 

that contr ibute to the overal l 

character of  the area.

NB-8. Encourage new development adjacent 

to existing identif ied architectural resources 

to complement existing identif ied resources 

through incentives allowing greater 

densities if new development does not 

exceed 65’ in height.

Intent:  Preser ves archi tec tural  resources 

that contr ibute to the overal l 

character of  the area.
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G u i d e l i ne s :  Charac te r  Ar e as

Sunrise L ane Charac te r  Area

The intent of  the Sunr ise Lane Area fo l lows 
the purpose of  the Sunr ise Lane Zoning 
Dist r ic t :  “ the purpose of  encouraging the 
preser vat ion,  maintenance and revi ta l izat ion 
of  ex ist ing st ructures and uses that make up 
the dist inc t  neighborhood south of  Sunr ise 
Boulevard”. 

Cur rent ly there is a p lan for improvements 
being promoted by the Sunr ise Business 
Associat ion request ing Ci ty approval  and 
contr ibut ion for  proposed improvements in 
the publ ic r ights of  way. The plan put for th 
inc ludes Streetscape improvements inc luding 
paving, p lant ing,  s ignage and ident i t y graphics 
as wel l  as modi f icat ions to the ex ist ing 
park ing layout whi le maintaining the ex ist ing 
archi tec tural  character. 

Beyond the scope of  this study boundar y,  the 
nor thern Gateway to the Central  Beach at 
Sunr ise Boulevard and A1A is dependent upon 
coordinat ion of  mult ip le interests.  The c i t y 
should fac i l i tate coordinat ion and planning of 
the area wi th FDOT, Hol iday Inn, and plans for 
the future ex tent ion of  the Greenway Plan.

Recommendat ion
The Ci ty should fac i l i tate the review and 
contr ibute f inancial ly to the implementat ion of 
the proposed plan.

The Ci ty should prepare study for  modi f icat ion 
to the ULDR to rev ise park ing standards wi thin 
the Dist r ic t  and to al low suppor t  uses cur rent ly 
not  al lowed to expand upon the al lowable uses 
and recognize the evolut ion of  the dist r ic t  to 
suppor t  the cur rent stakeholders. 

Building Pr inciples
(see Guidel ines)

Shoulder Height 
 Front ing Publ ic ROW 35’ maximum
 Front ing ICW 35’  maximum

Shoulder Stepback
 Front ing Publ ic ROW 15’ minimum
 Front ing ICW 10’  minimum

Preferred Floorplates 
   Resident ia l  under 65’    no maximum
   Resident ia l  over 65’   10,000 s.f.

   Hotel  
     under 65’        no maximum  
   Hotel  
     65’  & above   10,000 s.f.
   Elsewhere  
     65’  & above 10,000 s.f.  

Resident ia l  below 65’ Res ident ia l  above 65’

Hotel /Mixed Use below 65’ Hotel /Mixed Use above 65’
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G u i d e l i ne s :  Charac te r  Ar e as

SL-1. Limit parking requirements 
for adapt ive reuse of exist ing retai l /
commercial  uses on Sunr ise Lane for 
addit ional uses/space proposed.

Intent :  Preser ves and maintains 
the ex ist ing st ructures whi le 
encouraging rev i ta l izat ion.

SL-2 . Encourage new development front ing 
on Sunr ise Lane to maintain cont inuous 
streetwall .

Intent :  Preser ves the ex ist ing scale and 
character of  Sunr ise Lane.  

SL-3. Encourage new development front ing 
on Sunr ise Boulevard to build to setback 
l ine creat ing a streetwall  wi th parking and 
ser vice from behind.

Intent:  Def ines the publ ic realm, and 
improves pedestr ian safety

SL- 4.  Diversi f y the economic base by 
al lowing a var iety of commercial  uses that 
would suppor t residents and visi tors al ike 
in addit ion to the permit ted tour ist related 
uses.

Intent:  Increases the economic v iabi l i t y  of 
the Sunr ise Lane commerc ial  area. 
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Implementation

St ate and Broward Count y :                        

Pre se r vat ion of  Deve lopme nt Pote nt ial

Publ ic lands in the Central  Beach are an 
invaluable asset to the For t  Lauderdale 
community that  cannot be repl icated. Whi le 
cur rent ly underut i l ized they are cr i t ical  to 
cont inued enjoyment and investment in the 
Central  Beach. They have unique locat ions 
and provide impor tant  access to the beach 
and the Int racoastal.  They can also contr ibute 
to the f inancial  feasibi l i t y  of  the proposed 
improvements.  However,  to do so, the Ci ty 
must preser ve the development potent ia l  for 
key parcels wi thin the Central  Beach.

Development capaci t y in the Central  Beach 
is contro l led by the Central  Beach R AC Uni t /
Tr ip Count contained in the Broward County 
Land Use Plan and Ci ty Comprehensive Plan. 
Establ ished in 1989 the intent was to l ink 
future development to roadway capaci t y wi thin 
the R AC. To provide a consistent tabulat ion 
for potent ia l  t r ip counts,  developments are 
evaluated based on mixed rates and equat ions 
f rom the Inst i tute of  Transpor tat ion Engineers 
Tr ip Generat ion Manual. 

The development capaci t y of  the Central 
Beach R AC, based on vehic le t r ips for  a l l 
uses, was determined to be a total  of  3,220 
PM peak hour t r ips.  As of  November 2008, 
bui l t  and approved developments accounted 
for 2,115 t r ips.  Therefore,  there are an  
addi t ional  1,105 t r ips to be al located for 
future development in the Central  Beach R AC. 
Cur rent projects pending approval  inc luding 
Bahia Mar,  i f  approved, would absorb 463 
addi t ional  t r ips.  Remaining t r ips to be 
al located would be 642 t r ips,  or  approximately 
20% of the total  capaci t y.

Trips should be reserved for City initiatives such 
as the proposed Aquatics Center expansion. 
The current proposal is estimated to generate 
100 more t r ips than the ex ist ing uses. The net 
impact would be a reduct ion of  the remaining 
t r ips for new development to 542.  
In the shor t  term, potent ia l  t r ips required 
to implement the Plan inc lude uses for 
the Int racoastal  Park inc luding retai l 
and restaurant uses, and the potent ia l 

development of  the A lhambra park ing lot 
into a mixed use development.  The total 
number of  t r ips required for these publ ic 
in i t iat ives would be approximately 340 t r ips to  
fac i l i tate the development of 30,000 sf of retai l 
proposed wi th park ing st ructures,  10,000 sf  of 
restaurant proposed for Sunset Point  and the 
Int racoastal  Park,  and the potent ia l  350 room 
hotel  on the Sebast ian parcel.

Addi t ional ly,  the Ci ty should consider updat ing 
the actual  t r ip generat ion wi thin the Central 
Beach R AC. The ini t ia l  capaci t ies f rom 1989 
were projected based upon projec t ions of 
future development.  Standards have changed, 
lane conf igurat ions have been modi f ied,  and 
speci f ic uses are in p lace. The Ci ty should 
consider an update to the capaci t ies of  the 
R AC with cur rent data and standards and the 
potent ia l  of  t ransi t  improvements. 

In the long term, additional development r ights 
within the RAC will require amendments 
to the Broward County Land Use Plan and 

Imple me nt at ion

Implementat ion of  the Central  Beach 
Master Plan requires st rategies to al low 
for the proposed improvements and related 
development.  The three st rategic components 
impl ic i t  in the Master Plan are: 

Regulator y, 

Phasing and 

Financial.  

Regulator y

Regulator y aspects to implement the Central 
Beach Master Plan re late to three levels of 
governance; the State,  County,  and Ci ty.  The 
Flor ida Depar tment of  Community Af fairs and 
Broward County through the comprehensive 
plan process moni tor development densi t ies 
of  regional  ac t iv i t y centers (R AC),  such as the 
Central  Beach R AC. The Ci ty is responsible 
for  the adopt ion and modi f icat ion of  zoning 
regulat ions.

