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This study is intended to assist the community of Vero
Beach in examining its Central Business District, its
downtown area and developing a program for its
transformation into the viable role which will make it a
source of pride and benefit to the entire community. This
program is intended to be an action plan with specific steps
to be taken now and in the reasonably near future to steer
change in the Downtown area in desirable directions.

"Downtown" means many different things to different
people and in different places. The historic prototype of the
small city's downtown was the commercial, retail,
professional, and governmental focal point of the
community. With the exception of manufacturing and
warehousing activity, downtown contained all of the
commercial activity of the urban community. It was also the
social center of the community, with theaters, restaurants,
hotels, and social clubs. Historic downtowns also attracted
the higher density housing in the community, because these
locations were convenient to employment and shopping.

The Vero Beach Community Redevelopment Agency (CRA)
has retained the consulting team of Strategic Planning
Group, Inc. (SPG) and Canin Associates to assist in
preparation of a Community Redevelopment Plan for the
Central Business District (CBD) of the City of Vero Beach.
The objective of the planning effort is to develop a
practical and achievable plan of action to revitalize the
Central Business District and to guide development
there in a positive direction. For that objective to be
attained, with the professional advice of the consulting team,
the Action Plan which results from this process must be the
creation of the property owners, merchants, professionals,
residents, governmental entities, and citizens of Vero Beach
who use and occupy the Central Business District every day.

The role of "Downtown" changed as suburban development
occurred. Retail activities were attracted to shopping
centers, first with neighborhood scale centers as the
"supermarket" replaced the grocery store, and later with
regional shopping centers as department stores moved out of
downtown to the convenience of the mall. Other commercial
activity frequently followed. As growing communities
required larger commercial establishments to provide
adequate services, undeveloped sites away from the
constraints of the already built-up downtown proved most
economical for expansion.. Frequently, governmental
activities were also attracted to less costly sites when
expansion was required. As various activities left
downtown, the "typical" downtown ceased to exist. Each
community responded to its individual development history
by transforming downtown to fill a particular role or roles.
Most downtowns are still in that process of adapting to new
roles.
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SPG was chosen by the Community Redevelopment Agency
to conduct this project. Robert J. Gray, AICP, serves as
Project Director. Strategic Planning Group, Inc. is unique in
the consulting environment in that it brings not only a strong
urban planning background, but equally important, a strong
economic expertise to downtown revitalization
programming. SPG currently assists communities and
private sector clients throughout the United States in
developing economic feasible commercial, retail, and
industrial developments. In Florida, SPG has recently
completed a major redevelopment program for the City of
Jacksonville and a commercial office study for the City of
Maitland.
Assisting SPG in preparing the City of Vero Beach's
Downtown Redevelopment Program is Canin Associates.
Canin Associates is a leader in the State of Florida in
performing land planning and urban design studies for
local communities and private clients. Brian C. Canin,
AIA/ AICP, President of Canin Associates, will be that

firm's Project Manager. Collectively this team brings a
confident pragmatic, business-like approach to this
redevelopment program.
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The Central Business District has been the subject of concern
to Vero Beach for some time. The CBD was evaluated and a
revitalization program recommended in 1972. That study
reviewed land use, building conditions, parking problems,
ownership patterns, and land values as indicators of problem
areas throughout a 23 block Downtown area. It
recommended a program of physical improvements,
economic analysis, and regulatory reform to alleviate
problem areas. Little action was taken to implement those
recommendations.

In 1987, a group of local architects started a project called

"Concept Vero Beach" which began the process of
addressing growing problems in the Downtown area. The
identified problems included the departure of many retail and
entertainment facilities from downtown, a deterioration in the
quality of the office use compared to other areas a loss, of
street tree canopy, deterioration of building facades, traffic
congestion and increasing parking problems. One of the
recommendations of that effort was the creation of a
Community Redevelopment Area.
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In February 1988 the Community Redevelopment Agency

(CRA) was created and a Redevelopment Area was
established, as shown on the facing page.
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In August 1988, the CRA retained a design consultant to

assist the community in creating a redevelopment plan. The
"Blue Sky " workshop was intended to identify problem
areas, establish a planning framework, and develop practical
solutions. The planning framework from the summary of
that effort is shown on the facing page. The framework
envisioned the growing government complex in the area,
including the existing community center, planned judicial
complex expansion and new library construction, as the
basis of improved support services such as cultural facilities,
specialty retail and entertainment businesses and improved
vehicular and pedestrian access. The program of action
items included:
•
•
•
•
•
•

Increase allowed building heights
Create Entry Gates to the Downtown area
Close a block of 21st Street and a block of 15th
Avenue
Relocate many recreational activities currently in
Pocahontas Park to other parks
Develop a marketing plan for promotion of the area
for development
Increase the attractiveness of pedestrian circulation
in the area

Several of these ideas, while supported by the workshop
participants, met with considerable opposition outside that
forum. Especially controversial were the building
height, street closure and park relocation proposals.
This planning effort will take into account both the results
of the Blue Sky workshop and the reactions which
those proposals created in the wider arena.
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Too often plans are simply documents which occupy shelf
space. They ignore the political, financial, or market realities
of the real world; absorb limited government resources in illfated attempts at implementation; and ultimately end up on
the shelf, ignored. The work program de~cribed here w!ll
include development of a plan, but more importantly will
result in an Action Program. The Action Program will
detail the necessary steps to be taken, financing sources
to be utilized, and responsibility for implementation for
each required action.

The second workshop session (April 9, 1990), brought
before the participants several alternative development
concepts developed by the consultants as result of the first
session and the consultants analysis of market and land use
information. This process identifed parcels which are
particularly susceptible to change withiri the near future and
match those with market opportunities to create the most
viable alternatives. The charrette and a subsequent meeting
with the Agency indicated the preferred alternative
development concept, not which was one of the alternatives
offered by the consultants but a compromise including
aspects of several of the alternatives.

a

The Work Program is centered around three crucial
workshop meetings, held with the consulting team,
Redevelopment Agency, and the public to review _a_nd
confirm information, analyze problems and opportumues
beyond simply "crunching the numbers", and determine the
goals the community has for its Downtown. Through these
workshops, the community will develop the Action Program
which it must ultimately implement

The third workshop session (June 4, 1990), reviewed the
consensus plan and its implementation strategy for adoption
by the Agency and recommendation to City Council.

In the first workshop session (February 26, 1990), the
consultants reviewed the information collected and
confirmed its validity with the participants. This session
also began the analysis of data by determining the
opportunities and constraints for redevelopment as seen by
the community.
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Several projects affecting the Downtown are currently
underway or programmed which this study will assume to
be accomplished projects on their planned schedule.
•

The Indian River Library project is currently under
construction, as indicated on the facing page.

•

The Indian River County Judicial Complex is being
planned as a replacement to the existing courthouse
building, occupying three square blocks of Downtown.
The future of the existing Courthouse has not yet been
decided, but is open to a new use to be determined.

•

The "Twin Pairs" highway project, rerouting State
Highway 60 onto a rebuilt three-lane 19th Place for its
eastbound segment and a three-lane westbound 20th
Street, is a committed FOOT project .

',' ~::;i
:i..,,)i,~
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Press-Journal / Angela Buono
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Florida Atlantic coast has created an expanded economic
base for the County, as an attractive retirement location
reso;t/tourism area and increasingly as a commercial and
service center.

The market for commercial uses of land in the Vero Beach
Redevelopment area will be determined partially by the
growth of the market area which Downtown Vero Beach
serves.. With the <;ity of Vero Beach virtually built-out,
growth .m the remamder of the County will be the market
for~e whic~ allows for the redevelopment of the Downtown.
This ov~rvi~w examines the growth of Indian River County
as an indicator of the opportunities for Downtown
redevelopment.

~e continued growth in permanent population of Indian
River <;ounty_ is. highly indicated by the past trends.
Population proJections by the State indicate a population in
the year 2000 of 125,000.

The Down~oV:'n area has multiple functions which it might
perform withm the context of the growing "greater Vero
Beach" urban area. Those functions to be considered and
evaluated in this s_tu_dy i~clude retail sales, office space,
gove;11men~l amD:mistratlve space, medical and personal
services, fmancial services, residential use and
e~tertainmeD:t functions. The viability of each of the~e uses
will depend m part on the population growth of the greater
Vero Beach area. For purposes of considering all of these
uses collectively, Indian River County serves as a reasonable
and convenient definition of the market area.

Population
Indian River County has grown from under 60 000
permane~t residents in 1980 to nearly 95,000 currently, 'a 58
percent m the 1980-90 period. Population growth of the
area has occurred largely in the unincorporated parts of the
Co~nty, as indicated ~y build~ng activity. Once a primarily
a~1cu_ltural community servmg the famous Indian River
citrus mdustry, growth of Florida and especially the south

The County's high rate of growth has obviously been the
result of heavy in-migration to the area. However the extent
of that _in-migr~tion ~s surprising. With an ~Ider aged
population, Indi~n River has little opportunity to grow
through natural mcrease. In the 1980-88 period over 98
percent of the population increase resulted from inmigration.. In contrast, the state as a whole registered 89
percent of its growth through in-migration.

Age Distribution
The characteristics of the area's populatiOI! growth will also
affect the redevelopment opportunities in the Downtown
area. !he_ age d~stribution of the County's population is
becoming mcreasmgly elderly. While total population grew
by 46 percent from 1980 to 1988, the elderly population
grew by 70 percent. Of the County's total population
growth, 31 percent was from the increase in persons aged 65
or older. That segment of the population grew from 20
pe:cent of the total re~idents 1980, to 24 percent in 1988.
It 1s expected to contmue this growth to comprise over 26
percent of the resident population in the year 2000.
STRATEGIC PLANNING GROUP, INC.
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The Downtown area sits at the hub of the traditional
transportation system of Indian River County. Th~ study
area is bisected from east to west by State Highway
60,which functions as the major east-west corridor in ~he
County. Highway 60 connects the north-south maJor
highways in the County, AlA, US 1, I-95 and Florida's
Turnpike. Within the context of the immediate Vero Beach
urban area, SR 60 and SR 656 (16th and 17th Streets just
south of the study area) provide the only continuous routes
through the City and across the Indian River to Al A.
Within the study area, Highway 60 (20th Street) is currently
a four-lane non-divided facility which occupies virtually the
entire right-of-way with its four through lanes. It has no onstreet parking and no provision for separate turn lanes.
Traffic counts in the study area have varied between 14,600
and 15,400 AADT over the last five years.

