MEMORANDUM

TO: Fort Myers Beach Transportation Mitigation Agency
FROM: Bill Spikowski
DATE: October 14, 2005

SUBJECT: E.A.R. Discussion on October 26, 2005, 1:00 pPM

To prepare for your October 26 discussion about the transportation sections of the evaluation of the
Comprehensive Plan, please review the attached draft of three sections of the evaluation and
appraisal report:

1. INTRODUCTION
A. Purpose of Evaluation and Appraisal
B. Brief History of this Comprehensive Plan
C. Organization of this Report

4. ESTERO BOULEVARD - Times Square Area
A. Evaluation of Existing Policies
B. Community Design Ideas from Planning Charrette
C. Analysis of Street Alternatives
D. Recommendations on Times Square Area

5. ESTERO BOULEVARD - Length of Island
A. Evaluation of Existing Policies
B. Additional Data and Analysis
C. Potential Funding Sources
D. Recommendations on Estero Boulevard
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SECTION 1. INTRODUCTION

A. Purpose of Evaluation and Appraisal

The state of Florida’s growth management system requires the periodic reevaluation of all
comprehensive plans that have been adopted by cities and counties. The periodic reevaluation is
known as the Evaluation/Appraisal (E/A) process. This process begins with the preparation of an
E/A report (often known as an EAR) by each local government. “The report is intended to serve as
a summary audit of the actions that a local government has undertaken and identify changes that it
may need to make.” [F.S. 163.3191(c)]

The town’s land development code assigns responsibility for preparing this report to the Local
Planning Agency. [§ 34-120(10)] Final adoption of this report is the responsibility of the Town
Council. The Florida Department of Community Affairs will make a final determination whether
the report provides the information required by state law.

Local governments are generally required to evaluate their plans every seven years. State officials
have put Fort Myers Beach on the Lee County cycle so that evaluations for all cities in Lee County
are being completed at the same time.

The E/A process has two major components:
B Preparation of a formal E/A report that evaluates the existing plan and identifies what
needs to be changed.
B Subsequent amendments to the comprehensive plan using the normal plan amendment
process. These amendments will be processed during the year after completion of the
E/A report.

B. Brief History of this Comprehensive Plan

In 1995 the residents of Estero Island launched their own municipal government by voting to
form the Town of Fort Myers Beach. A flurry of activity began immediately, involving residents,
property owners and business people in the enterprise of crafting a small but highly focused town
government.

While struggling with normal day-to-day activities, a 2'2-year effort was begun to bring into
focus new long-range goals for the town. That effort created the Fort Myers Beach
Comprehensive Plan. To move toward those long-range goals, the plan established formal
policies for the town government and laid the foundation for a new land development code to
guide further development and redevelopment. The new plan took effect at the beginning of
1999, replacing Lee County’s Comprehensive Plan which had remained in effect until the new
plan was adopted.

The Fort Myers Beach Comprehensive Plan is published as a single bound volume. The plan
begins with “Envisioning Tomorrow’s Fort Myers Beach,” an optimistic look at the type of
community that the town hopes will evolve. The next twelve chapters contain the twelve main
“elements” of the plan, organized by subject area. The Community Design Element was placed
first because its concepts inspired many other parts of the plan. The entire volume can be
purchased at Town Hall or can be downloaded at no cost from the town’s web site at
http://www.fmbeach.org/comp_plan/.
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Each element of the plan contains a narrative description of current conditions and possible
courses of action for the town, followed by formal goals, objectives, and policies adopted by the
town as its legally binding Comprehensive Plan. The “adopted” portion of the plan also includes
a Future Land Use Map, a Future Transportation Map, a five-year schedule of capital
improvements, and all of chapters 1, 2, and 15.}

The preparation of this report has been the subject of numerous workshops and public meetings.
The chart on the following page indicates meeting dates and the subjects of discussion.

C. Organization of this Report

The state establishes certain minimum requirements for E/A reports and also allows local
governments to use this process where unanticipated events have made the comprehensive plan’s
treatment of certain issues obsolete. This report contains both mandatory and optional
components, organized as follows.

i. Major Planning Issues — Sections 2-5

Local governments are encouraged to use the E/A process to address whatever issues are of great
importance to that community. “The report should be based on the local government’s analysis of
major issues to further the community’s goals consistent with statewide minimum standards.” [F.S.
163.3191(c)]

Sections 2 through 5 address four major issues selected by the town or by DCA. Each is addressed
in this fashion:

1. Explain the nature of the major issue.

2. Identify how the plan currently addresses each issue; this is done by reprinting, in italics,

the exact wording from the adopted portions of the comprehensive plan.