•

•

•

4
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Comprehensive Plan. The t r ip capaci t y 
establ ished in 1989 documented that the 
cur rent lane conf igurat ions provided capaci t y 
for 3,220 more tr ips, any changes to this tr ip 
threshold would require comprehensive plan 
rev iew and approval  by Broward County and 
state rev iewing agencies.  The t ranspor tat ion 
study submit ted as par t  of  a p lan amendment 
appl icat ion should evaluate the impact of 
a l ternat ive forms of  c i rculat ion inc luding 
increased publ ic t ranspor tat ion ser v ices, 
pedestr ian connect ions and mobi l i t y 
improvements to the publ ic realm. 

Cit y  of  For t  L aude rdale                  

Zoning Re gulat ions  

The Central  Beach Master Plan proposes 
recommendat ions that impact ex ist ing 
regulat ions.  Zoning regulat ions should be 
updated to ref lec t  the intent of  the proposed 
Central  Beach Master Plan.  This wi l l  require 
the potent ia l  development of  form based 

codes to c lar i f y intent of  the Central  Beach 
Master Plan. Addi t ional ly,  there are conf l ic ts 
wi th ULDR and FDOT regulat ions,  as noted in 
the preceding Design Guidel ines,  which must 
be resolved wi th the respect ive rev iewing 
agencies.

Park ing standards for the c i t y should be 
evaluated and updated as necessar y to ref lec t 
cur rent and/or nat ional  standards and the 
subsequent impact on the feasibi l i t y  of  uses, 
such as di f fer ing standards for restaurant 
s ize.  The standards should not p lace a undue 
burden on potent ia l  development. 

Phasing

The phasing of  improvements re lated to the 
Central Beach Framework Master Plan relates 
to immediate, shor t term, intermediate, and 
long term. 

Immediate
Channel Square

Shor t Term - 5 years
Las Olas Beach Plaza
Oceanside Plaza
D.C. Alexander Plaza

Intermediate - 5 -10 years
Sebast ian/Alhambra parking 
Almond Avenue Streetscape

Long Term - 10-20 years
Las Olas parking structure
Sunset Point
Intracoastal Park

The desire of the City to st imulate interest 
in the Central  Beach can be accompl ished 
wi th the implementat ion of  the Las Olas 
Gateway components:  the enhanced Las 
Olas Beach Plaza, the Oceanside Plaza, and 

D.C. A lexander Park.  These three st rategic 
components are unencumbered and could and 
can begin immediately wi th design. 

Whi le the enhanced  Las Olas Beach Plaza 
could begin immediately wi th design, because 
of  the s igni f icance of  Oceanside Plaza  to 
the Central  Beach i t  is  recommended that the 
Ci ty stage a compet i t ion for  the design for the 
Oceanside Plaza and garage. 

D.C. Alexander Park  could be phased to 
coinc ide wi th the the removal  of  the temporar y 
f i re stat ion to take advantage of  the publ ic 
funds dedicated to reconstruct  the park ing lot .
 
The Sebastian/Alhambra site could potentially 
take advantage of the TIF funding before the 
CR A expires in 2019 and therefore should 
be considered in the shor t  term for design. 
Channel Square water taxi stop and plaza would 
fo l low the development of  the Oceanside 
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Plan—such as publ ic realm improvements—
are successful ly implemented.  This sect ion 
of  the master p lan ar rays speci f ic  publ ic 
improvements as ident i f ied in the Framework 
Master Plan wi th a prel iminary  l is t  of  potent ia l 
funding mechanisms and sources that may be 
avai lable for  use by the Ci ty or CR A.

Prel iminary  cost  est imates (November 2008 
dol lars)  are provided for a range of  publ ic 
improvements proposed in the plan for several 
c i t y-owned si tes throughout the study area.  
These improvements,  at  a total  est imated cost 
of  a lmost $81 mi l l ion in cur rent dol lars,  in 
order of  phasing, inc lude:

Oceanside Plaza (Opt ion A) — compr ises 
a 141,600 sq. f t .  park ing st ructure 
containing 400 park ing spaces and a 
landscaped plaza on the ex ist ing sur face 
park ing lot ,  for  a total  est imated area 
of  177,775 sq. f t .   Prel iminar y costs are 
$22.03 mi l l ion;

Enhanced Las Olas Beach Plaza—
modif ies the ex ist ing 6,000 sq. f t .  p laza 
wi th new wal ls,  steps and sculptural 
markers at an est imated cost of $599,200;

Channel Square & Water Taxi 
Streetscape — contains a water tax i 
stop, landscaped plaza and st reetscape 
improvements,  and a “canal  walk ”.  
Prel iminar y costs are $4.04 mi l l ion plus 
$86,100 for the canal  walk;

The four  pro jec ts  above compr ise key 
improvements as par t of the “Las Olas Gateway” 
concept of  the plan at  an est imated total  cost 
of  $26.76 mi l l ion.

Almond Avenue Streetscape —focuses 
st reetscape improvements on A lmond 
Avenue by providing a landscaped 
plaza, water feature,  and st reetscape 
improvements.   Prel iminar y costs are 
$2,635,500;

D.C. Alexander Park—the plan proposes 
signi f icant improvements and upgrades 
to this c i t y park,  inc luding: a 63,825 

•

•

•

•

•

sq. f t .  p laza, an iconic water feature, 
outdoor seat ing grove, pedestr ian 
safety enhancements,  and a landscape 
area to buf fer an adjacent s i te that 
could accommodate future mixed-use 
development.   Prel iminar y costs are 
$6.03 mi l l ion for  park improvements 
and $426,300 for st reet and park ing 
improvements;

Las Olas (Birch Street)  Parking 
Structure —provides a new, 618 -space 
park ing garage wi th archi tec tural  façade, 
landscaping, st reetscape improvements 
and sur face park ing.  Prel iminar y costs 
are $15.3 mi l l ion;

Sunset Point—the plan proposes a publ ic 
p laza sur rounding a future restaurant s i te 
(pr ivately-developed),  road and park ing, 
and landscaping for $3.35 mi l l ion;

Sebast ian/Alhambra Si te —two publ ic 
improvements are proposed on this 
s i te as a means of  catalyzing pr ivate 
development:  a 12,000 sq. f t .  publ ic park 
for $422,100 and a 536 -space park ing 
st ructure wi th façade t reatments and 
landscaping at  a cost  of  $18.64 mi l l ion; 
and

Int racoastal Park—the plan proposes 
a new publ ic park along the Int racoastal 
Water way to catalyze new pr ivate 
development adjacent to the mar ina.  
Elements inc lude dredging, a boardwalk, 
landscaping and a playground at 
prel iminar y costs of  $7.28 mi l l ion.

Two parcels in the Central  Beach study 
area may provide oppor tuni t ies for  pr ivate 
investment and publ ic improvements.  These 
parcels inc lude the Sebast ian/A lhambra si te, 
which could accommodate a 10 - f loor,  350 -
room hotel  and 500 or more park ing spaces 
(150 spaces would be dedicated to publ ic 
park ing).  The Ci ty contro ls the major i t y of  th is 
parcel  and an oppor tuni t y ex ists to st ructure 
a publ ic -pr ivate par tnership for  mixed-
use development.  In addi t ion,  the second 

•

•

•

•

parcel, the Birch Street South parking lot,  is 
a valuable c i t y-owned asset that  could be 
developed to of fset costs associated with these 
public realm improvements. The Birch Street 
lot can accommodate a 10 - f loor,  250 - room 
hotel  wi th ground-f loor retai l;  redevelopment 
provides another oppor tuni t y for  the Ci ty to 
st ructure a publ ic -pr ivate venture.

This would enhance the tax base of  the 
beach (and the Ci ty)  and provide signi f icant 
economic benef i ts. Moreover, they would 
supplement the current $5 mill ion in annual  tax 
increment (TIF) revenues generated by new 
development wi thin the Central  Beach CR A, 
but only unt i l  the CR A’s expirat ion in 2019.  
TIF revenues may be an appropr iate f inancing 
vehic le for  several  of  the projects ident i f ied 
above (par t icular ly lower-cost in i t iat ives), 
informat ion on how the $5 mi l l ion. 
  