North-south routes important to the study area include US 1,
just east of the railroad tracks along the study area's eastern
boundary. This major highway turns to run east-west along
21st Street before turning south again at 8th Avenue. Old
Dixie Highway (County Road 605) provides access into
Downtown from the south, but terminates at 20th Street. In
recent years, the Seminole Avenue/14th Avenue alternative
has carried twice the traffic as the traditional Old Dixie artery
in the study area. 14th Avenue has the advantage of
continuing north of 20th Street and crossing the FEC
Railroad tracks to rejoin US 1 north of the study area.

State Highway 60 within the study area will be rerouted and
reconstructed by the Florida DOT in the 1992-93
construction period. This "Twin Pairs" project will reroute
the eastbound traffic at 20th Avenue onto a rebuilt 19th Place
as a one-way road with three through lanes. The westbound traffic will occupy the existing 20th Street pavement
with three through lanes, allowing for separate turning lanes.
The separation of east and west b?un_d traffic. and the
addition of two more through lanes s1gmficantly increases
the carrying capacity of the route.

VERO BEACH REDEVELOPMENT
PAGE

12

STRATEGIC PLANNING GROUP, INC.
CANIN ASSOCIATES

23rd
I 2 3 4

VERO BEACH
REDEVELOPMENT STUDY
AREA • C2A DISTRICT

Major Roadways

0

4
1

_

'I--'I'~,-Iii
"''i=

"

•

'"'i=

1-

"

. i==

-··

.

'i=

mm """' •

[J ili

11

2

10

-- I -

13

.

DBEACH
JUNIOR HIGH SCHOOL

n

1

-

19TH PLACE -

_

us

Ir"
PAGEJJ

SR 60 "Twin Pairs"

I
1

lU 1r Il JL Il 1r Il lE §
The prov1s1on of adequate and convenient parking is
important to the viability of any commercial area The study
area provides parking through both private and public
parking facilities, including limited on-street parking. The
combined total parking excess or deficiency according to the
requirements of City regulations (if they applied fully to the
C-2A district) are indicated on the following page. This
information generally indicates a net parking deficiency
within that area measured of approximately 400 spaces, a 20
percent deficiency from the needed 2,134 spaces indicated
by the zoning ordinance. The appropriateness of this
requirement applied to the Downtown area will be
considered in the analysis phase of this study.

The study area is adequately served by the existing water and
electrical distribution and sewer collection systems. Utilities
will not pose a constraint to the redevelopment of the area.

IIDffiAilWACGJE
The Downtown area is well served by the existing drainage
system. The coastal management area lies wholly to the east
of the railroad tracks, outside of the study area. Drainage
poses no constraint on the redevelopment of the study area.
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Generalized Development Guidelines

The study area is defined by the current C-2A zoning
district, the most permissive of the six commercial districts
in the City' zoning ordinance. Only non-intensive
commercial uses are excluded from the C-2A district, such
as funeral homes, car dealerships, and plant nurseries.
Development guidelines allow a 50 foot maximum building
height, 15 feet higher than the other commercial districts.
Other development guidelines are also permissive, allowing
more intense urban-style development typical of most
downtown areas. Regulations also exclude the C-2A district
from the off-street parking requirement for nonresidential
uses, as required within all other zoning districts.

Density (units/acre):
Residential
Efficiency
Hotel/motel
Building Hts. (Ft.)
Open Space(%):
Residential
Non-residential
Nursing Home
Setbacks (Ft.):
Front
Rear
Side

Zoning Districts
R-3A CIA
C-lB B-1
C-1

C-2A

15
18
30
35

15
18
30
35

35

35

18
30
35

15
18
30
50

50
15
25

50
15

15

15

15

20

25(A)

20
15

25(B)

15(C)

50

lO(F) 15(0) l0(F) lO(F)
O(E) 15
O(E) O(E)
O(E)
0
0
0

(A) 10 for non-residential uses.
(B) 17 1/2 feet for non-residential uses.
(C) No setback required for non-residential uses.
(D) 45 feet on major thoroughfares.
(E) When abutting a residential district, a side or rear ·your equal to that in
the residential district is required.
(F) The setback area shall be landscaped in accordance with the Vero Beach
Landscape and Tree Protection Ordinance.
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The redevelopment area gained its status as the "downtown"
of Vero Beach after 1911 when the study area and its
surroundings were platted as the "Town of Vero"
subdivision. The earlier residential settlement to the east of
the tracks moved its school and post office to the new area
and Baptist, Methodist and Catholic churches were built in
the new subdivision on donated property. The Pocahontas
Park was dedicated and the Women's Club built its meeting
and library building in the area. The downtown area
developed a bank, department and dry goods store, drug
store and rooming house, establishing it as the commercial
center of the growing community. A fire swept the area in
1919 and the buildings were rebuilt in the architectural style
of the 1920s. In 1935 a WPA project constructed the new
~ourthouse for recently established Indian River County, still
muse today.

Historically Significant Buildings and Sites

Buildings of historic significance within the study area are
shown below. These buildings represent potential assets to
the redevelopment of the area in providing a special character
for the area which cannot be replicated by new development

VERO BEACH REDEVELOPMENT
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•
•
•
•
•
•
•
•
•
•
•
•
•
•

Indian River County Courthouse (C. 1930s)
"Old" Community Building (C. 1930s)
Pocahontas Park (C. 1913)
Pocahontas Building (C. 1920s)
Dubose Building (C. 1920s)
Theatre Building (C. 1920s)
Bank Building (C. 1920s)
Women's Club (C. 1920s)
Vero Beach Municipal Power Plant (C. 1920s)
Strip Commercial Stores, on Old Dixie between 19th
Place and 19th Street
Charlton Apartments (C. 1920s)
Maher Building (Skiscim and Alma Lee)
Berggren Building including "old" home
Area Along 19th Place - Nelson House, BakerReynolds House, Graves House, Jones House several
apartment building (C. later 1900-1930s).
'
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The current patterns of activity in the Downtown area are
illustrated in four maps, showing 1) public and semi-public
uses, 2) retail and service uses, 3) office uses, and 4)
residential uses.

Public and Semi-public
The CBD has a long history as the center of Vero Beach's
civic life. From the initial platting of Pocahontas Park in
1913, the Downtown area has maintained much of that role.
The study area includes the Post Office, Courthouse,
Community Building, Chamber of Commerce, several civic
clubs, utility company offices and operations, and the site of
the new library. The addition of the new Judicial Complex
will further strengthen the public presence in Downtown.
The Strongest area of public activity forms an arc from the
post Office, through the Chamber of Commerce and park,
including the existing and proposed Courthouse building
sites and ending in the Library and planned County parking
area. These uses are high generators of activity. The
surrounding locations are likely to be attractive to other
businesses which use these facilities regul~ly.
Immediately outside of the study area are additional public
and semi-public uses. These include the schools to the south
and several churches located just north and east of the study
area boundaries.
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These uses occupy a large
percentage of the total study
area land While a healthy retail
presence is an indicator of a
vibrant Downtown, the types of
uses heavily represented in the
study area indicate the problems
which concern the community.
The area includes five thrift
stores and eight furniture or
appliance stores. While these
businesses have a place in the
retail economy, their prevalence
downtown likely creates little
business for other retailers
while occupying a large amount
of retail floor space.
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Residential uses within the
study area are clearly :
concentrated south of 19th ·
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Apartments and a singlefamily house being acquired
for the judicial complex
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This Section describes the first series of public
charrette/workshop findings held by the Vero Beach
Community Redevelopment Agency and its consultants,
Strategic Planning Group, Inc. and Canin Associates, and
attended by 31 citizens interested in the future of the
Downtown area. Secondly, this Section presents additional
information gathered by the consulting team as a result of
that workshop. Finally, it presents four alternative
generalized concepts of future development in Downtown.
These concepts are intended as points of discussion for the
second workshop, in which participants will indicate a
preferred alternative for the Downtown's future
development. The final phase of the program will specify
the activities needed to implement that vision of Downtown
Vero Beach.
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The first workshop was intended to establish the background
for the study, explore opportunities and constraints to
redevelopment, and determine the concerns and aspirations
for the future of Downtown by the various parties who will
shape that future. The workshop was. attended by 31
citizens, generally representing Downtown property owners
and Downtown merchants (frequently combined property
owner/merchant operator) with a few residents of the
immediate area
The group indicated that, for Vero Beach, the concept of
"Downtown" meant:
• the center of community and social activities,
• traditional location of government offices and
functions,
• ancillary retail activities serving office users,
• not necessarily high density development.
The areas of relative concern to the two groups represented
are reflected in the chart on the following page. For virtually
all topics, the merchants and property owners were in perfect
agreement.

1

Access and Parking

•

Need for more parking spaces located conveniently to
parkers' destinations.

•

Concern over efficient traffic circulation after
introduction of the "twin pairs" one-way traffic flow on
State Road 60.

•

Current and expected future problems for pedestrian
circulation resulting from high vehicular traffic, narrow
sidewalks close to travel lanes, and inadequate
crosswalks. A "walkable" Downtown was considered
crucial to future success.

2 Image/ Appearance
•

The creation of an aesthetic urban environment was
judged most important to future success.

•

Streetscape beautification, preservation of historic
elements, building facades, and signage were judged less
critical individually, indicating that the overall impression
of an aesthetic urban area is more important than the
particular combinations which produce it.