3. Identify actions already undertaken to address each issue and achieve the plan’s
objectives, then determine the success or failure of those actions in achieving the
objectives.

Provide additional analysis regarding the major issue.
Suggest revised planning strategies or specific plan revisions to better address each
issue.

ok

ii. Other Planning Issues — Sections 6 -9

In addition to the four major issues, the town has identified several other subjects where the plan
may have become out-of-date or may not have addressed important issues. These issues are
addressed in Sections 6 through 9 of this report.

! Since 1999 there have been five annual cycles of plan amendments. Two separate amendments were adopted
during each of the first three cycles (2000, 2001, and 2002); one amendment was adopted in the 2003 cycle; and two
small-scale map amendments were adopted in 2004. All other amendment requests were withdrawn or denied. A summary
of all proposed and approved amendments is contained on the title page of the plan.
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Public workshops: 2005:

March 8

April 7
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July 14

August 11

October 26

Town Council workshops: 2005:

Town Council public hearings: 2005:

[list others here]
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iili. Special Topics - Section 10

In addition to addressing the town’s own issues, there are certain specific subjects that must be
addressed in this report. For instance, the content of the current plan must be compared with the
latest state requirements to ensure that the plan remains legally up to date. Some of the new
requirements can be met jointly with Lee County while others are specific to Fort Myers Beach.

iv. Community Assessment — Section 11

Section 11 fulfills one other statutory requirements for this report which is to provide a brief
community assessment including the following subjects:

Population growth and changes in land area.

The location of existing development in relation to the location of development as
anticipated in the original plan.

The extent of vacant and developable land.

The financial feasibility of implementing the comprehensive plan.

A brief assessment of successes and shortcomings related to each element of the plan.
Relevant changes to the state requirements since the plan was adopted.

A summary of public participation in the planning process.

v. Recommendations — Section 12

The final section of this report summarizes all recommendations made throughout the report.
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SECTION 4. ESTERO BOULEVARD - Times Square Area

ISSUE STATEMENT: One of the most popular and thus congested segments of Estero
Boulevard is near Times Square. There is never a shortage of ideas on what to do about the
congestion. Many ideas were described in the transportation element of the Comprehensive Plan,
but in 2004 some new ideas have surfaced, including diverting all northbound exiting traffic onto
Crescent and Fifth, reopening Center Street to traffic entering town from the Sky Bridge, and
realigning Estero through Seafarers and Helmerich Plaza. Would these alternatives noticeably
reduce traffic congestion? How would they affect the surrounding area? Would they be more
successful than ideas previously identified? What other alternatives might be possible to reduce
traffic congestion while making Fort Myers Beach a better place to live and visit?

BACKGROUND: The town’s Traffic Mitigation Agency is investigating and experimenting with
many promising transportation improvements. The TMA and its consulting engineers understand
their mission is to find better ways to move traffic. At the same time, the town needs to
understand how potential transportation improvements would affect the beauty, convenience,
and walkability of the town’s major streets before it can be decided whether they would be good,
bad, or neutral for Fort Myers Beach. The following three ideas, and others generated during this
evaluation process, are discussed more fully later in this section.
(1) Diverting northbound exiting traffic: The TMA has made it a priority to find ways
to move traffic off the island more quickly. At their urging, the town has experimented with
diverting northbound exiting traffic onto Crescent Street, then to Fifth Avenue past the
Lighthouse Resort, then onto the Sky Bridge.
(2) Center Street: Consulting engineers for the town are working on final engineering
plans to reopen a portion of Center Street. The purpose is to allow a second route from the
Sky Bridge for drivers and transit vehicles that are traveling to Old San Carlos or the nearby
public parking areas. This portion of Center Street is now a public parking lot between the
foot of the Sky Bridge and Old San Carlos.
(3) Realignment of Estero Boulevard: Due to common property ownership, the
realignment of Estero Boulevard is a possibility for the first time. Rather than waiting to see if
the landowners propose a realignment plan of their own, the town is taking this historic
opportunity to evaluate various alternatives, perhaps identifying one or more potential
designs that respond successfully to the varied public and private interests that would be
affected.