Economic / Financ ing Challe nge s

Since the Central  Beach Master Plan 
commenced in mid-2007, s igni f icant dec l ines 
among the nat ional,  state and regional 
(South Flor ida) economies (ranging f rom 
dec l in ing proper ty and sales tax revenues, 
job losses, mor tgage and credi t  cr ises, 
housing forec losures,  and debacles on Wal l 
Street)  have created t remendous uncer tainty 
among munic ipal i t ies across the Uni ted 
States about the capaci t y to fund publ ic 
realm improvements such as those i l lust rated 
above.  Moreover,  tax reform legis lat ion in 
Flor ida as wel l  as l imi tat ions on the use of  TIF 
imposed since September 2007 as a resul t  of 
the Strand v.  Escambia County case by the 
state Supreme Cour t ,  have severely impacted 
oppor tuni t ies to fund these projects;  at  a 
minimum, compet i t ion for those l imi ted publ ic 
funding programs ident i f ied below is intense.

Pote nt ial  Funding M e c hanisms

ER A examined a range of  funding mechanisms 
by focusing on those mechanisms that are 
cur rent ly al lowed under Chapter 163 of  the 
Flor ida State Statutes.   Chapter 163 of  the 
Flor ida Statutes out l ines growth pol icy, 
county and munic ipal  p lanning,  community 
redevelopment,  and land development 

Public Improvements & Preliminary Cost Estimates

Central Beach Master Plan

Cost

Project Estimate

Oceanside P laza Option A 22,030,750$                  

Enhanced L as Olas P laza 599,200$                       

Channel Square/Water T axi 4,043,375$                    

Almond Avenue Streetscape 2,635,500$                    

J .C. Alexander P ark 6,454,490$                    

L as Olas P arking Structure 15,341,200$                  

Sunset P oint 3,352,300$                    

Sebastian/Alhambra Site 19,068,700$                  

Intracoastal Park 7,284,200$                    

Total-Preliminary Cost Estimates: 80,809,715$                  

Source: Sasaki Associates, Inc.; November 2008

Potential  Funding Strategies 

Plaza. I t  becomes the l ink between Oceanside 
Plaza and future development along the ICW.

Almond Avenue  st reetscape improvements 
would be dependent upon t iming of adjacent 
pr ivate development to fac i l i tate par t ia l 
developer funding.

The remaining improvements are considered 
to be long term as they require resolut ion of 
l i t igat ion.  Upon resolut ion the sequencing of 
development of  the Int racoastal  proper t ies 
would begin with the Las Olas parking structure 
to serve as a reservoir of public parking and 
free up the remaining lands on the Int racoastal 
Water way for the Int racoastal  Park and Sunset 
Point . 

The fo l lowing highl ights a l is t  of  prel iminary 

potent ia l  funding st rategies to ensure that 
speci f ic e lements of  the Central  Beach Master 
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regulat ions in the State of  Flor ida,  and al lows 
local  governments to adopt a package of 
f inanc ial  and local  government incent ives 
for new development,  expansion of  ex ist ing 
development,  and redevelopment wi thin 
a redevelopment area.  Examples of  such 
pr ivate development incent ives inc lude:

Waiv ing l icense and permit  fees 

Exempt ing sales made in the urban inf i l l 
and redevelopment area f rom local  opt ion 
sales sur taxes imposed pursuant to s. 
212.055

Waiv ing del inquent local  taxes or fees 
to promote the return of  proper ty to 
product ive use

Expedi t ing permit t ing

Lower ing t ranspor tat ion impact fees for 
development which encourages more use 
of  publ ic t ransi t ,  pedestr ian,  and bicyc le 
modes of  t ranspor tat ion

Pr ior i t iz ing inf rastructure spending wi thin 
the urban inf i l l  and redevelopment area

Having local  government absorb 
developers’  concur rency costs,  and

Issuing redevelopment revenue bonds 
i f  a local  government has an adopted 
urban inf i l l  and redevelopment p lan 
using Tax Increment Financing to f inance 
implementat ion.

Ta x I nc re me nt Financ ing ( TI F )

Tax Increment Financing, commonly refer red 
to as TIF,  is a f inancing tool  used by local 
governments to f inance development using 
future gains in taxes that are real ized f rom the 
increase in value in real  estate due to these 
improvements.   TIF is a mechanism employed 
by c i t ies and count ies across the Uni ted 
States to fund publ ic investments in areas 
s lated for redevelopment by captur ing,  for  a 
pre -determined per iod of  t ime, al l  or  a por t ion 
of  the increased proper ty tax revenues that 
may resul t  i f  the redevelopment st imulates 
pr ivate investment .   I t  is  assumed that these 
publ ic improvements ser ve as a catalyst  for 

•

•

•

•

•

•

•

•

redevelopment in a TIF dist r ic t  by making i t 
more at t rac t ive to developers and businesses.

When a publ ic project  is  completed, such 
a new road, real  estate values f rom those 
proper t ies that  benef i t  f rom the improvement 
are l ikely to increase, which of ten st imulates 
new development,  creat ing an increase in 
tax revenue.  This projec ted increase in tax 
revenue is used to f inance debt to pay for 
the improvement.   Ci t ies and count ies may 
designate a TIF dist r ic t  which is compr ised 
of  those proper t ies that  would l ikely benef i t 
f rom the publ ic improvement.   These dist r ic ts 
are in p lace for an adequate t ime per iod for 
increased tax revenues to pay back the bonds 
issued to fund the improvement.   TIF funds 
are used by local  governments for a var iety 
of  projec ts,  inc luding sewer expansion and 
repair,  s idewalk improvements,  st reet l ight ing, 
landscaping, park improvements,  park ing 
st ructures,  and land acquis i t ion.

TI F in  Florida

In Flor ida,  TIF has been a highly successful 
f inanc ing tool  for  redevelopment s ince the 
Flor ida Legis lature adopted an amendment 
to the Community Redevelopment Act to 
al low community redevelopment agencies 
(CR As) to use TIF in 1977.  As noted above, 
however,  the use of  TIF as a f inancing tool  for 
redevelopment in Flor ida is highly uncer tain.  
The 2007 Strand v.  Escambia County dec is ion 
is fuel ing much of  th is uncer tainty.   The case, 
which generated signi f icant opposi t ion f rom 
munic ipal i t ies and redevelopment ent i t ies 
across the state,  conc luded that Escambia 
County is wi thout author i t y to issue TIF bonds 
wi thout f i rst  obtaining approval  by referendum 
as required by the Flor ida Const i tut ion.

On May 4,  2006, Escambia County adopted 
an ordinance which establ ished the Southwest 
Escambia Improvement Dist r ic t  and the 
Southwest Escambia Improvement Trust 
Fund, author iz ing the use of  TIF in order to 
fund the Trust .   In conjunct ion,  the County 
adopted a resolut ion author iz ing i tsel f  to 
issue bonds not exceeding $135 mi l l ion for  the 
Southwest Escambia Improvement Dist r ic t .  

These bonds were to f inance a four- lane road-
widening projec t  in the Southwest Escambia 
Improvement Dist r ic t ,  to improve economic 
development in the area and al lev iate t raf f ic 
congest ion.

The state Supreme Cour t  reversed a lower 
t r ia l  cour t ’s f inal  judgment in this case and 
held that Escambia County does not have 
author i t y to issue bonds wi thout a referendum.  
In shor t ,  local  governments in Flor ida must 
f i rst  receive voter approval  before issuing TIF 
bonds, which creates s igni f icant uncer tainty 
for  developers and munic ipal  of f ic ia ls 
when making funding dec is ions regarding 
redevelopment projects.

As a resul t  of  the outcr y f rom munic ipal 
and development interests across the state 
fo l lowing this dec is ion,  in October 2007 
the cour t  c lar i f ied that projec ts using TIF 
funding as the dedicated payback mechanism 
for improvement bonds issued pr ior  to the 
dec is ion could cont inue.  In September 2008, 
the state Supreme Cour t  resc inded i ts 2007 
decis ion; however,  Dr.  Strand f i led a Mot ion 
for Rehear ing immediately fo l lowing the 
Supreme Cour t ’s dec is ion.   The ef fect  of  th is 
f i l ing is to put the cour t ’s September 2008 
rul ing on hold unt i l  the mot ion for rehear ing 
is disposed of,  thus put t ing the use of  TIF 
funds in legal  l imbo again unt i l  the rehear ing 
Escambia County f i led becomes f inal.