3

Administrative revitalization

•

Administrative activities such as marketing efforts, and
programming of special activities were not high
concerns, although property owners were concerned
about management functions, such as maintenance and
repair of streets and sidewalks, street cleaning and
landscape maintenance.
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FIRST WORKSHOP: AREAS OF CONCERN
CONCERN GROUPS:

TOPIC OF
CONCERN

DOWNTOWN DOWNTOWN
PROPERTY MERCHANTS
OWNERS

•• •
• •

ACCESS & PARKING

RESIDENTIAL REYITAL

ct

• Parking Policy
-provide more spaces
• Downtown Circulation

.. ''Twin Pairs"

• Pedestrian access/
crosswalks
• Railroad Crossing
Congestion

0

IMAGFJAPPEARANCE
• Urban Aesthetics
• Downtown Promotions
• Slreetscape Beautification

Cl

(I

0

• Building Facades

(I

• Signage

•

• Market
• Location
SECURITY

0

• MorcPolicc

• •
Cl

• Historic Elements

• Scale

MARKET
• MoreRetail

(I
(I

• More Office
• More Residential

ct

0
0
0

0
0
0

0

0

0

0

•• ••

0

(I

Major Importance

(I Important
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•

Zoning and public regulations were a critical concern,
with preservation of the C2-A zoning, zero setback,
allowance of adequate signage and consistent
administration of codes mentioned specifically.

4

Residential Revitalization

•

Multifamily development around the periphery of the
downtown was considered desirable but not critical to
overall success.

5

Security

•

Personal safety was not considered to be a particular
problem in the downtown. This is typically a major
concern, even in small community downtowns. The
relative safety of Downtown Vero Beach is a positive
characteristic easing future redevelopment.

6

Market

•

The current slow markets for Downtown office and retail
space were serious concerns by all.
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Transportation

The following points of information were ascertained from
the first workshop meeting or from subsequent ~ollow-up
research and interviews conducted by the consulting team.
They provide indicators of oppo~un~ties for redevelopment
within the Downtown and the begmnmgs of a redevelopment
program on which to build.

The Twin Pairs project for redevelopment of State Road 60
is currently programmed for construction in 1992-93. The
committed design of the project through the Downtown area
calls for four lanes westbound along 20th Street (3@ 12', 1
@ 14') with 6 foot wide sidewalks abutting the back of each
curb, basically reconstructing the street as it currently exists.
The eastbound segment along 19th Place would have three
lanes (2@ 12', 1@ 14') with 6 foot wide sidewalks
separated from the back of the curb by a 6 foot landsc_a~e
strip. The project requires that the segment of Old Dixie
Highway between the pairs be made one lane, one-way
southbound with the excess existing street pavement
designed fo; additional diagonal parking spaces (net gain of
12 spaces).
The Twin Pairs project is a major influence on Downtown
opportunities. While it will ea_se ~ov~ment thro~gh
Downtown itself, more importantly 1t will relleve congestion
between Downtown and Indian River Boulevard. The
project will likely improve pedestrian movement ~ownto~n,
with pedestrians crossing 20th Street concerned with vehicle
traffic from only one direction and at half the volume than
with the current design. Finally, the Twin Pairs will expose
property on 19th Place to traffic, increasing retail and office
opportunities.
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Building Plans
The Florida Theater building is planned for renovation as
a retail/residential project, with a major restoration of the
facade of the building to its historic character. Phase one of
the project would create nine apartments on the second floor
and 8,000 square feet of retail space along the atrium space
leading from the street back to the building's old theater
lobby. The second phase of the project, including the theater
hall itself, is not yet committed to a use. The potential to
provide access through the building to the alley exists, with a
connection possible to 13th A venue through the lot now
used by a nursery retailer. The renovation of the Florida
Theater will introduce a new element of historic renovation
to the Downtown which could act as a catalyst for other new
projects.

First Union Bank will be vacating its building at 20th
Street and Old Dixie Highway on April 1. No new user for
the building has been identified.
The Florida Federal Building at 14th Avenue and 21st
Street was built so that a second and third floor could be
added to the existing structure. The owner, Henry Flick, is
interested in building that addition when market conditions
justify the investment.

Mr. Flick also owns the northern 225 feet of the public
parking lot along 15th Avenue, a 100 foot vacant frontage on
the west side of 15th and an adjoining 50 foot vacant
frontage on 16th A venue. Mr. Flick is preparing a proposal
to Indian River County to construct and turnkey a new
building and parking garage on his and other properties in
the area (as indicated in Figure XX) as an alternative to the
Judicial Center proposal. The project would require the
abandonment of the 15th Avenue right-of-way. The
configuration of the property would allow for approximately
130,000 square feet in two four-story structures on either
side of 15th joined by a one story structure on the existing
right-of-way. A parking structure to the south could
accommodate 550 spaces on four levels. The existing area
now provides 125 spaces, much of that on private property.
Existing County-owned property in the area could also
provide additional parking. If the County is not interested in
this proposal as an alternative to the judicial complex, Mr.
Flick would also be interested in building this complex as a
joint City-County administrative center or as private office
space when market conditions allow.
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Indian River County has indicated its need for additional
administrative office space as it has outgrown the
existing space in the old hospital complex. The School
Board, which currently leases part of the old hospital from
the County for administrative functions, has indicated an
interest in buying the hospital complex for its administrative
use. While the County has not specifically studied its space
needs nor financial capacity, a Downtown location is
generally of interest.
The Downtown Post Office facility sits on property owned
by the City of Vero Beach and ground-leased to the Postal
Service. Circulation changes created by the Twin Pairs
project may create a difficult access situation for the Post
Office. With growth of the population being served by this
facility, a larger relocated operation may be indicated in the
foreseeable future.
The Nyquist Apartment renovation project at 19th Street
and Old Dixie has been well received by the market and is 80
percent leased prior to completion.
The Physical Arts building and playground functions in
Pocahontas Park are to be relocated to the recreation complex
near the High School. The shuffleboard courts are likely to
be relocated in the near future. This provides considerable
latitude to redesign and re-image the Pocahontas Park as a
more "urban" facility rather than its current "active

recreation" role.
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The redevelopment of Downtown Vero Beach will be
partially dependent on market opportunities for retail, office,
residential and other types of land use within the greater
Vero market. A brief evaluation of these markets and the
opportunities they represent follows.

Population growth
The growth of the population of Indian River County
provides a general indicator of the real estate development
opportunities which Downtown might capture. Population
growth has been very strong in the 1980s, growing from
59,900 residents in 1980 to an estimated 91,400 in 1989.
Annual increases have ranged from 2,200 in the 1984-85
recession year to 4,800 in the preceding boom year. The last
few years indicate a strong and accelerating pace of growth.
Indian River's population is indicated to reach 123,400 in
the year 2000 by the University of Florida, Bureau of
Economic and Business Research's commonly accepted
medium projections. But these projections derive from a
simple extension of a past trend. In SPG's opinion, this
projection technique is inappropriate to the changing trends
dictating Indian River's growth. The County is situated
between two major growth influences, the expanding South
Florida megalopolis to the south and the rising influence of
the Orlando/Space Coast complex to the north. These
influences will alter Indian Rivers past growth trend at least
within the next twenty years.

The high series of projections developed by BEBR is more
likely to indicate long term growth patterns; 155,400
residents by 2000, 212,000 by 2010 and 273,900 by 2020.
Even this projection appears conservative given the
converging influences of metropolitan growth from both
north and south.

Office
The inventory of all existing office space is difficult to
determine. The most complete inventory available, shown in
the adjoining table, includes only space available for lease in
major office buildings. This survey indicates a current
inventory of 531,650 square feet in 29 office buildings in
and around the Vero Beach area. Based on experience in
other areas, this likely covers 60 percent of all nongovernmental office space in the area, giving a total
inventory approximating 900,000 square feet.
As the County's population increases by over seventy
percent in the next ten years, the need for office space to
serve that population is likely to grow at least as rapidly.
While downtown will not compete for all of that new space,
its central location and functional center of the County
judicial system provides a highly competitive factor.
As an analogous area, Lee County with Fort Myers as its
center has followed a population growth pattern about
twenty years ahead of Indian River County. Lee's 1960
population was 55,000, similar to Indian River's 1980
count. Lee's 1980 population had grown to 205,000, about
50,000 higher than expected for Indian River in 2000 by
BEBRs high projection, but within the realm of possibility if
changing growth trends are fully felt in the future. As a
reasonable estimate, Indian River's office market should be
expected to match Lee's current 10 square feet per capita.
STRATEGIC PLANNING
CANIN ASSOCIATES

VERO BEACH REDEVELOPMENT
PAGE 33

GROUP

Governmental
Downtown Fort Myers captures 13 percent of that area's
total leasable office space. Transferring that standard to
Vero Beach would indicate an office market growing from a
current measure of 900,000 feet to 1,554,000 feet by 2000
and 2,120,000 feet by 2010. If Downtown offices expand
to account for 13 percent of the larger market, the
Downtown office market would grow from 50,000 feet
currently to 200,000 feet by 2000 and 275,000 feet by 2010.
If Indian River County in 2020 more closely matches Lee
County's current size, Downtown would be expected to see
425,000 square feet of office space.

The Downtown has been the traditional location of
governmental administrative functions in most cities. That
function has dispersed somewhat in Vero Beach but could be
reconcentrated as the needs of local government continue to
increase with the population. The County Administrative
functions currently occupy 50,000 square feet and are
overcrowded. Assuming that 30 percent more area would
solve today's needs and that needs grow in proportion to the
County population, the County will need 110,000 square
feet by the turn of the century and 150,000 feet by 2010 to
house only those functions now in the administrative
building. Consolidation of other County functions now in
leased space would increase that need.
City government is also likely to need new administrative
space in the future. The existing facilities are currently being
renovated to allow them to suffice in the near term. But over
the next twenty years, functional obsolescence is likely to
require new facilities for City government as well.
Downtown is the likely location for a new City building.
Existing City administrative space occupies 44,000 square
feet. A new facility with some room for growth and more
adequate space for existing functions is likely to require
50,000 to 60,000 square feet.
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Professional Orfice Survey
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Retail

Residential

Downtown Vero Beach is a minor influence in the area's
retail market. The existing community shopping centers
along US 1 and on SR 60 to the east of Downtown dominate
the retail market, with a smaller but important influence of
the specialty shopping area on Ocean Drive at the beach.
With the plan for construction of a new super regional mall
on SR 60 west of town in the near future, Downtown would
have a difficult time competing directly with these
"comparison shopping" opportunities (those stores typically
found in a regional mall). However, Downtown does
occupy the central location with very high traffic exposure
and comparatively low occupancy costs, a combination
which some types of retailers require. The Downtown is
also likely to generate its own captive retail market as
employment in office and governmental facilities increases.
It appears that Downtown should be able to support more
retail activity than it currently does and growth in other types
of Downtown activity should increase that potential.
However, significant retail expansion would be necessary to
fully utilize the already available retail buildings.