A. Evaluation of Existing Policies

POLICY 1-A-1 Changes along Estero Boulevard should improve on the characteristics that make it a boulevard in
character and not just in name: safe and interesting to walk along, impressive landscaping, and scaled to people
rather than high-speed traffic.

EVALUATION OF POLICY 1-A-1: This policy remains valid and has not been called in
question, with one exception. Due to continuing extreme congestion near Times Square,
some traffic-enhancing alternatives are being considered that can be characterized as no
longer being “scaled to people” (although “high-speed traffic” is not likely to occur due to
upstream and downstream constraints on traffic flow). This issue is discussed in the
background section on this page.
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OBJECTIVE 3-D TIMES SQUARE — Stimulate the revitalization of the downtown core area (near Times Square)
as the nucleus of commercial and tourist activities.

EVALUATION OF OBJECTIVE 3-D: This objective is a continuation of Lee County’s
prior efforts to the same end. The town has formed a Downtown Redevelopment Agency
and obtained $2,000,000 in initial funding from Lee County’s former Estero Island
Community Redevelopment Agency. A new master plan for Old San Carlos and Crescent
Street was completed in 1999. Old San Carlos was completely rebuilt in 2002 to carry out
recommendations from that plan. A new “Downtown” zoning district was added to the
land development code in 2003. Many landowners have obtained development approvals
in accordance with the town’s plans: Seafarer’s Plaza, Lighthouse Resort, Matanzas Inn, a
new Snug Harbor restaurant, Dockside Inn, and three new mixed-use buildings on Old
San Carlos. Several beachfront motels near Times Square were destroyed by Hurricane
Charley; a special focus of this evaluation process has been alternative redevelopment
concepts for those motel sites and for the adjoining Seafarer’s and Helmerich Plazas, as
discussed beginning on page 24.

POLICY 3-D-3 Continue with sidewalk improvements:

i. Standard sidewalk widths should be provided by the public sector and/or private developers in each
development project as it is implemented. Consider a program for private sidewalk reservation through
dedication or easement, particularly along Old San Carlos.

ii. Use selected materials in public rights-of-way and private property improvements adjacent to sidewalks,
such as in plazas or building setbacks.

iii. Provide special design treatment (e.g. continuation of sidewalk paving patterns) at major intersections of
the primary pedestrian streets to create a visual link and distinguish the pedestrian surface from the
vehicular right-of- way.

EVALUATION OF POLICY 3-D-E: New sidewalk policies were put into the land
development code in 2004. Sidewalk easements were not needed on Old San Carlos but
have been obtained through negotiations with landowners on Fifth Avenue, Crescent
Street, and one portion of Estero Boulevard. The new Snug Harbor restaurant
coordinated its design, including paving materials and colonnades, with the adjoining
public plaza at the Matanzas Pass end of Old San Carlos. The Old San Carlos streetscape
uses paving materials from the sidewalks to delineate pedestrian crossings on Old San
Carlos.

POLICY 3-D-4 Implement the pedestrian circulation plan:

i. Complete the Bay-side sidewalk and streetscape improvements for Estero Boulevard within the Core area
with underground utilities and improved sidewalks.

ii. Construct sidewalks (5' wide minimum sidewalk) along all streets in the Core Area.

iii. Provide a bike path along Estero Boulevard utilizing Crescent Street to Third Street across to Old San
Carlos and then connecting back to Estero Boulevard and north to Bowditch Point.

iv. Promote the function of Old San Carlos as a pedestrian spine linking Times Square and the marina by
implementing public sidewalks and major crosswalks designed to work in conjunction with arcades or
plazas located on private property.

v.  Work with the private sector to establish a site for a new public pedestrian plaza at the east of Old San
Carlos.

vi. Provide new on-street parking and sidewalk on the south side of Crescent Street.

vii. Reconfigure Third and Fourth Streets with on-street parking and sidewalks on both sides of the street.