In the Central  Beach CR A, TIF revenues 
from recent new development generate 
approximately $5 mil l ion per year for public 
realm improvements.  However,  the CR A 
expires in 2019 and, whi le TIF wi l l  cont inue to 
be generated in the CR A dist r ic t  f rom cur rent 
projec ts through 2019, the Ci ty is re luctant to 
issue bonds based on future new development 
because, upon expirat ion in 2019, TIF as a 
funding source would no longer be avai lable to 
back-stop any long- term bonds issued in the 
near future.

The remainder of  this memorandum ident i f ies 
potent ia l  funding sources that could be used 
for each of  the pr ior i t y publ ic realm projects 
ident i f ied above.  The major i t y of  potent ia l 

funding sources are grants- in -aid f rom 
var ious Federal  or  state agencies that wi l l  be 
enormously compet i t ive to secure.   ER A notes 
that the funding sources ident i f ied below are 
intended to be i l lust rat ive and by no means 
ref lec t  the only sources of  possib le funding 
for these ini t iat ives.   Informat ion on var ious 
Federal  or  state grants can be obtained f rom 
the Federal  Register ;  www.grants.gov; the 
Flor ida League of  Ci t ies;  Grants Explorer (a 
fee ser v ice);  www.Foundat ionCenter.org;  www.
HousingFinance.com; and var ious Federal  and 
state agency websi tes.

In addi t ion,  ER A calculated the l ikely 
economic benef i ts accruing to the Ci ty and 
other re levant levels of  government f rom new 
development occur r ing in the study area as 
measured in the market analysis prepared for 
the master p lan.

Sale  and Lease of  Public  Prop e r t y

Prof i ts f rom the sale and lease of  publ ic ly 
owned parcels in the Central  Beach area 
should be used to fund the recommended 
publ ic improvements.   Two examples of 
proper t ies that may provide addi t ional  revenue 
are the vacant lot  nor thwest of  the intersect ion 
of  Las Olas Boulevard and Seabreeze 
Boulevard and the Bahia Mar s i te.    

The plan proposes construct ion of  three 
major park ing fac i l i t ies:  1)  Oceanside Plaza 
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(Opt ion A) compr ises a 141,600 sq. f t .  park ing 
st ructure containing 400 park ing spaces and 
a landscaped plaza on the ex ist ing sur face 
park ing lot ,  for  a total  est imated area of 
177,775 sq. f t .   Prel iminar y costs are $22.03 
mi l l ion;  2) the Las Olas park ing fac i l i t y 
provides a new, 400 -space park ing garage 
wi th archi tec tural  façade, landscaping, and 
st reetscape improvements.   Prel iminar y 
costs for  this projec t  are $15.3 mi l l ion;  and 
3) Sebast ian/A lhambra inc ludes a 536 -space 
park ing st ructure at  an est imated cost of 
$18.64 mi l l ion.   In total,  prel iminar y cost 
est imates for  the provis ion of  more than 1,300 
addi t ional  park ing spaces on the beachfront 
fa l l  in the range of  $55.9 mi l l ion.

Notably,  a net gain in the number of  park ing 
spaces on the beachfront provided by these 
two fac i l i t ies wi l l  a lso ser ve the publ ic good 
by increasing the amount of  annual  revenue 
generated by publ ic park ing.  Detai led 
feasibi l i t y  studies on costs and revenues wi l l 
be required.  Potent ia l  funding sources may 
inc lude:

Revenue Bonds— Munic ipal  revenue 
bonds are a pr imar y source of  funding 
to bui ld park ing garages.  Issued by a 
munic ipal i t y,  revenue bonds usual ly do 
not af fect  local  real  estate/ad valorem 
taxes because they are pledged against 
net revenues generated by the fac i l i t y.  
However,  revenue bonds are usual ly 
secured by a var iety of  publ ic park ing 
fac i l i t ies,  inc luding of f -st reet garages, 
sur face lots and on-st reet meters.   In 
l ight  of  the ongoing credi t  c r ises,  park ing 
garage revenues should achieve minimum 
annual debt coverage rat ios ( i .e.,  the 
rat io of  net income to debt ser v ice) of  1.3 
to 1.5 ( i .e.,  net  income is 130% to 150% 
greater than debt ser v ice payments) over 
the projected l i fe of  the bond.  The Ci ty 
of  For t  Lauderdale wi l l  need to conduct 
detai led feasibi l i t y  studies,  inc luding 
f inancial  as wel l  as cost-benef i t  analyses 
to demonstrate a project ’s wor th above 

•

costs as wel l  as the ex tent of  l ikely publ ic 
benef i ts.

Several  other supplemental  sources may be 
avai lable for  park ing garage construct ion.  
These may inc lude:

General Obligat ion (G.O.) Bonds—
Funding park ing garage construct ion may 
be possib le through a GO Bond i f  i t  is  t ied 
to a capi ta l  projec t  such as inf rastructure 
or roadway improvement.   However,  the 
bond issuer ( i .e.,  the Ci ty)  must meet the 
publ ic -purpose provis ions of  the 1986 Tax 
Reform Act and subsequent amendments 
as wel l  as consider the impl icat ions of 
adding new bonded indebtedness to the 
Ci ty ’s outstanding statutor y debt . 

“Lease Revenue Bonds”—Also 
known as “appropr iat ion obl igat ions”, 
a lease agreement or cer t i f icat ions 
of  par t ic ipat ion (COP) in a lease, or 
instal lment purchase contracts,  are 
establ ished between a munic ipal i t y 
and a developer.   The bond f inances 
construct ion of  the park ing garage wi th 
the munic ipal i t y commit t ing an annual 
funding al lotment .   These obl igat ions 
have grown as munic ipal i t ies face debt 
cei l ings or are required by state law to 
obtain voter approval  of  debt issues.  
These appropr iat ions also are subject 
to annual  recommitment of  funding.  In 
the event the annual  appropr iat ion is 
not  made, the investor can rec laim the 
col lateral  ( i .e.,  the garage).

E nhance d L as  O las  Beac h Plaz a

The master p lan recommends modi f icat ion of 
the ex ist ing 6,000 sq. f t .  p laza wi th new wal ls, 

•

•

steps and sculptural  markers at  an est imated 
cost of  $599,200.  Potent ia l  funding sources 
inc lude:

TIF Revenues—The project ’s modest 
costs make i t  a st rong candidate to use 
some por t ion of  the approximately $5 
mi l l ion in annual  tax increment revenues 
that are general ly in the CR A f rom recent 
new development,  as costs could be paid 
back wel l  before the CR A expires in 2019.

Flor ida Forever Program— The Flor ida 
Forever Program provides grants to 
e l ig ib le appl icants for  the acquis i t ion of 
land for community-based parks,  open 
space, and greenways that fur ther the 
outdoor recreat ion and natural  resource 
protect ion needs ident i f ied in local 
government comprehensive plans.

Flor ida DEP Greenways & Trai ls 
Program— Funding f rom the state’s 
Depar tment of  Environmental  Protect ion 
Greenways & Trai ls Program is used to 
acquire lands to establ ish a statewide 
system of greenways and t rai ls.   In this 
case, cr i ter ia in the DEP program could 
be used because the Las Olas Plaza 
projec t  would ser ve as an “open space 
connector ”  l ink ing the beachfront wi th 
the Int racoastal  Water way, as the open 
space connector would l ink parks,  nature 
reser ves, cul tural  features or histor ic 
s i tes wi th each other and populated 
areas.