Development of housing in and around the Downtown is
desirable but not crucial to the future of the area. The Land
Use Plan and current zoning in the vicinity allow for
redevelopment for higher density housing both within and
adjacent to the C-2A district. Within the study area, that area
south of 19th Street is particularly appropriate for higher
density housing. It is underdeveloped currently and has
easy walking access to both Junior and Senior High
Schools. The area may also be attractive to ACLF or other
elderly housing developments. Indian River County's age
structure indicates a growing need for this type of facility in
the future.

While comparison shopping is minor in the Downtown, a
significant grouping of furniture and appliance stores does
exist. This business is likely to grow along with the area's
population and could provide a new opportunity as a focal
point of downtown retailing. If this trade continues to focus
on the area north of 20th Street it will have negative effects
on other retailing in that vicinity, because it occupies large
building frontages and generates comparatively little shopper
traffic. However, if expansion could be encouraged along
19th Place and to the south, where suitability for other types
of retailing is not as great, a synergy between multiple home
furnishings businesses in close proximity might be created.
VERO BEACH REDEVELOPMENT
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SPG and Canin Associates prepared four alternative
development concepts for the future of Downtown Vero
Beach, based on input gained in the first workshop and
subsequent research. These alternatives show the ultimate
development of Downtown as it might evolve by the year
2020. Each alternative is believed to be generally achievable
within that time frame, although the public participation
needed to bring each about will vary. The purpose of these
alternatives is to help the participants in Workshop 2 focus
on their goals for Downtown, not to detail exactly how that
goal might be achieved.
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Alternative Concept One: Government Center
This concept uses the planned County Judicial Complex and
Library facility as a northern anchor with a City /County
Administration complex proposed north of 19th Street, east
of 14th Avenue. This positioning of government offices is
intended to maximize demand for related private office space
in the blocks between the government facilities. A retail core
would be encouraged along 14th Avenue especially by the
resulting pedestrian traffic. The Pocahontas Park and
redeveloped old Courthouse grounds would provide a
landscaped amenity feature at the edge of the concentrated
commercial activity. The Post Office, assuming a larger
facility or different location is needed, might be placed more
conveniently between the Twin Pairs but within easy
walking distance of office activities. Retail activity would
focus on serving the captive office/government market with
restaurants, office supplies, business products and both
business and personal services.

STRATEGIC PLANNING GROUP
CANIN ASSOCIATES

VERO BEACH REDEVELOPMENT
PAGE 38

5\).

-,

"-;--•: ··.-{, . . ~-:·~:,:;:· V-·~Q~~'°:t:w:--'~~

••,

CONCEPT 1
GOVERNMENTAL CENTER
PAGE 39

VERO BEACH
REDEVELOPMENT STUDY
AREA • C2A DISTRICT
Y'mOIIEXH~MEDE:vtl..OPMEHTN./TK'iRITT

Alternative Concept Two: Retail Pedestrian Mall
The Downtown has traditionally been a retail activity center,
although Vero's downtown and many others have lost that
role to suburban style shopping centers. This concept aims
to regain a significant retail role for Downtown by
developing a pedestrian-oriented street along 14th Avenue.
This might be achieved by reducing the vehicular area of the
street to a minimal 24 feet for two travel lanes and increasing
the pedestrian/landscape area to 23 feet on each side. This
would slow and discourage through traffic on 14th Avenue.
On-street parking spaces lost could be replaced by building a
parking structure on the existing 15th Avenue parking lot.
Specialty retail shops would be encouraged along 14th, with
less intensive retaiVservice uses in adjoining areas. In order
to provide a more active retail environment along the retail
core, first floor offices and less intensive retailers, such as
furniture stores, might be encouraged to relocate to the area
south of 19th Place and east of 12th Court.

VERO BEACH REDEVELOPMENT
PAGE 40

STRATEGIC PLANNING GROUP
CANIN ASSOCIATES

T ~T6\/.ll\ilJI'/.
U'ITJp,;,u',

•

M6~t\N

• , ...,~ "- ~;!c~1;:"Jf:!:';,JQ~~~«''tZ'i&E~~

...

VERO BEACH
REDEVELOPMENT STUDY
AREA • C2A DISTRICT
V£AO !lVCH COIMHrY

'.;,ElU,;tc6

l'-€T~\.,

AIJTHOR1'Y

'It> Wl"Jl:.E.

c:re<-6 ~-

(le;, 1'1<1N~ 1Cfi9<6SUl'!'l'f 1ei<)

--- MS\JtUl-l l)el..'-ITT l'-€s!Pe'-f1'1!1<., - eic1"-T11J6
~6'.\P<::1-11"11'ri., To e,6 14:re~D 11-T

~ - 06'IJS,1Tf

I

I

'

I

ccn1n~~-

CJSSO<:IQCES ~~-;;,;~~-

c::_ la..s-~, I(W{~4"7

CONCEPT 2

RETAIL PEDESTRIAN MALL

C~•-

PAGE41

Alternative Concept Three: Multiple

Nodes

The third concept capitalizes on all of the available
development opportunities to maximize potential success and
quicken the redevelopment process. Again the City and
County administrative facilities are placed south of 19th
Place, encouraging private offices to the north. Retail uses
are designated along the Twin Pairs to take maximum
advantage of the traffic exposure. Existing uses are retained
as much as possible. Much of the new activity envisioned in
this alternative would be possible through additions to
existing buildings, re-use of underutilized space and in-fill of
vacant properties.
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Alternative Concept Four: Mainstreet Concept
The fourth concept centers on the development of 14th
Avenue as the mainstreet for the downtown redevelopment
effort. Starting at the north end of the redevelopment area, a
tree lined boulevard - mainstreet concept is developed
utilizing the improved Pocahontas Park as a focal point and
adding a new park just north of 19th Street. The treescape
treatment continues south from 19th to 17th Street. Making
14th Avenue a mainstreet entails utilizing ground level space
as retail. This retail land use parallels both sides of 14th
Street from Pocahontas Park through 19th Street. South of
19th Street, the plan calls for a combination of office land
uses on the western portion of the street while the eastern
portion is developed as medium density residential and
service retail. A hotel structure is planned to be located on
20th Street between the twin pairs adjacent to a new
County/City governmental complex.
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This Section is the final Section which comprise the
Downtown Vero Beach Redevelopment Program. Based on
the information contained in these Sections, and the
Workshops held with Vero Beach citizens interested in the
future of Downtown, this final Section recommends a
Redevelopment Plan for Downtown and an implementation
program to initiate the accomplishment of that plan.
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The second workshop meeting of this series revi_eyved the
community's goals for Downtown, op~<::rtumues and
constraints to redevelopment, market cond1t1ons, and four
redevelopment concepts for Downtown. The meeting was
attended by citizens representing Downtown property
owners and merchants, area residents and other concerned
citizens.
The focus of Workshop Two was the review of four
concepts for Downtown redevelopment, as illustrated in
Section Three. Participants at the second workshop
expressed strong preferences for particular aspects ?f
Concept 1 (Government Center) and _Concept 4 (Ma1_n
Street). Concepts 2 and 3 (Retail Pedestnan Mall _and Mult1Nodes/Multi-U se) found little support at that meeting.

Concept 4 was favored for its "pedestrian scale" em~h~sis of
retail uses along 14th A venue and generous prov1~10n of
additional park areas. These parks were also Judged
financially infeasible, but the desire for more greenery
remained if it could be provided at lower cost than through
park acquisition. The extension of 15th Avenue from 20th
Street to 19th Place, as indicated in Concept 4, generated a
discussion of the need for additions to north - south traffic
circulation in Downtown. The completion of 17th Avenue
between the Twin Pairs was judged more beneficial in
solving overall traffic circulation needs of the area.

Concept 1 was preferred for its g~n~ral land u~e pattern,
particularly the separation of
Jud1_c1al Center/Library area
from the City/County Adm1mstrat1ve Complex to act as
"anchors" encouraging private development of office and
retail property between the two government _centers and
along the Twin Pairs. This. co_rn~ept w~s also Judged most
financially practical, max1m1zmg pnvate developme~t
opportunities and minimizing "pie-in-the-sky" public
projects.
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The conclusion of Workshop 2 called for a final
Redevelopment Plan which blends together the best features
of Concepts 1 and 4, those being:
•

Divided major government centers to serve as
anchors for private development.

•

Retail uses with pedestrian orientation along 14th
Avenue.

•

Additional north - south traffic circulation to relieve
auto traffic on 14th Avenue.

•

Building and streetscape design which is "pedestrian
friendly."

•

Maximum opportumt1es for landscaping within
reasonable cost considerations.
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Toe Redevelopment Plan was developed fro~ an analysis of
opportunities and constraints c~n~y ~fectrng Do~ntown.
Opportunities include the Twm Pairs h1~hway proJect, the
proposed Judicial Center, the ne~ ~1brary no~ under
construction the Vero Theater bmldmg renovation, and
various dev;loper-owned, governme_n_t-owned or available
properties, as shown on the Opporturunes Map.

Constraints to redevelopment include those existing uses or
buildings which are not conducive to the objectives of the
Downtown redevelopment, but which would be
unreasonably expensive to remove or convert to a different
use. For example, the Southern Bell building at 16th
Avenue and 19th Place houses the main switch through
which all Vero Beach mainland area telephone lines are
routed. Moving that facility would be unreaso_nably
expensive, even though that use of the P:opertr 1_s not
desirable from an overall Downtown perspective. S1m1larly,
historic structures, as identified in Briefing Book One, are
constraints to demolition of those buildings. These historic
structures are also an opportunities to maintain a "sense of
place" in the Downtown and their preservation is desirable to
the redevelopment of Downtown.
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Redevelopment of Downtown is only possible if the private
market effectively supports the new and redeveloped
buildings which the Redevelopment Plan envisions. The
public sector is already assumed to provide much of the
impetus for private development, immediately by
construction of the Library and Judicial Center, and later by
creation of a City/County Administrative Complex. Total
demand for all types of building uses were projected based
on the Downtown area's current share of the various markets
and projected County-wide population growth, as shown in
the adjacent graph.