viii. Coordinate all proposed improvements with the pedestrian, parking, mass transit, and traffic circulation
concepts in the Transportation Element of this plan.
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EVALUATION OF POLICY 3-D-4: The following is a summary of the pedestrian

circulation ideas set forth in this policy:

i.  New sidewalks on Estero Boulevard have not yet been constructed, although a
5-foot-wide sidewalk easement has been obtained along the frontage of Seafarer’s and
Helmerich Plazas.

ii. New sidewalks were built along both sides of Old San Carlos in 2002, but not yet on the
other streets listed in this policy.

iii. This bike path has not yet been planned or constructed.

iv. The public improvements on Old San Carlos were completed in 2002. Two colonnades
have been constructed by private interests that provide shade over portions of the
sidewalks.

v. A new plaza on Matanzas Pass was completed in 2002 at the end of the Old San Carlos
right-of-way. A pedestrian easement along the dock was obtained from Snug Harbor
restaurant to allow movement between this plaza and the pier and second plaza to be
built under the Sky Bridge.

vi. No sidewalks have been constructed yet on Crescent Street, but provisions have been
made for future sidewalks through negotiations with Helmerich Plaza and the Matanzas
Inn.

vii. No improvements have been designed or constructed yet on Third Street. The remaining
stub of Fourth Street (between Fifth Avenue and the Sky Bridge embankment) was
vacated in 1999 in exchange for new public parking spaces along Third Street and Fifth
Avenue.

viii. This coordination has been accomplished for all improvements in the Times Square area.

OBJECTIVE 4-F REDEVELOPMENT — Take positive steps to redevelop areas that are reaching obsolescence
or beginning to show blight by designing and implementing public improvements near Times Square to spur private
redevelopment there, by supporting the conversion of the Villa Santini Plaza into a pedestrian precinct, by providing
an opportunity for landowners to replace vulnerable mobile homes and recreational vehicles with permanent
structures in the Gulfview Colony/Red Coconut area, and by providing building code relief for historic buildings.

EVALUATION OF OBJECTIVE 4-F: Public and private improvements near Times
Square are discussed beginning on page 24. Potential redevelopment plans for future
improvements at Villa Santini Plaza and Gulfview Colony/Red Coconut have been added
to the land development code, as has code relief for historic buildings.

POLICY 7-H-1 PEDESTRIAN OVERPASSES: Although pedestrian overpasses are often ignored by pedestrians,
an overpass providing a panoramic view of the Gulf might be attractive enough to reduce at-grade crossings at
Times Square without discouraging foot traffic in this highly congested area. Even without an overpass, the
pedestrian-actuated stop light may be replaceable with a flashing caution light to minimize effects of the crossing on
traffic flow.

EVALUATION OF POLICY 7-H-1: No physical changes have been made in accordance
with this policy, but evaluations are ongoing. One alternative is shown in Figure 8, where
a pedestrian overpass would be provided to link the two major buildings in a hotel
complex. This overpass would be fully open to the public but it would be constructed by
the hotel operator because it would primarily benefits hotel guests.
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POLICY 7-H-3 LEFT-TURNS AT TIMES SQUARE: Northbound traffic headed for Lynn Hall Park now turns
left just past Times Square. These turns could interfere with traffic flow on Estero Boulevard; if so, alternatives
using Crescent Street should be considered.

EVALUATION OF POLICY 7-H-3: Eliminating left turns for northbound traffic headed
toward Lynn Hall Park would require those vehicles to instead travel north on Crescent
Street, under the Sky Bridge, and south on Old San Carlos to reach their destinations.
Unfamiliar drivers who miss the turn at Crescent Street would have no choice but to leave
the island then circle back and return. These difficulties have to be balanced with any
minor improvements in traffic flow that would occur by eliminating this left turn. As
described beginning on page 33, new alternatives have been examined for this area that
are more promising than the simple closure of the turn lane as described in Policy 7-H-3.

B. Community Design Ideas from Planning Charrette

All four major issues highlighted in this report were discussed at public workshops in March and
April of 2005. However, the bulk of attention went to redesign ideas for the Times Square area,
which is the heart of town for tourists, and increasingly so for seasonal and permanent residents
as well.