Channel Square & Water Taxi Streetscape

The master p lan proposes a water tax i 
stop, landscaped plaza and st reetscape 

•

•

•

improvements,  and a “canal  walk ”  for  Channel 
Square.   Prel iminar y 2008 costs are est imated 
at  $4.04 mi l l ion plus $86,100 for the canal 
walk.   Potent ia l  funding sources inc lude:

Transpor tat ion, Community & System 
Preser vat ion  (TCSP) Program—The 
TCSP program is administered by the 
Flor ida Depar tment of  Transpor tat ion 
(FDOT).   Funds may be used to car r y 
out e l ig ib le projects to integrate 
t ranspor tat ion and community 
preser vat ion plans and pract ices 
that improve t ranspor tat ion system 
ef f ic ienc ies;  reduce t ranspor tat ion 
impacts on the environment;  reduce the 
need for cost ly future investments in 
publ ic inf rastructure;  and provide ef f ic ient 
access to jobs,  ser v ices,  and centers of 
t rade.

TIF Revenues— Est imated modest costs 
of  the “canal  walk ”  ($86,100) suggest 
that  TIF monies could be used to fund 
construct ion.

Transpor tat ion Enhancement Grants—
The Transpor tat ion Enhancement Program 
(TEP) is a Federal  program administered 
by FDOT.  TEP is not a grant program; 
rather,  projects are under taken by 
projec t  sponsors,  such as the Ci ty,  and 
el ig ib le costs are reimbursed.  The 
proposed act ion must provide fac i l i t ies 
for  pedestr ians and bicyc les and safety 
and educat ional  ac t iv i t ies for  pedestr ians 
and bicyc l ists;  acquis i t ion of  scenic 
easements and scenic or histor ic s i tes; 
and, landscaping and other scenic 
beaut i f icat ion.

Other Federal Grants— Potent ia l  funding 
sources inc lude: grants f rom the U.S. 
Depar tment of  Commerce Economic 
Development Administ rat ion (EDA) and 
U.S. Depar tment of  Transpor tat ion.

•

•

•

•

O ceanside Plaz a ( O pt ion 1) / L as  O las / Se bast ian Park ing 
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Almond Ave nue St re e t scap e

This project  focuses st reetscape 
improvements on A lmond Avenue by providing 
a landscaped plaza, water feature,  and 
st reetscape improvements.   Prel iminar y costs 
are $2,635,500.  Potent ia l  funding sources 
inc lude:

TCSP Program and Transpor tat ion 
Enhancement Grants—As detai led 
elsewhere in the Appendix,  these 
enhancement grants require the Ci ty or 
CR A as project  sponsor.

U.S. Depar tment of Housing & Urban 
Development (HUD) CDBG Program—
provides funding in designated areas for 
st reet repair  and re -construct ion and park 
and recreat ion improvements.

Annual Ci ty Depar tment of Public 
Works Funding—for st reetscape 
improvements.

Developer Contr ibut ions  -  as the 
parcels sur rounding A lmond Avenue 
redevelop, developers could construct  a 
por t ion of  the st reetscape improvements.

•

•

•

•

D.C .  Ale xande r Park & I nt racoast al 

Park

The master p lan proposes signi f icant 
improvements and upgrades to A lexander 
Park,  inc luding: a 63,825 sq. f t .  p laza, an 
iconic water feature,  outdoor seat ing grove, 
pedestr ian safety enhancements,  and a 
landscape area to buf fer an adjacent s i te 
that  could accommodate future mixed-use 
development.   Prel iminar y costs are $6.03 
mi l l ion for  park improvements and $426,300 
for st reet and park ing improvements.
For the proposed Int racoastal  Park,  the 
plan proposes a new publ ic park along the 
Int racoastal  Water way to catalyze new 
pr ivate development adjacent to the mar ina.  
Elements inc lude dredging, a boardwalk, 
landscaping and a playground at  prel iminar y 
costs of  $7.28 mi l l ion.

Potent ia l  funding sources for these projects 
inc lude:

Flor ida Recreat ion Development 
Assistance Program (FRDAP) —The 
Flor ida Recreat ion Development 
Assistance Program (FRDAP) is a 
compet i t ive grant program, administered 
through the Flor ida Depar tment of 
Environmental  Protect ion.   I t  provides 
f inanc ial  assistance to local  governments 
for development or acquis i t ion of  land 
for publ ic outdoor recreat ion.  A l l  county 
and munic ipal  governments in Flor ida 
and other legal ly const i tuted local 
governmental  ent i t ies wi th the legal 
responsibi l i t y  for  the provis ion of  outdoor 
recreat ional  s i tes and fac i l i t ies for  the 
use and benef i t  of  the publ ic are el ig ib le.  
The maximum grant request may not 
exceed $200,000.

Land & Water Conser vat ion Fund 
(LWCF) Program —This fund is a 
compet i t ive program administered through 
Flor ida’s Depar tment of  Environmental 
Protect ion and provides grants for 
acquis i t ion or development of  land for 
publ ic outdoor recreat ion use.  A l l  local 
governmental  ent i t ies wi th the legal 

•

•

responsibi l i t y  for  providing outdoor 
recreat ional  s i tes and fac i l i t ies for  use 
and benef i t  by the publ ic are el ig ib le.  
LWCF Funds may be used for outdoor 
recreat ion areas and fac i l i t ies such 
as beaches, p icnic areas, t rai ls,  bal l 
f ie lds,  tennis and basketbal l  cour ts, 
and playgrounds, along wi th associated 
suppor t  fac i l i t ies such as l ight ing, 
park ing, rest rooms and landscaping.

Flor ida DEP Greenways & Trai ls 
Program — Funding f rom the state’s 
Depar tment of  Environmental  Protect ion 
Greenways & Trai ls Program could 
possib ly be used to acquire the land 
required to construct  Int racoastal  Park 
because i t  meets the guidel ines for 
establ ishment of  a system of greenways 
and t rai ls.   Moreover,  the park would 
ser ve as an “open space connector ” 
l ink ing var ious par ts of  Central  Beach 
wi th the Int racoastal  Water way.

•

Sunse t  Point

For Sunset Point ,  the plan proposes a publ ic 
p laza sur rounding a future restaurant s i te 
(pr ivately-developed),  road and park ing, 
and landscaping for $3.35 mi l l ion.   Potent ia l 
funding sources inc lude:

TIF Revenues—While the est imated 
costs of  th is project  are high re lat ive to 
the annual  TIF revenues generated in 
the Central  Beach CR A, the potent ia l 
to catalyze pr ivate investment on this 
s i te in the form of commerc ial  retai l /
restaurant development is posi t ive.   A 
f inancial  analysis should be conducted 
to determine whether a long- term ground 
lease and TIF revenues generated 
through 2019 are suf f ic ient  to backstop a 
$3.35 mi l l ion bond for this projec t .

Land & Water Conser vat ion Fund 
(LWCF) Program—As noted, this fund 
provides grants for  outdoor recreat ion 
areas and fac i l i t ies.   El ig ib i l i t y  for  publ ic 
funding in this case needs to ensure 
that the publ ic p laza sur rounding pr ivate 
development is,  in fac t ,  publ ic and used 
for “outdoor recreat ion”.

Se bast ian / Alhambra Site

The plan proposes two publ ic improvements 
for this s i te as a means of  catalyzing pr ivate 
development:  a 12,000 sq. f t .  publ ic park for 
$422,100 and a 536 -space park ing st ructure 
wi th façade t reatments and landscaping 
at  a cost  of  $18.64 mi l l ion.   Simi lar  to the 
proposed improvements at  Channel  Square, 
the est imated modest cost  of  the publ ic park 
($422,100) suggest that  TIF monies could be 
used to fund construct ion given the signi f icant 
potent ia l  to leverage pr ivate development of 
a 350 - room hotel.   Other funding sources for 
the publ ic park inc lude those grants ident i f ied 
elsewhere in this memorandum that could 
be used for publ ic outdoor recreat ion,  open 
space, and environmental  enhancements.

•

•
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Economic  Benef its

ER A calculated the l ikely economic benef i ts 
accruing to the Ci ty and other re levant 
levels of  government f rom new development 
occur r ing in the study area as measured in the 
market analysis prepared for the master p lan.