In making projections of Downtown's development
potential, three different population projections were used.
The most commonly accepted set of projections are the
medium series developed by the University of Florida's
Bureau of Economic and Business Research (BEBR). This
projection, in its 1987 version, forms the basis of Indian
River County's Growth Management Plan, and may be
considered the official population projection of the County.
In this BEBR projection series, each County's growth trend
over the last 15 years is extended into the future, then
adjusted downward to fit a forecast of slowing statewide
population growth. In the case of Indian River County, with
major metropolitan growth centers both north and south
likely to influence growth within the next decade, SPG
believes that this projection seriously underestimates the
County's growth potential. This projection is likely to be
realized only if growth is restrained by lack of available
services. This population projection forms the basis of the
Conservative projection for Downtown development
potential.

Population
Downtown Vero Beach, if it is to fill the role of a true
Downtown for the surrounding area, will serve the entire
Indian River County population for certain functions.
Development demand, at a generalized level, will grow
proportionately to the County's population. Therefore, the
County population is an indicator of Downtown
development potential.

The BEBR high projection series is not constrained by the
slowing statewide population growth. T-herefore, smaller
rapidly growing counties, such as Indian River, are
projected to more closely maintain their recent growth
momentum. In SPG's judgement, this projection indicates a
more likely, but still conservative future population, and is
the basis of the Moderate Downtown projection.
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Indian River County Population Projections
1990

2000

2010

2020

Conservative

94,800

123,400

145,200

165,000

Moderate

94,800

155,400

212,000

273,900

Optimistic

94,800

185,000

305,000

407,000
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2010
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A more liberal projection of Indian River's growth is created
by looking at the growth history of an analogous area. Lee
County, with Ft. Myers at its center, preceded Indian River
County by about 20 years in it growth history. Lee County
was influenced by growth in the Tampa area, and spurred by
completion of an Interstate Highway. Over the next 20
years, if Indian River grows at the same rate as Lee County
did in the last 20, Indian River's population growth will be
much more rapid than indicated by the previous two
projections. This forms the basis of the Optimistic
Downtown projection.
Lee

County

1960
54,539

Indian River 1980
County
59,896

1970
105,216

1980
205,266

1990
338,000

2000
450,800

1990
94,800

2000
185,000

2010
305,000

2020
407,000

The City/County Administrative Complex represents the
other major government activity proposed for Downtown.
The projections assume that the existing County
Administrative space is 30 percent too small to meet current
needs, and that future- needs will grow proportionately to
population growth. The City is assumed to require a new
facility by 2010, slightly larger than the existing City Hall.
Private office space demand is projected based on an
increase in Downtown's market share of the total private
office market from its current 10 percent to 13 percent by the
turn of the century. The total office market is assumed to
grow proportionately with population growth of the County.
Business services and restaurant space potential is projected
to grow proportionately to total office space. These two
uses have offices and their employees as their primary
customers. All other uses (retail, financial and other) are
expected to grow proportionately to the County population.

Downtown Building Space Projection
These projections of population growth translate into future
growth potential for Downtown Vero Beach. The
Downtown has potential for various types of government
and commercial/office uses under differing population
growth rates. First, it is assumed that the Judicial Center
will be constructed as currently proposed, fully utilizing
Phase I space of 103,000 square feet by 2000. Phase II, an
additional 30,000 square feet, would be in use by 2010.
Maintaining the Judicial space/population ratio to the next
decade will require another 64,000 square feet addition by
2020 under the Optimistic projection. The currently planned
Phase II addition would be sufficient under the two lower
projections.

VERO BEACH REDEVELOPMENT
PAGE 54

The projections of Downtown development potential indicate
that under the Conservative projections, demand for floor
space Downtown will nearly double over the next ten
years and approach one million square feet by 2020. If the
Moderate projection is achieved, an additional 450,000
square feet will be needed between today and the end of the
century and the 1 million square foot mark will be reached
shortly after that time. The Optimistic projection
forecasts the need for 543,000 square feet over the next
ten years. Under this assumption, the nearly 2.2 million
square feet total demand indicated for the year 2020 would
not fit in the Downtown area and a considerable expansion
of what is considered Downtown would occur.
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Downtown Development Potential
Conservative

Moderate
Floor S ace (0OO's s uare feet)

Optimistic

1990

2000

2010

2020

1990

2000

2010

2020

1990

2000

2010

2020

124

210

247

281

124

264

361

466

124

315

519

692

46

103
85

133
113

46

103
107

133
145

103
127

587

170

474

699

170

545

133
209
60
921

197
279

398

133
188
60
847

46

170

133
100
60
540

1,228

32
54
37
16
139

42
70
87
37
235

72
121
117
50
360

110
185
128
54
476

32
54
37
16
139

42
70
103
44
259

72
121
152
65
409

110
185
184
78
557

32
54
37
16
139

42
70
119
50
281

72
121
201
85
478

110
185
267
113
675

Financial

35

46

79

121

35

46

79

121

35

46

79

121

Other

50

65

113

172

50

65

113

172

50

65

113

172

394

744

1,091

1,356

394

844

1,300

1,696

394

937

1,590

2,196

Office
Private
Government
Judicial
County Admin.
City Admin.
Subtotal
Retail
Shoppers goods
Home Furnishings
Business services
Restaurants
Subtotal

TOTAL

60
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The purpose of the Downtown Redevelopment Plan is
to attract private development and investment into the

The circulation patterns Downtown are also used to
attract development, as in a retail mall. In a mall,

area. As illustrated on the facing page, the Redevelopment
Plan applies the principles of regional shopping center
development to the Downtown area. Gover~ment
functions serve to "anchor" the Downtown, Just as
department stores anchor a shopping center. The
Downtown's anchors would be the Library and Judicial
Center to the north and the proposed City/County
Administrative Complex to the south. The ~ost Offi~~ and
Pocahontas Park/Community Center provide additional
attractions. Locations between these anchors are made more
attractive by virtue of the traffic flow and convenience
created by the anchors.
Private uses (primarily offices of lawyers, engine~rs,
financial and real estate services, business and accountmg
services) will be attracted by proximity to these
government offices. The customer and e~ployment base
in both the public and private offices will attract other
businesses such as retailers, restaurants and personal
services. Downtown will also continue to serve the larger
Vero Beach community by virtue of its central location and
easy accessibility from all directions.

pedestrian shopper traffic is encouraged to enter through
main entrance in the middle of the mall. The small stores
gain exposure as shoppers walk to the anchor department
stores. In Downtown, Highway 60 and 14th Avenue serve
the function of the "main entrances" and the mall corridor.
The anchor uses are located away from these routes, creating
exposure for the intervening area. These ru:eas along the
main transportation routes are also convemently l~<:a.ted
within one or two blocks of one of the government facilities.
This arrangement of land uses is intended to maximize
demand for office space in the Downtown area along the
Twin Pairs. This area will benefit from the "fresh" image
created by reconstruction of 20th Street and 19th Place at
about the same time the Judicial Complex is completed.
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The City/County Administrative Complex is not expected

to be built for some time, but an official designation of a
location and preservation of current public ownership in that
area will add incentives for the private sector to invest in the
area. Public acquisition of additional needed property can
occur as properties become available. Interim uses, such as
parking areas for neighboring developments, could be
allowed until the City/County Center is ready for
construction.
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Office
The demand for private office space is the backbone of
successful Downtown Redevelopment. The Plan

designates much of the area between the two government
centers for exclusive office development. In all,
approximately 14 acres are designated as office space. If all
developed with four story office buildings and surface
parking, this would allow 300,000 to 350,000 total square
feet of office space. In addition, the "Retail/Mixed Use"
parcels along 14th Avenue would allow office uses (as well
as residential) on the upper floors. This area comprises nine
acres and could theoretically provide another 130,000 square
feet if two floors of office were built above first floor retail
uses.

The success of Downtown Redevelopment will largely
depend on changing the image of Downtown office
space. Existing Downtown office space is older, lacking in
visual appeal and "Class A" amenities, and usually located in
small increments with little flexibility in size. In order to
achieve its office development potential, Downtown must
first develop a Class A office project and become fully
competitive with other office developments in the market
area.

Much of the existing Downtown area is already used for
office purposes. This plan anticipates increasing intensity of
that use as office demand grows. The existing one-story
office building could be replaced by a new three-story office
development. As indicated in Briefing Book Two, Henry
Flick is considering addition on one or two additional stories
to this First Federal office building. Existing parking lots
could be replaced by an office building and parking
structure. Vacant buildings or second story spaces could be
converted to office use. In a practical sense, however,
Downtown is unlikely to become a sea of four-story office
buildings. The practical build-out of office space designated
in the plan approximates 250,000 square feet if parking is
provided at-grade, 450,000 square feet if parking structures
are utilized extensively. The most accessible and visible
Downtown properties along the Twin Pairs are largely
designated for office use.
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Retail

Retail trade is also an important component of the mix of
uses in Downtown. Existing retail store space, especially
along 14th Avenue, has fared poorly in recent years with
some long term vacancies. The Vero Theater Building
renovation will be a significant start to the revitalization of
Downtown retailing but retail demand is likely to build
slowly.
It is important to the ultimate character of Downtown to
preserve an attractive retail environment. Office users will
be attracted to Downtown if restaurants, shops, and services
are conveniently available in the immediate area. And retail
uses are ultimately likely to pay higher rents than office
users, benefiting the property owners. The Redevelopment
Plan designates a primary retail corridor along 14th
Avenue from 19th Street to 23rd Street. This retail
corridor would serve as the major pedestrian link between
the two government complexes and receive special design
considerations, as detailed later. Additional retail areas
include 13th Avenue and 20th Street.