Although this area has been extensively studied in the past, three factors led to this new
attention. The first is the on-going efforts of the town’s Traffic Mitigation Agency to quickly
implement new ideas for moving traffic on and off the island; some of these efforts could change
the pedestrian character of this area. The second is that Hurricane Charley destroyed the
Sandman, Howard Johnson, and Days Inn beachfront motels in August 2004, making their
replacement by new buildings imminent. Third, major consolidation of land ownership has taken
place, with the three destroyed motels now sharing common ownership with the adjoining
Ramada Inn and two large commercial parcels across Estero Boulevard (Seafarer’s and
Helmerich Plazas).

These factors led to the wide circulation of a drawing
showing Estero Boulevard being relocated landward of
its current alignment. This concept would expand the
pedestrian-only zone at Times Square onto the existing
alignment and might help traffic flow by reducing
conflicts with pedestrian movements.

The realignment of Estero Boulevard had never been
contemplated, partly because the town does not control
this road and partly because the diverse property
ownership would have made the idea impractical from
the outset. With three beachfront motels about to be
replaced in one form or another plus the new common
ownership, the idea of realignment became worthy of
serious study and in fact is an opportunity that is not
likely ever to be repeated.

There are important federal and state regulatory
programs that complicate all redevelopment plans in
this area. In the years since the original buildings were
constructed, the federal government has established

Figure 1
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“velocity zones” (V-zones) and
the state of Florida has
established two “coastal
construction control lines”
(CCCL), all of which run roughly
parallel to the beach. These lines
demarcate areas that are subject
to stringent rules designed to
make future buildings less
vulnerable to flooding. Figure 1
shows the location of these lines
near Times Square, including a
new V-zone boundary proposed
by FEMA in September 2005;
Figure 2 provides technical
details on each program.

Design teams at the March 2005
planning charrette examined two
approaches to minimizing the
difficulties that these regulatory
programs could cause to the

Technical Details on Flood Protection

In V-zones, buildings cannot have any permanent walls at ground
level, even if the walls are “dry-floodproofed” to prevent the contents
within the walls from flood damage. V-zones, established in 1984,
run near enough to the beach that they have had little effect on
commercial buildings along Estero Boulevard in this area. The
original CCCL line was adopted in 1978; no buildings may be con-
structed seaward of that line. In 1991 the state established a new
type of CCCL that in many cases reaches as far inland as Estero
Boulevard itself. New buildings that are seaward of the 1991 CCCL
are limited at ground level to enclosures by “permanent walls” of only
20% of the building’s width, thus precluding viable commercial space
in the main structure. The purpose of this rule is that in the case of
the strongest storms, “permanent walls” would be struck by breaking
waves and might collapse in such a way as to endanger the upper
floors of the structure.

There is an important strip of land about 30' deep along Estero
Boulevard where the 1991 CCCL requirements could preclude the
very kind of pedestrian-oriented activities that the Comprehensive
Plan and land development code so strongly favor; this strip is
landward of the V-zone but seaward of the 1991 CCCL, mainly along
the beach side, as shown in Figure 3.

Figure 2

redevelopment effort. One approach would be to move Estero Boulevard slightly away from the
beach, thus putting both sides of the street outside the regulatory influence of the 1991 CCCL.
This would allow both sides of the street to be rebuilt with doors, windows, and shopfront along

wide sidewalks.

Figure 3

Figure 4 illustrates the character of a classic two-sided Main Street that could be ensured through
this minor realignment. This new alignment is shown in site plan format in Figure 5; two
versions are shown, one using a simple intersection at the foot of the Sky Bridge similar to what
exists there today, the other using a roundabout at that location.
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Streets & People

Streets don'’t have to be
mere traffic channels. Streets
can be also be attractive and
recreational when citizens and
government work together to
fulfill public desires for pleasant
and stimulating pubic places.
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A second approach to the CCCL problem was also considered that would be far less expensive, in
that Estero Boulevard would not need to be realigned. This alternative is illustrated in the three
sketches in Figure 6 which show typical buildings that could replace the beachfront motels
destroyed by Hurricane Charley:

B The top sketch shows the entire building
elevated to meet all CCCL and V-zone
requirements. The only uses at ground
level would be parking and open
storage. This is the prototypical building
for coastal locations where protection
from flooding is the major design
criterion.

®  The second sketch shows a solid wall
built to “breakaway” standards that
would separate the parked cars from the
sidewalk. This wall would visually
screen the parking, but may be nearly as
unfriendly to pedestrians and motorists
as a full view of the parking area.