Fiscal  and economic benef i ts generated by 
real  estate development t ypical ly ex ist  on two 
levels— direct  and indirect .   Direct  impacts 
are those produced direct ly on-si te —the jobs 
of  construct ion workers,  mater ia ls purchased 
local ly for  construct ion,  new jobs created 
in new uses, retai l  sales at  the s i te,  and 
associated taxes generated across these 
factors.   However,  a number of  indirect 
impacts also ex ist ;  for  example,  jobs and 
earnings as a resul t  of  contractors purchasing 
mater ia ls f rom local  lumber yards or addi t ional 
needs of  on-si te workers that  go beyond the 
conf ines of  what happens on-si te.   These 
“r ipple ef fec t ”  indicators require more in -

depth analysis beyond the scope of  this study.  
However,  i t  is  impor tant  to note that they ex ist 
as addi t ional  benef i ts of  new development on 
Central  Beach.  ER A has div ided the economic 
benef i ts created by new development on 
Central  Beach into three types:

One- t ime Construct ion Benef i ts (Table 1) 
inc lude the cost of  mater ia ls for  construct ion 
and jobs generated by the projec t  as wel l  as 
associated taxes.  In this instance, sales tax 
on construct ion mater ia ls are the pr imar y tax 
because the State of  Flor ida does not have 
a personal  income tax.   Construct ion of  the 
development program tested in the market 
analysis could provide upwards of  2,700 one-
t ime construct ion jobs and $6.7 mi l l ion in 
annual  sales taxes for the State of  Flor ida 
f rom the purchase of  construct ion mater ia ls 
local ly.

Ongoing Proper ty Tax Benefits (Table 2) 
ref lec t  proper ty taxes generated by the 
net new assessed value of  development 
(represented as construct ion costs).   The total 
proper ty tax mi l  rate (amount paid per $1,000 
of  value) for  Broward County in 2007 was 
$20.7251.  Of this,  the Ci ty of  For t  Lauderdale 
receives $5.413, and the remainder goes 
to other tax ing author i t ies inc luding County 
Ser v ices,  the Broward County School  Board, 
the South Flor ida Water Management Dist r ic t , 
Chi ldren’s Ser v ices,  and the Flor ida Inland 
Navigat ion Dist r ic t .   New development 
at  bui ld -out could expect to generate an 
addi t ional  $2.034 mi l l ion in annual  proper ty 
taxes for the Ci ty,  wi th an addi t ional  $5.7 
mi l l ion in annual  taxes generated for other 
tax ing agencies.

Ongoing Other Benefits (Table 3) include 
new employment by land use, business taxes, 

annual  sales taxes generated by retai l , 
restaurants and hotel,  and lodging taxes.  
Redevelopment projects on Central  Beach 
could be expected to generate the fo l lowing 
other benef i ts:

An est imated 600 new jobs and 900 
residents

An est imated $8.8 mi l l ion in annual  sales 
taxes to the State of  Flor ida f rom retai l , 
restaurants and hotel  rooms

Addi t ional  business taxes, paid annual ly 
by each establ ishment est imated at  more 
than $11,000 per year

An est imated $2.76 mi l l ion in annual 
lodging taxes generated by new hotel 
development,  which go to Broward County 
to benef i t  the Convent ion and Vis i tors 
Bureau and to pay of f bonds associated 
with construct ion of the convent ion center.

•

•

•

•

Table Table Table Table 1111: One Time Construction Benefits: One Time Construction Benefits: One Time Construction Benefits: One Time Construction Benefits 

Residential Office Retail Restaurants Hotel

Construction Costs

Total Hard Cost 142,545,000$       5,074,000$           3,168,563$           4,224,750$           93,620,138$         

% of Total Cost - Labor 1/ 40.0% 40.0% 40.0% 40.0% 40.0%

% of Total Cost - Materials 1/ 60.0% 60.0% 60.0% 60.0% 60.0%

Total Labor Cost 57,018,000$         2,029,600$           1,267,425$           1,689,900$           37,448,055$         

Total Materials Costs 85,527,000$         3,044,400$           1,901,138$           2,534,850$           56,172,083$         

Total Hard Costs 142,545,000$      5,074,000$          3,168,563$          4,224,750$          93,620,138$        

Construction Jobs

Total Labor Cost 57,018,000$         2,029,600$           1,267,425$           1,689,900$           37,448,055$         

Average Annual Wage 2/ 45,789$                45,789$                45,789$                45,789$                45,789$                

Person Years of Construction Employment 1,245 44 28 37 818

Total Months of Construction 60 Months 60 Months 60 Months 60 Months 60 Months

Average Annual Construction Jobs 250 10 10 10 160

Construction-Related Sales Tax

Total Materials Cost 85,527,000$         3,044,400$           1,901,138$           2,534,850$           56,172,083$         

% of Materials Purchased in FL 3/ 75.0% 75.0% 75.0% 75.0% 75.0%

State of FL Sales Tax Rate 4/ 6.0% 6.0% 6.0% 6.0% 6.0%

Total Construction-Related Sales Tax 3,848,700$          137,000$             85,600$               114,100$             2,527,700$          

NOTES:
1/ ERA assumption

2/

3/ ERA assumption

4/ State of Florida sales tax rate

Source: RS Means 2007; Florida Agency for Workforce Innovation; Economics Research Associates, May 2008

Average annual wage based on 2006 Industry Employment Data for Broward County by the Florida Agency for Workforce Innovation, Labor Market Stat ist ics Center, Quarterly Census 

of Employment and Wages Program (QCEW), adjusted for inflation

All values are 2007 Dollars

Table Table Table Table 2222:::: Annual Property Tax Revenue, At Build-Out

Residential Office Retail Restaurants Hotel
Projected Development (sf) /1 1,000,000 40,000 37,500 50,000 806,375

Total Construction Costs per SF 220.94$             196.62$             130.97$             130.97$             179.96$             

Total Costs 220,944,750$    7,864,700$        4,911,272$        6,548,363$        145,111,213$    

     Minus Homestead Exemption /2 10,000,000$      

Assessed Values 210,944,750$    7,864,700$        4,911,272$        6,548,363$        145,111,213$    

X Ft. Lauderdale Property Tax Rate /3 0.00543            0.00543            0.00543            0.00543            0.00543            

Ft. Lauderdale Property Taxes 1,145,704$        42,716$             26,675$             35,566$             788,143$           

X Other Property Tax Rate /4 0.01529            0.01529            0.01529            0.01529            0.01529            

Other Property Taxes 3,226,147$        120,281$           75,112$             100,149$           2,219,302$        

Total Property Taxes 4,371,851$       162,997$          101,787$          135,715$          3,007,444$       

NOTES:
1/ Reflects the mean sf of the projected range of demand

2/ Homestead exemption reflects $25,000 per owner-occupied unit

3/ 2006 Rate

All values are 2007 Dollars

Source: RS Means 2007; Florida Department of Revenue; City of Fort Lauderdale; Economics Research Associates, May 2008.

4/ Other taxing agencies in Broward County include the County Services, Broward County School Board, the South Florida Water Management District, Children's 

Services, and Florida Inland Navigation District

I mp l e me nt at io n
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Economic St imulus Create d by Public 

I mprove me nt s

In ER A’s exper ience in redevelopment and 
revi ta l izat ion projects across the Uni ted 
States,  t ypical  rat ios of  publ ic investment 
that  subsequent ly leverage shor t- term pr ivate 
investment general ly fa l ls  in the range of 
$1:$3.  In other words,  for  ever y $1 in publ ic 
investment,  $3 in pr ivate investment is 
t ypical ly generated wi thin the f i rst  f ive or so 
years.   Over t ime, par t icular ly in heal thy real 
estate markets across the Uni ted States,  th is 
leverage rat io can be substant ia l ly  higher,  and 
may reach $1:$12 at  stabi l izat ion.