With current retail demand Downtown at a low point, it may
not be feasible to require property owners to immediately
devote first floor frontage to retail use. This plan anticipates
that retail demand will increase as other activities grow.
Therefore, in the implementation of this plan, it is intended
that the potential for retail use on the ground floor of
the "Retail/Mixed Use" areas be preserved initially by
requiring that entrances to buildings be structurally possible
every 25 feet and that at least 50 percent of the building
frontage be glass.
The southeastern comer of the Downtown area is designated
for "Service Retail" uses. This area is anticipated for
development with less intensive retail uses, including
furniture stores, automotive retail and service businesses,
office supplies, and similar uses. These businesses will
likely be displaced from existing central Downtown locations
as office and retail demand increases. These service retail
uses require lower occupancy costs than the office and
intensive retail uses will pay in the more central locations.

In total, the Redevelopment Plan provides for approximately
400,000 square feet of retail floor space, at maximum
reasonable density. The less intensive Home Furnishings
and Business services uses would likely develop outside of
the area covered by the Redevelopment Plan if the Moderate
or Optimistic projections are achieved. Considerable
flexibility is necessary in reaching this build-out. Retail
demand will likely follow government and private office
development. The strategy of the Redevelopment Plan is to
preserve the opportunity for a strong retail area to develop
when the market demand warrants.

If a retail area is to be successful, it is important that
continuous retail or, at a minimum, pedestrian oriented
activity occur along the retail street. This creates a friendly
atmosphere for the pedestrian shopper, providing continuous
visual interest as the shopper walks along the storefronts.
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Transportation

Downtown Traffic Counts

Transportation will be a major factor in the success of
Downtown. Transportation considerations are divided into
three categories: roads, parking, and pedestrian circulation.
The purposes of this transportation element are to maintain
the convenient accessibility of Downtown to the surrounding
area, allow reasonably convenient vehicle parking and
provide pleasant pedestrian circulation routes both between
buildings, and between parking facilities and buildings.
Traffic counts are shown at right.
The street patterns within the Downtown area are illustrated
in the Redevelopment Plan. The Twin Pairs project will alter
State Highway 60 by reconstructing 19th Place as a threelane road to handle the eastbound traffic on the highway.
After reconstruction westbound traffic will use all four lanes
of 20th Street through Downtown. This new arrangement of
the major traffic carrier in the Downtown should
significantly ease traffic congestion in the area. There will
be an increased lane capacity (a total of seven east and west
lanes versus the current four lanes) for traffic to use. Left
turning vehicles, which may currently tie up half of the
road's lane capacity waiting for oncoming traffic at an
intersection, would be able to turn immediately with the oneway arrangement.
The Twin Pairs project will also improve traffic circulation
leading into Downtown. The Twin Pairs will continue to the
east along 20th Place and 20th Street to 6th Avenue, where
they will rejoin as a two-way street along the 20th_ Street
alignment to intersect Indian River Boulevard. This new
configuration will reduce congestion in this area, especially
at 8th Avenue.
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Street

Location

20th Street

1988AADT

1989 AADT

FECRR
1400 block

14,800
14,300

15,300
14,200

23rd Street

llOOBlock
1900 Block

9,600
5,200

10,400*
5,400

Old Dixie Highway

1900 Block

3,300

3,300

14th Avenue

FECRR
1900Block

3,600
7,300

4,300
7!JOO

U.S. 1 (21st St.)

1100 Block
1500 Block

20,900
29,300

20,800*
28,400*

Source: City of Vero Beach Traffic Engineering Department, 1990.

Other east-west gateways to Downtown are the Florida East
Coast Railroad crossings at 21st Street and 23rd Street.
Although outside of the immediate study area, the railroad
crossings at 17th Street, 14th Avenue and 27th Street are
also important traffic accesses for Downtown circulation.
The 21st Street crossing is very difficult,-with the curve of
US 1 east of the tracks severely complicating 21st Street
traffic movement and preventing signalization. The 23rd
Street crossing provides an efficient entrance with
signalization and left-turn stacking room. As the
continuation of Royal Palm Boulevard, 23rd Street is a good
secondary access point to Downtown and its capacity should
be preserved.
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The existing 27th Street railroad crossing is programmed to
be relocated to 26th Street in 1991, providing a better
crossing of US 1 and the Florida East Coast Railroad tracks,
as well as improving access from the east. This crossing
will be signalized and provide access to Downtown via St.
Lucie and 14th Avenues, or any of the other north - south
avenues.
The 14th Avenue railroad crossing is another difficult
existing alignment. The tracks and US 1 meet 14th at an
acute angle, making smooth traffic operation difficult. Some
improvements are planned at the crossing to prevent south
bound vehicles from making the turn too early and ending up
straddling the tracks. As part of the 26th Street project, the
City Engineering Department will evaluate making the
crossing south bound only. Eventually, closing this
crossing would best serve Downtown. It should be
determined that other railroad crossings are sufficient before
giving up this location.

The relocation of the County's Old Dixie Highway
north of 18th Street is the second major traffic proposal of

the Redevelopment Plan. The Twin Pairs project will make
Old Dixie a one-way southbound street from 19th Place to
20th Street, greatly reducing the current function of the
route. By relocating the County Road to the 12th Court
alignment between 18th and 20th, this route will again serve
as a southern connection to Downtown and relieve 14th
A venue traffic. The abandonment of the existing Old Dixie
right-of-way would then allow creation of larger and more
functional redevelopment parcels.

Traffic circulation in the vicinity of the Post Office will be
complicated with initiation of the Twin Pairs traffic flow.
Access to the Post Office from the west will require
eastbound 19th Place traffic to turn north on 12th Court,
turn left on 20th, cross four lanes of westbound 20th Street
traffic within 150 feet, before turning right on 13th Avenue.
While interruptions in 20th Street traffic created by the signal
at Commerce Avenue will help, this maneuver is difficult.
That arrangement may be acceptable over the next five to ten
years, but will become more perilous as traffic on 20th Street
increases. More permanent solutions are:

The Redevelopment Plan includes two major traffic
circulation changes. The completion of 17th A venue
between the Twin Pairs is proposed to provide an
additional continuous north - south route through the
Downtown area. This roadway will provide access to the
east side of Downtown from 26th Street on the north and
from 16th Street on the south. Because 17th Avenue is
evenly spaced between the Twin Pairs, traffic signals at 14th
and 20th Avenues, it could be signalized in the future when
warranted.

•

Relocate 12th Court on the south side of 20th
Street to align with 13th Avenue on the north.

•

Create a City parking lot entrance directly north
of 12th Court.

•

Relocate the Post Office facility within
Downtown, preferably to a site between the Twin
Pairs.

The preferable course of action should be determined after
the Twin Pairs become operational.
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Parking
The parking situation in Downtown must be addressed. The
Downtown area and immediately surrounding blocks have a
current supply of approximately 1,700 spaces, private and
public, on- and off- street, serving the Downtown area.
Current City parking requirements indicated that, if the
existing buildings were fully utilized, the Downtown area
would have a deficiency of some 400 spaces. However,
those parking requirements are based on suburban
development patterns.
In suburban development, each property provides parking
based on its highest demand. The implications of suburban ·
development styles are seen at the office building at lunch
time. The office parking lot is half empty while the
restaurant lot a half-mile away is full. Two hours later, the
office lot is full again and the restaurant lot has a few
employee cars in it. In contrast, the close proximity of a
variety of uses in the Downtown makes pedestrian access a
viable alternative to moving a car from one parking lot to
another. The office worker could walk to a restaurant and
never move a car. Two parking spaces are needed in
suburban developments compared to one in a fully integrated
mixed-use Downtown. Therefore, the parking "deficiency"
in Downtown indicated by using suburban standards is
significantly reduced if a more appropriate measure of need
is used.
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While parking needs overall Downtown may currently be in
approximate balance, they are neither well located nor
assured in the future. With the existing public parking areas
concentrated along the railroad tracks, the area west of 14th
A venue has a parking deficiency, as indicated in Briefing
Book One. This deficiency is further complicated because
the lease arrangement on most of the City parking lot on 15th
Avenue is due to expire in 1991. The owner of the northern
65 percent of that lot, Henry Flick, intends to pursue
development of this private property, thus eliminating much
of the public parking which currently serves the area. While
Mr. Flick proposes to provide sufficient parking to serve his
new development, it would not likely replace the existing
public parking now available on the leased land. An
effective public parking program must be developed to both
serve the existing Downtown businesses and the new
development and redevelopment which is the goal of this
plan.
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If Downtown is to achieve the intensity of activity which

PARKING STRUCTURE COST ANALYSIS

differentiates an urban Downtown from a suburban
shopping center or office park, then automobile parking on
surface lots must not be relied upon exclusively for future
development needs. Parking structures must be built to

Component Cost per Parking Space
Land Price

provide at least part of the parking needs of the area.

Surface Lot

4 Level Deck
300 sf/space*

3 Level Deck
350 sf/space*

3,624
4,118
4,941
5,250
7,721
12,353
16,471

776
882
1,059
1,125
1,654
2,647
3,529

1,208
1,373
1,647
1,750
2,574
4,118
5,490

1,750

6,000

7,000

Cost**

154

33

51

Total
Cost

5,528
6,022
6,846

6,810
6,915
7,002

8,259
8,424
8,699

$/square foot (sf)

The large supply of parking spaces provided by a four level
parking structure permits the buildings to be more closely
spaced. Walking remains a viable means of transportation
when Downtown buildings are not separated by expansive
surface parking lots.
Parking structures are reaching the point of financial
practicality in Downtown Vero Beach. As the supply of
vacant properties in the area decreases, new parking lots
must be built on already developed properties. The price of
these properties includes the value of both the land and the
existing structures, even though the structures are of no
value for the intended parking lot use. This increases the
cost of property acquisition for parking lots and makes
building up rather than out more feasible, especially as the
Downtown continues to develop. The Parking Structure
Cost Analysis indicates the comparative cost of surface
parking versus building a parking structure. When land
costs exceed $12.75 per square foot, an efficiently designed
4 level parking structure is more cost effective. A less
efficient 3 level structure does not become cost effective until
land costs exceed $18.75 per foot. The proposed budget for
the Indian River County Judicial Complex indicates an
acquisition cost of $11.87 per foot for the proposed parking
lot north of 20th Street. Downtown is rapidly reaching the
point where parking structures are feasible, even when
public acquisition powers are used.
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8.80
10.00
12.00
12.75
18.75
30.00
40.00

350 sf/space*

Land Cost

Construction
Cost
Landscaping

8.80
10.00
12.00

12.75
18.75

30.00
40.00

7,154
9,625
14,257
18,375

7,158
7,688

8,680
9,563

8,801
9,625
11,169
12,542

* Area refers to parking and circulation paved area per space.