®  The third sketch shows a creative
approach that includes shops at ground
level. These shops must be shallow
enough to avoid extending into the
V-zone. Walls would have to be built to
structural standards so they would
withstand the forces of rising water yet
collapse if confronted with breaking
waves (to keep from harming the
remainder of the building). If this can
be done, the building may comply with
current CCCL requirements. Figure 6

In September of 2005 the town learned that the federal government was contemplating moving
the V-zone boundary further inland (see Figure 1). If this change comes to pass, the approach
shown in the third sketch may no longer be a viable solution. Pending this determination, further
evaluation of this idea has been postponed.

For the same reason, further evaluation of the street realignment shown in Figure 5 has been
postponed.
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A quite different approach was also developed and evaluated during the charrette which offers
greater promise for improving both traffic flow and livability. This approach would maintain the
existing alignment of Estero Boulevard but would create a short new street running parallel to
Estero Boulevard from Crescent Street to the foot of the Sky Bridge.

This new street could serve traffic in both directions, providing an alternate route for traffic
coming off and on the bridge. With the traffic flow split onto two streets, the interference now
caused by pedestrians crossing Estero would be less detrimental to overall traffic flow. A raised
pedestrian island in Estero could further assist traffic by allowing pedestrians to cross more easily
without stopping traffic. This approach is shown in Figure 7 with the same two variations from
Figure 5: one uses a simple intersection at the foot of the Sky Bridge similar to what exists there
today, the other uses a roundabout at that location. A major advantage of adding the roundabout
is that is provides the traffic-splitting benefits in both directions instead of only for motorists
leaving the island.

DOWN'’ l()WI\J l ()Rl MYLE RS BEACH DOWNTOWN FORT MYE R’\ BEACH
‘t‘{;—nm’ﬁ .(q lrlr The Torwn of F A:IN\ .ﬂr ack, Flaridy
- _..f' f

~o 9 R

e, O

Y-

CEELE8E £E4e Epte  MEELEE &
| i |
& s

MECH - . -

1 ‘ ?

Figure 7

28 Draft — October 14, 2005



One variation on these plans would move all traffic onto the new street, allowing the existing
Estero to be converted into a pedestrian mall; pedestrians could move freely across the mall
without any interference to through traffic. A second variation would allow vehicles to use both
the existing Estero and the new street, but both streets would operate as one-way streets; a
roundabout would not be needed with this travel pattern, but an alternating light could help the
two southbound travel lanes merge back into one lane near Crescent Street. A third variation
would reserve the existing Estero
for trolleys, trams, pedestrians,
emergency vehicles, and perhaps Great Streets
other permitted vehicles such as There is magic to great streets. We are attracted to the best
. of them not because we have to go there but because we want
those Wl_th several ocgupants or for to be there. The best are as joyful as they are utilitarian. They
local residents or businesses. are entertaining and they are open to all. They permit anonymity
at the same time as individual recognition. They are symbols of

a community and of its history; they represent a public memory.
They are places for escape and for romance, places to act and

All of these variations involve

acquisition of right-of-way and to dream. On a great street we are allowed to dream; to
redesign of adjoining buildings. The remember things that may never have happened and to look
town should be able to acquire forward to things that, maybe, never will.”

. . — Great Streets,
additional right-of-way at the same by Allan B. Jacobs

time to provide wider sidewalks,
pedestrian median refuges, and
trolley/tram lanes.

A major benefit of all of these variations would be the creation of a new beachfront part on the
site of the old Howard Johnson and Days Inn motels. This would be possible because the new
street described above was designed to create a complete city block that could accommodate a
fully internalized parking garage surrounded by building space on all sides. This building space,
if expanded one to three stories taller than preexisting rules, could accommodate the same floor
space that would otherwise be reconstructed on the Howard Johnson/Days Inn sites. Thus the
park could be provided as a major public amenity without damaging the development rights on
that property; those rights would simply be transferred across the street.

This park would be about 300 feet wide along Estero Boulevard and about 140 feet deep to the
beginning of the beach. The park would be a town facility and would not be used for parking or
restrooms like the nearby Lynn Hall Park. An aerial rendering of an initial concept for this beach
park and a new hotel surrounding the park is shown in Figure 8. In this concept the hotel would
be split into two major buildings connected by a pedestrian bridge that would also be open to the
public. The park would provide a shaded public