Whi le i t  is  beyond the scope of  this study to 
provide detai led f inancial  feasibi l i t y  studies, 
Table 3 below conser vat ively est imates 
development value in the range of  $385 mi l l ion 
of  the market-suppor table uses measured 

TI F Reve nue s at  Buildout

Est imated development value in the range 
of  $385 mi l l ion for  the uses ident i f ied in the 
market analysis has the potent ia l  to create 
s igni f icant TIF revenues.  However,  in order 
to est imate TIF revenues at  bui ldout ,  a more 
detai led f inanc ial  analysis—for both income 
proper t ies as wel l  as for-sale uses—wil l  be 
required.  The analysis wi l l  require speci f ic 
informat ion on a number of  key assumpt ions, 
inc luding:

Annual  del iver ies /absorpt ion

Commerc ial  rents and resident ia l  for-sale 
pr ices

Number of  resident ia l  proper t ies receiv ing 
the Ci ty ’s homestead exempt ion,  and

Locat ion and cur rent use of 
redevelopment s i tes to der ive (and net 
out)  cur rent assessed values

I nit ial  Ste ps for  I mp le me nt at ion

Achieving the long- term v is ion of  a thr iv ing 
and dynamic Central  Beach wi l l  require that 
the implementat ion process begin immediately. 
Below is a descr ipt ion of  the recommendat ions 
that should be implemented dur ing the f i rst 
year fo l lowing the Plan’s adopt ion.   These 
recommendat ions inc lude regulator y in i t iat ives 
and fur ther analyses of  publ ic improvements. 

•

•

•

•

in the market analysis.   I f  the Ci ty of  For t 
Lauderdale under takes publ ic investment for 
each of  the key in i t iat ives ident i f ied in the 
master p lan (which are est imated at  $80.8 
mi l l ion in 2008 dol lars),  th is would ref lec t 
leverage rat ios in the range of  $1:$5 —above 
that which is t ypical  in the ear ly years of 
redevelopment across the Uni ted States 
because of  the high assessed (development) 
values  created by ant ic ipated lodging/
condominium hotel  development.

Re gulator y I nit iat ive s

Amend the Ci ty ’s Comprehensive 
Plan to inc lude the Master Plan

Amend the Ci ty ’s ULDR to inc lude the 
Plan and zoning dist r ic t  modi f icat ions

Ident i f y staf f  responsible for 
implementat ion of  the Master Plan

De sign and Feasibi l it y  Analyse s

Review funding recommendat ions to 
determine potent ia l  funding sources 
and ini t iate the fo l lowing shor t  term 
publ ic enhancements:  Las Olas 
Beach Plaza and Channel Square

Ini t iate design of  Oceanside 
Plaza and DC Alexander Plaza

Expand water tax i  stops to inc lude 
Las Olas Boulevard,  Sebast ian 
Street and Riomar Street

Increase publ ic access along 
the Int racoastal  Water way

Establ ish event programming 
for publ ic spaces 

Expand t ro l ley route

Determine cost for  Birch Road 
median improvements

Examine the f inancial  feasibi l i t y  of 
acquir ing underut i l ized parcels nor th 
of  A lhambra Street in the Nor th 

Beach Neighborhood Dist r ic t

  

1.

2.

3.

1.

2.

3.

4.

5.

6.

7.

8.

Table Table Table Table 3333: Annual Additional Benefits, : Annual Additional Benefits, : Annual Additional Benefits, : Annual Additional Benefits, At BuildAt BuildAt BuildAt Build----OutOutOutOut 

Residential Office Retail Restaurants Hotel

Employment
New Residents/Employees /1 900                    200                   94                     125                    191                   
Average Annual Wage/ 2 58,315$             50,080$             29,883$             16,472$              27,249$             

Sales Tax

Total Sales 24,578,597$      46,292,430$       $77,973,616
Tax Rate 6.0% 6.0% 6.0%

Annual Sales Tax (State) 1,474,716$       2,777,546$        4,678,417$       

Business Tax

County Rate 37.50$               45.00$               90.00$                2.25$                 

Per Employee Establishment Establishment Room
#  /3 200                   13                     10                     986                   

Total County Business Tax Receipts 7,500$              563$                 900$                  2,219$              

City Rate 6.30$                 157.50$             157.50$             84.00$                6.30$                 

Per Apartment Establishment Establishment Establishment Room

#  /3 300                    16.00                13                     10                     986                   

Total City Business Tax 1,890$              2,520$              1,969$              840$                  6,212$              

Lodging Tax
Rooms 986                   
Estimated Total Rooms Revenue 56,327,526$      

Tax Rate 5.0%
Annual Lodging Tax 2,816,376$       

Total Estimated Annual Impact to:
City 1,890$               2,520$               1,969$               840$                   6,212$               
County -$                   7,500$               563$                  900$                   2,818,595$        
State -$                   -$                   1,474,716$        2,777,546$         4,678,417$        

x

x

y

NOTES:

All values are 2007 Dollars

Source: State of Florida; Broward County; City of Fort Lauderdale; 2007 PKF Trends in the Hotel Industry; Economics Research Associates, May 2008.

1/ Number of residents are calculated by new units X Central Beach 2012 Avg HH Size (1.5); Off ice= new sf/200 sf/emp; retail= new retail sf/400 sf/emp; restaurant = new 

restaurant sf/400 sf/emp; hotels are based on 24.1% of total hotel revenue/avg salary

2/  Wage data from the Florida Agency for Workforce Innovation, Labor Market Statist ics Center, Quarterly Census of Employment and Wages Program (QCEW).  

Released November 2007. Office worker data is based on a weighted average of industries based on the share of office users in that industry and its concentration in 

Broward County

3/ Number of establishments were estimated by dividing total square feet per use by: 2,500 sf per office est., 3,000 sf per retail est., 5,000 sf per restaurant

I mp l e me nt at i o n
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Public Improvements & Preliminary Cost Estimates

Central Beach Master Plan

Cost

Project Estimate

Oceanside Plaza Option A 22,030,750$                  

Enhanced Las Olas Plaza 599,200$                       

Channel Square/Water Taxi 4,043,375$                    

Almond Avenue Streetscape 2,635,500$                    

J.C. Alexander Park 6,454,490$                    

Las Olas Parking Structure 15,341,200$                  

Sunset Point 3,352,300$                    

Sebastian/Alhambra Site 19,068,700$                  

Intracoastal Park 7,284,200$                    

Total-Preliminary Cost Estimates: 80,809,715$                  

Source: Sasaki Associates, Inc.; November 2008
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Fort Lauderdale Central Beach 
Order of Magnitude Estimate for Public Improvements

Sasaki Associates, Inc.

SA # 74311.00

November 12, 2008

SHORT TERM IMPROVEMENTS - 5 Years

Enhanced Las Olas Beach Plaza  - 6,000 sf

Material Quantity Unit Unit Cost Total Notes

Modified Plaza to Beach 6,000 SF $30.00 $180,000 New pavement and landscape

New walls and steps 240 LF $200.00 $48,000 New pavement and landscape

Sculptural Markers 2 EA $100,000.00 $200,000 New pavement and landscape

$428,000

$171,200 40% Design + Construction Contingency + Soft Costs

$599,200 subtotal

Oceanside Plaza - Option A - 177,775 sf

Material Quantity Unit Unit Cost Total Notes

Area A - 141,600 SF

Parking Structure (Base Price) 400 space $20,000.00 $8,000,000 $38/sf; 335sf/space; Miami=86.5% of national average

Architectural Façade (4 sides) 25,200 SF $35.00 $882,000 (840 lf); Range: SS Mesh w/ veg - ~$15/sf; Precast - ~$30/sf; Brick - ~$30/sf; Glass - ~$55/sf

Architectural Tower 1 LS $200,000.00 $200,000 30 x 30 tower, 40 feet tall; Elevator tower façade upgrade; Tower overlook

Community Interior space 10,800 SF $350.00 $3,780,000 Cost includes fitout for space to be utilized as Community space with potential for lease

Restroom 500 SF $200.00 $100,000

$12,962,000

$5,184,800 40% Design + Construction Contingency + Soft Costs

$18,146,800 subtotal

Plaza

Shade Structure over Stage 2,050 SF $100.00 $205,000

Water Feature 1 LS $2,000,000.00 $2,000,000 Allowance for interactive water feature (~$200/sf)

Hardscape/Landscape Plaza 91,050 SF $45.00 $4,097,250 Mobilization, demo, grading, utilities, paving, stairs, walls, lighting, landscape