** Landscaping cost of $2.50 per s.f. of landscaped area;
15 percent of land assumed for landscaping.
Sources: Strategic Planning Group Inc., Herbert/Halback Inc., Haskell Co., 1990.
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Vero Beach's Downtown has lost its development appeal for
new office and retail projects to suburban-style office
buildings and shopping centers. Through improvement of
the visual character of Downtown and creation of a sense of
place, offices and businesses will be encouraged to locate in
downtown and pedestrians will be motivated to once again
shop Downtown.
As illustrated in the Urban Design Plan, 14th Avenue is
proposed to serve as the "Main Street" of Downtown Vero
Beach and the major pedestrian street (Section A-A). Retail
uses will be encouraged on the ground floor of buildings
while office and residential uses will be located on the 2nd
and 3rd stories. As illustrated in the conceptual sketches and
plans which follow, the 14th A venue streetscape plan
includes widened pedestrian walkways with specialty
paving, street trees, landscaped planters, and outdoor seating
- areas and cafes at the street level. Street lighting and
appropriate street furniture (seating benches, trash cans, etc.)
are designed to decrease the vehicular area of the street to
two travel lanes and increase the pedestrian/landscape area
on either side of the street. Where the street permits,
parallel parking will be designed to be located in front of the
retail shops. However, where turn lanes are needed and
wider driving lanes are required, no parking will be
provided.
The cross section of 14th Avenue at the north and south ends
(Section B-B) portrays a landscaped center median. The
landscaping along 14th Avenue will create a gateway into the
Downtown urban core.
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The urban design plan also delineates secondary streets
which serve as linkages to connect uses throughout the study
area to activity on 14th Avenue. Streetscape designs on
these streets are similar in character to the design elements on
14th Avenue, but scaled to emphasize the secondary
importance of these streets (Section C-C).
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Landscaping, lighting, street trees and minimal specialty
pavers are proposed for the Twin Paris (Sections D-D and EE). Because of the minimum amount of landscaped area
between the road and right-of-way line along 20th Street,
building setbacks of ten feet for new buildings are
recommended in order to create a more aesthetically pleasing
landscape design solution.
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Pocahontas Park, in combination with the redeveloped old
courthouse grounds, provides on of the most prominent
existing site opportunities. The consultant team recommends
that some of the existing uses within the park be removed
and replaced with more passive uses such as picnic areas,
open fields and heavy landscaping. Although it was not the
consultant responsibility in this work effort to complete a
detailed park layout, the following general principals and
guidelines should be followed when laying out parks or
urban plazas:
•

Encourage the extensive use of landscaping.

•

Provide visibility at the street level for both passing
motorists and pedestrians.

•

Use street furniture that is compatible with adjacent
streetscape and buildings.

•

Provide for adequate shade in the summer and
sunlight in the winter.

•

Provide comfortable seating for users. This seating
may be provided in the form of benches, planters,
bollards, etc. In general, a seat height of 16" is
recommended.

•

Provide for the handicapped access and facilities.

A major issue throughout the workshops was how best to
promote pedestrian follow. The following graphic depicts a
type intersection and illustrates essential design criteria.
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TYPICAL INTERSECTION TREATMENT
1 ST STREET & 14TH AVENUE

Image Photographs
In order to better communicate the streetscape design
solutions, park image, and "Main Street" character,
additional photo's of Orange Avenue in Orlando and Park
A venue in Winter Park are shown. These areas are
successful models of downtown redevelopment projects.
The photos taken in downtown Orlando are intended to
convey the proposed streetscape only. The average cost
estimate for the streetscape treatment on Orange Avenue is
$250.00 per front foot. The proposed height and character
for Downtown Vero Beach is better illustrated by the photos
taken on Park Avenue in Winter Park which characterize the
image of "Main Street" proposed along 14th A venue. The
last photos characterize the type of landscaping and character
proposed for Pocohontas Park.
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A variety of financing programs are available to help fund
the recommended Redevelopment Program activities. The
principal funding mechanisms which are most suitable to the
Downtown Vero Beach situation are described below.
.

City to help fund the improvements which encouraged the
new development to occur. In the case of Vero Beach, the
City's general operating fund would not receive its 2.5 mills
on the incremental value of the new development, but the
TIF District within the City would receive 14.5 mills on that
value.

Tax Increment Financing
Florida law provides for creation of a Tax Increment Finance
(TIF) District as a means of funding improvements in
Community Redevelopment Areas (CR Areas). When a TIF
District is created by the local governing board (City
Council), the ad valorem taxable real property value at that
time is established. As development within that area occurs
subsequently, 95 percent of all the property taxes generated
by the increased real property value flows to the
"Redevelopment Trust Fund" for use by the CRA to
implement activities included in the Redevelopment Plan.
Therefore, other property taxing agencies, such as the
County, City and School District, continue to receive tax
revenue from the area based on the pre-TIF assessments.
The Redevelopment Trust Fund receives the amount
generated by all agencies operating taxes applied only !O the
increase in real property tax value. For example, 1f the
original property value of the TIF J:?istrict is $10 millio~ an_d
the operating millage rates are 15 m1lls, total tax generallon 1s
$150,000. If the millage rate remains at 15 mills and the
taxable value doubles, the TIF district receives the $150,000
tax increment while the other taxing authorities continue to
receive the original $150,000 ($20 million value times 15
mills equals $300,000). With a TIF District, the full tax
generation of the new development is captured within the
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As with any proposal, the alternatives to creation of a
Downtown TIF District must also be considered. The
projections of Downtown development contained in Table 2
will occur somewhere as the County's population grows.
The real question is where that growth will occur. Without
public action to accommodate growth Downtown, only a
small part of that projected growth is likely to occur in the
Downtown area. With the existing Downtown largely builtout, it is difficult for the private sector to create development
packages that work financially without public sector
participation. Therefore, the development potential indicated
for Downtown will occur elsewhere in the community, along
with the development already anticipated to occur there.
With the City of Vero Beach also largely built-out, this
office/commercial development will likely occur in
unincorporated parts of the County, along U.S. Highway 1
north and south of the City and on State Road 60 west of the
City. If office and commercial development does occur
outside of City boundaries, no tax benefit will accrue to the
City. But additional costs, especially created by traffic
increases through the City, will occur. If this development
occurs at the edges of the City, as it is likely to do, increased
traffic through the City is especially likely. The most
effective development pattern to minimize traffic is to
concentrate new development Downtown.
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Special Assessments

Traffic Impact Fees

A Special Assessment District should be established within
the Downtown area to finance those activities which directly
benefit the value of the property in the area, such as the
streetscape beautification program. Special assessments
allow property owners join together to support the cost of
desired improvements. Full landscape treatment, as
described earlier, would require an assessment of
approximately $250 per front foot. More detailed design
studies are required to determine if any cost savings could be
realized in the Downtown area. The special assessment
program will require the support of the property owners and
residents of the area to be successful. Therefore, it is
recommended that a one block demonstration streetscaping
program be completed prior to proposal of the special
assessment district. This would help generate the needed
support for this funding source.

New Development in Downtown will generate traffic impact
fees available for street projects within the Downtown area.
Based on an average impact fee of $5,800 per 1,000 square
feet of floor area, traffic impact fees generated Downtown in
the 1990 - 2000 period will range from $2,030,000 under
the Conservative projection to $3,149,000 under the
Optimistic development projection. This revenue source is
already in place and operating. The budget for the Judicial
Complex indicates a traffic impact fee of nearly $600,000
from this upcoming project.

Parking Improvement Fund
The City has already established a municipal parking
improvement fund (Vero Beach Code, Section 63.03 (g)) to
allow a property developer to contribute to provision of
public off-street parking when required parking cannot be
provided on the development parcel. This program has not
been utilized in the Downtown area, but has great potential to
allow private property owners to pool their funds to finance
construction of a public parking structure. The projection of
new Downtown development indicates a need for 1,700 to
2,700 additional parking spaces in Downtown over the next
10 years. This will necessitate the construction of parking
structures in Downtown. Cost efficiency requires a large
number of parking spaces in one structure. Downtown will
likely be a cost effective development location only if the
public sector can bring together the private sector's parking
demand to build a parking structure.
VERO BEACH REDEVELOPMENT
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Downtown Vero Beach has the opportunity to establish itself
as the center of governmental, professional and business
activity in Indian River County. But this goal will require a
shared vision of the potential among community leaders and
a commitment to its accomplishment from both government
and the private sector. The Redevelopment Plan establishes
a framework in which a new Downtown Vero Beach may be
achieved. The following program details the specific
activities recommended over the next three years to move
Downtown toward this goal. A longer term program for
subsequent activities is described in more general terms.

Three Year Program
Organization

Increase activities of Downtown property owners
association.
An organization of private property owners and businesses
in Downtown will be critical coordinating public and private
activities Downtown, as well as providing financial support
to the effort. The Downtown property owners association
should be the primary marketing tool for Downtown
Redevelopment, creating a marketing campaign to improve
the image of Downtown and market private real estate
collectively as well as individually.
Responsibility: Downtown Property Owners Association.
Action: Organize and establish marketing campaign.
Schedule: 1991.
Cost: $2,500.
Funding: members.
Expand the Downtown Redevelopment Plan to include
the entire Redevelopment Area.
The Redevelopment Plan created by this document includes
only the central core of the Redevelopment Area In order to
properly develop a Community Redevelopment Plan, the
remainder of this area and the additional concerns in that area
should also be addressed by CR Plan.
Responsibility:·CRAJCity Staff/City Council.
Action: Draft and adopt CR Plan.
Schedule: July 1990-Feb. 1991.
Cost: Staff time, $20,000.
Funding:: General Fund loan to CRA initially, to be repaid
for TIF proceeds.

Establish the CRA as the lead agency for coordinating
Downtown Redevelopment.
The accomplishment of a redevelopment program will
require coordination of a number of entities, from City
departments to private developers. A lead agency is needed
who's sole responsibility is redevelopment. With the
powers and capabilities granted to the CRA under state law,
this is the logical entity to fill that role.
Responsibility: City Council.
Action: Establish policy, pass resolution.
Schedule: August 1990
Cost: minor staff time.
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Establish a Tax Increment Finance District (TIF).
Downtown redevelopment will require some public
expenditures, beyond those which occur in the normal
course of government business. Creation of TIP District
captures the additional property taxes created by new
development to support the public expenditures which made
that new development possible. Projected new Downtown
development will generate from $230,000 to $400,000 in
new property taxes per year by the year 2000. This new
revenue may be used to pay for the needed Downtown
public improvements through TIP. The TIP District must be
created now to begin to build the incremental value from new
development.
Responsibility: CRNCity Staff/City Council
Action: Prepare and adopt ordinance, along with adoption of
CR Plan.
Schedule: July 1990-Feb. 1991.
Cost: Staff time, included above
Funding: See above.

Regulatory
Modifications to the City's existing Land Development
Regulations will be necessary to implement the Downtown
Redevelopment Plan. Some of these modifications may
already be included in the upcoming amendments for the
Growth Management Plan. Specific needs for the
Downtown area are:
•

Reduce parking requirements by 10 to 20 percent,
appropriate to Downtown mixed use character.

•

Add design requirements for parking structures.

•

Allow for awnings and overhangs to extend into
ROW on a revocable permit basis.

•

Allow sidewalk. cafes.to use appropriate ROW areas.

•

Provide for vertical zoning; require ground floor
retail compatibility along 14th Avenue (openable on
ground floor, pedestrian orientation requirement,
entry possible every 30 feet, at least 50 percent
frontage in glass.)

• · Encourage joint use of parking between uses with
different peak times.(i.e. churches and office
buildings).
Responsibility: City Staff/City Council.
Action: Adopt amendments.
Schedule: Aug.-Dec. 1990.
Cost: Staff time.
Funding: General Fund.
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Traffic

Pedestrian Circulation

Improvements to Downtown traffic circulation will be
important to increasing the appeal of the area to private
development Projects which are already planned and those
proposed by this plan will contribute to that appeal.

Install pedestrian signals at the cross walks on 14th
Avenue at 21st, 20th, and 19th Place.
Responsibility: City Engineer/City Council.
Action: request to FDOT.
Schedule: July 1990.
Cost: $6,000.
Funding: FDOT.

Relocate 27th Street railroad crossing to 26th Street.

Responsibility: City Engineering.
Action: Complete planned project.
Schedule: 1991 Cost:$?
Funding: City Engineering Budget.

Construct "Twin Pairs" relocation of SR 60.
Responsibility: FDOT.
Action: Complete planned project.
Schedule: Oct. 1992 to Jan. 1994.
Cost:$?
Funding: State.

Parking
Establish Downtown public parking as an Enterprise

activity under the direction of the CRA. The CRA is the best
equipped government agency (under state law) to handle the
public/private partnership activities necessary to establish
public off-street parking as a self-sustaining enterprise
activity.
Responsibility: City Council.
Action: Complete intergovernmental agreement making CRA
responsible for Downtown public parking management and
development.
Schedule: July - Dec., 1990.
Cost: Minor staff time.
Funding: General Fund.

Extend 17th Avenue from 19th Place to 20th Street.

Responsibility: City Engineer.
Action: Develop preliminary engineering.
Schedule: Jan.-Oct. 1991.
Cost: $2,000.
Funding: Traffic Impact Fees.

Relocate Dixie Avenue between 18th Street and 20th Street

Allow low cost ground leases on City owned property for
private entity to build parking decks.
Responsibility: City Attorney/City Council.
Action: Establish City policy/procedure followed by RFP.
Schedule: Jan.-July 1991.
Cost: Staff time.
Funding: General Fund.

to 12th Court, abandon existing ROW for parking or private
development
Responsibility: CRNCounty and City Engineering.
Action: Conduct preliminary engineering study.
Schedule: Jan.-Oct. 1991.
Cost: $2,000.
Funding: Traffic Impact Fees.
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Establish a PublidPrivate program whereby the CRA
would joint venture with a private property owner to
construct a parking structure on private property, reserving
a portion of the spaces for designated use by the private
property owner. Owner benefits by being able to offer
tenants covered and more secure parking.
Responsibility: CRA.
Action: Develop program and Request for Proposals.
Schedule: Jan. - June 1993.
Cost: $5,500 per parking space, $1,100,000 for 200 spaces.
Funding: Parking improvement fund fees.

Long Term Program

In the long term, the Downtown will require increased levels
of public involvement to realize the Redevelopment Plan.
These actions are expected to occur beyond the three year
time frame. Their exact schedule and cost will depend on the
outcome of earlier activities.

Purchase a site for a Downtown parking structure, with
!ater construction to be financed from parking impact fee
mcome.
Responsibility: CRNCity Council.
Action: Conduct preliminary feasibility/cost estimate for
potential site(s).
Schedule: Jan.-June 1991.
Cost: $3,000. Funding: General Fund.

Streetscape
Construct "Main Street" streetscaping improvements

along 14th Avenue between 20th and 21st Streets.
Responsibility: CRA.
Action: Design and construct "demonstration" streetscaping
on one block area.
Schedule: Coordinate with 20th Street reconstruction, design
work Jan. - June, 1991 June 1993 for construction.
Cost: $175,000.
Funding: TIF to repay initial loan from City.

1.

Designate streets which could be abandoned in
order to promote private development and
encourage adjacent property owners to develop
proposals.

2.

Determine which public parking lots could be
redeveloped into private commercial buildings and
parking structures (with public parking spaces) and
request proposals from developers for such
projects.

3.

Complete streetscaping project throughout
Downtown.

4.

Construct City/County Administrative Center.

5.

Develop a Downtown Merchants Association to
cooperatively promote retail activity.
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6.

When public transportation (bus system) becomes
viable, establish Downtown as the major transfer
point.

7.

Redevelop Pocahontas Park as an urban passive
recreation space.

8.

Complete extension of 17th Avenue from 19th
Place to 20th Street.

9.

Construct relocation of Dixie Avenue to 12th
Court.

10. Construct a public parking structure.
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The proposed short-term development program for
Downtown involves relatively low levels of new
expenditures for Vero Beach. The preliminary organization,
planning, and engineering work must first be completed
before the higher cost construction projects are ready for
implementation. Most of the construction projects are
already programmed in City or other governments' budgets
(i.e., 27th Railroad crossing relocation and Twin Pairs).
The short term program divides naturally into three
categories; planning and preliminary engineering, streetscape
demonstration, and parking structure. The planning _and
engineering items have a total cost of $27,000 plus mmor
staff time. The streetscape demonstration program has an
estimated design and construction cost of $175,000. All of
these costs would require a short-term loan of funds from
the City to the CRA, to be repaid through TIF revenue.
Based on the Conservative projection, this loan should be
repaid within six years of creation of the TIF District.

The major proposed expenditure in the short-term program is
a parking structure funded from Parking Fund fees.
Assuming some economies might be achieved through
public/private partnership agreements, a public cost of
$5,500 per space appears achievable. This project is
recommended on an enterprise fund basis, with
contributions to the fund generated by private development
funding the public side of the project. Based on the
Conservative projection, if 15 percent of new parking
requirements for new developments were met by parking
fund contributions, the Parking Fund would accumulate the
$1,100,000 needed for 200 spaces in 10 years.
The long-term program also appears financially feasible
based on Conservative development projections. The
completion of the streetscaping project is designed to be selffunding through a special assessment program. The cost of
the improvements would be paid by the benefitting property
owners. Construction of public parking structures is to be
primarily paid for by fees paid to the Downtown Parking
Improvement Fund by new development. In the next 10
years, this fund could collect $7.7 million if all new required
parking were provided by this means (under Conservative
projections). The City's existing land ho1dings in the area
could also contribute to parking development in the area
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The construction of a City/County Administrative Center is
an important element in the Redevelopment Plan, serving as
the second "anchor" to Downtown. This project (or
projects) is expected to be necessary even without
Downtown Redevelopment. It is only the location decision
which is necessary to Downtown Redevelopment. Since
most of the proposed site is already in City ownership, the
site is already a logical one, even before Redevelopment
considerations
The recommended street improvements within the
Downtown are also important long-term elements of
redevelopment. The completion of 17th Avenue between the
Twin Pairs and relocation of Dixie A venue to 12th Court
complete the transportation framework in which
Redevelopment may occur. These two projects are likely o
cost around $900,000 by very rough initial estimates.
Traffic impact fees of $2 million dollars will be generated by
Downtown development over the next decade, under
Conservative estimates. This revenue source appears fully
capable of funding needed Downtown transportation
improvements, as well as potentially supporting other
programs.
The Downtown Redevelopment Program appears fully
fundable from Tax Increment Financing and other existing
funding sources. The City has the resources available to
create a new Downtown Vero Beach if the commitment to
that goal is made.
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• Install Ped. signals- request DOT
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• Establish Parking Enlcrprisc under CRA
• Plan for entire Redevelopment Arca
• Establish TIF District
• CRA as lead agency-establish policy
• Modify Land Dev. Regulations

1••

• Downtown Parking Structure-feasibility
• Establish City ground leases for Parking-policy
• Extend 17th Ave.-engineering
• Relocate Dixie Ave-engineering
• Marketing Campaign by Prop.Owners Assoc
• Relocate 27th St RR X-ing

.

• Construct Judicial Center
• Slreetscaping demo. block- design
-ronstruct
• Construct Twin Pairs
• Establish Public/Private parking program
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