Crosswalks - Las Olas (5000sf) + A1A (3400 sf) 8,400 SF $30.00 $252,000 Unit pavers with sub-slab and base; allowance for some demo and utility mod's

$6,554,250

$2,621,700 40% Design + Construction Contingency + Soft Costs

$9,175,950 subtotal

$27,322,750 Subtotal Option A 
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Oceanside Plaza - Option B - 177,775 sf

Material Quantity Unit Unit Cost Total Notes

Plaza

Shade Structure over Stage 2,800 SF $100.00 $280,000

Water Feature 1 LS $2,000,000.00 $2,000,000 Allowance for interactive water feature (~$200/sf)

Hardscape/Landscape Plaza 163,775 SF $45.00 $7,369,875 Mobilization, demo, grading, utilities, paving, stairs, walls, lighting, landscape 

Pergola 12,000 SF $40.00 $480,000

Art Feature 1 LS $100,000.00 $100,000

Crosswalks - Las Olas (6100sf) + A1A (3400 sf) 9,500 SF $30.00 $285,000 Unit pavers with sub-slab and base; allowance for some demo and utility mod's

$10,514,875

$4,205,950 40% Design + Construction Contingency + Soft Costs

$14,720,825 Subtotal for Option B

DC Alexander Park 

Material Quantity Unit Unit Cost Total Notes

Plaza - 63825 SF

Plaza Kiosks - Retail + RR 1,955 SF $500.00 $977,500

Water Feature 1 LS $2,000,000.00 $2,000,000 Allowance for interactive water feature (~$200/sf)

Plaza - hardscape/softscape 43,920 SF $45.00 $1,976,400 Mobilization, demo, grading, utilities, paving, stairs, walls, lighting, landscape

Outdoor Seating Grove 10,000 SF $20.00 $200,000 Loose paving, lighting, landscape

Landscape Buffer adjacent to Future Development 7,950 SF $15.00 $119,250 Loose paving, lighting, landscape

Crosswalks - across A1A 340 SF $30.00 $10,200 Unit pavers with sub-slab and base; allowance for some demo and utility mod's

$4,305,850

$1,722,340 40% Design + Construction Contingency + Soft Costs

$6,028,190 subtotal

Street/Parking- 84,125 SF

Hardscape/Landscape 20,300 SF $15.00 $304,500 New pavement, sidewalks, and street trees

$304,500

$121,800 40% Design + Construction Contingency + Soft Costs

$426,300 subtotal

$6,454,490 Subotal DC Alexander Park

$33,777,240 Total Project Budget Estimates for Short Term Improvements with Option "A" Oceansidse Plaza

$21,774,515 Total Project Budget Estimates for Short Term Improvements with Option "B" Oceansidse Plaza
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INTERMEDIATE TERM IMPROVEMENTS - 5-10 Years

Sebastian/Alhambra Site - 107,600 sf

Material Quantity Unit Unit Cost Total Notes

Park Site - 12,000 SF

Landscaped Area 10,100 SF $15.00 $151,500

Water Feature 1 LS $150,000.00 $150,000

$301,500

$120,600 40% Design + Construction Contingency + Soft Costs

$422,100 subtotal

Parking Structure Site - 95,600 SF

Parking Structure 536 space $20,000.00 $10,720,000 $38/sf; 335sf/space; Miami=86.5% of national average

Parking Structure Façade Treatment 35,600 LF $40.00 $1,424,000 (890 lf); Range: SS Mesh w/ veg - ~$15/sf; Precast - ~$30/sf; Brick - ~$30/sf; Glass - ~$55/sf

Retail Space 13,800 SF $200.00 $2,760,000 First floor of parking structure facing Sebastian 

Landscaped Area 47,000 SF $25.00 $1,175,000

$16,079,000

$6,431,600.0 40% Design + Construction Contingency + Soft Costs

$22,510,600 subtotal

$22,932,700 Subtotal Sebastian/Alhambra Site

Water Taxi Stop + Plaza - 28,125 sf

Material Quantity Unit Unit Cost Total Notes

Sheet pile wall 210 LF $2,000.00 $420,000

Dredge 3,000 CY $15.00 $45,000 Assume 5400 sf x depth (15'?) - assumes no contaminated soil included

Dredge + Sheetpile Mobilization 1 LS $45,000.00 $45,000

Water taxi kiosk - visitor's, info, tickets, café 2,500 SF $400.00 $1,000,000 NOTE: could be leased, and privately constructed and operated

Plaza - hardscape/landscape 30,625 SF $45.00 $1,378,125 Mobilization, demo, grading, utilities, paving, stairs, walls, lighting, landscape

$2,888,125

$1,155,250 40% Design + Construction Contingency + Soft Costs

$4,043,375 subtotal

Ap p e nd i x :  Ce nt ra l  B e ac h Pu b l i c  I mp r ove me nt s  Cos t  E s t i m ate s
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Water Taxi Streetscape - 2,050 sf

Material Quantity Unit Unit Cost Total Notes

Canal Walk, Plaza, and Landscape 2,050 SF $30.00 $61,500 Paving, lighting, landscape

$61,500

$24,600 40% Design + Construction Contingency + Soft Costs

$86,100 subtotal

Almond Avenue Streetscape - 38,500 sf

Material Quantity Unit Unit Cost Total Notes

Hardscape/Landscape Plaza 38,500 SF $45.00 $1,732,500

Water Feature 1 LS $150,000.00 $150,000

$1,882,500

$753,000 40% Design + Construction Contingency + Soft Costs

$2,635,500 subtotal

$29,697,675 Total Project Budget Estimates for Intermediate Term Improvements 
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LONG TERM IMPROVEMENTS - 10-20 Years

Las Olas Parking Structure - 98,800 sf

Material Quantity Unit Unit Cost Total Notes

New Marina Facility (relocated) 5,600 SF $200.00 $1,120,000 New structure to replace existing facility

Parking Structure 400 space $20,000.00 $8,000,000 $38/sf; 335sf/space; Miami=86.5% of national average

Architectural Façade (4 sides) 28,800 SF $35.00 $1,008,000 (960 lf); Range: SS Mesh w/ veg - ~$15/sf; Precast - ~$30/sf; Brick - ~$30/sf; Glass - ~$55/sf

Retail Space 16,000 SF $200.00 $3,200,000 First floor of parking structure facing park and Birch Road

Roadway/Streetscape Area 21,500 SF $25.00 $537,500 Grading, paving, curbing,lighting

Landscaped Area 19,500 SF $15.00 $292,500 Grading, paving, lighting, planting

$14,158,000

$5,663,200 40% Design + Construction Contingency + Soft Costs

$19,821,200 subtotal

Sunset Point - 122,800 sf

Material Quantity Unit Unit Cost Total Notes

Restaurant Area Plaza 8,600 SF $45.00 $387,000

Roadway and Parking Area 33,500 SF $25.00 $837,500

Landscaped Area 78,000 SF $15.00 $1,170,000

$2,394,500

$957,800 40% Design + Construction Contingency + Soft Costs

$3,352,300 subtotal

Restaurant Building Area 2,700 SF Developer site

Intracoastal Park - 184,00 sf

Material Quantity Unit Unit Cost Total Notes

Sheet Pile Wall 470 LF $2,000.00 $940,000 Perimeter of marina

Dredge 13,500 CY $15.00 $202,500 Assume 13,500 sf x depth (15'?) - assumes no contaminated soil included

Boardwalk 6,300 SF $35.00 $220,500 Concrete piers, wood decking and structure

Landscaped Area 108,000 SF $25.00 $2,700,000 Grading, paving, lighting, planting

Playground 38,000 SF $30.00 $1,140,000 Includes play structures

$5,203,000

$2,081,200 40% Design + Construction Contingency + Soft Costs

$7,284,200 subtotal

Site Adjacent to Marina 17,400 SF Developer site

Marina Restaurant Site 15,000 SF Developer site

$30,457,700 Total Project Budget Estimates for Long Term Improvements 

$93,932,615 Total Project Budget Estimates for All Improvements w/ Oceanside Option "A" 

$81,929,890 Total Project Budget Estimates for All Improvements w/ Oceanside Option "B" 
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