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Executive Summary
Project Goals & Planning Premises
Located at the intersection of 17th Street and Indian River Boulevard, at the 
foot of the Alma Lee Loy Bridge, and for many years the site of two Vero Beach 
utility plants, the city-owned 3 Corners property is an undeniable waterfront 
asset. Since the closure of the power plant in 2015 and the subsequent deci-
sion to relocate the wastewater treatment plant, many ideas have been floated 
as to what is to become of the nearly 40-acre property. Per the City Charter, 
any use that is not public and recreational in nature must be approved by the 
citizens of Vero Beach via a referendum. A public process initiated by the City 
in 2019 culminated in a January 2020 design Charrette that produced the 
ideas presented in this report. Working with a highly visible location worthy 
of a major public destination, the design effort was guided by the following 
goals and set of premises to produce conceptual plans that were aesthetically 
pleasing, economically vibrant and environmentally sensitive.

Project Goals
1. Pursue the best and highest use of the public property that is financially 

sustainable for the City;

2. Create an unique destination that complements the City’s existing commer-
cial centers with a sense of place with a diverse and complementary mix 
of park, cultural, commercial, and possibly residential land uses; 

3. Ensure public access to the waterfront that is inclusive to the entire Vero 
Beach community with dedicated public spaces, walkable pedestrian prom-
enades, and connectivity to existing multi-modal transportation system; 

4. Create a pedestrian-oriented destination that is inclusive to the entire 
Vero Beach community with complementary retail and restaurants on the 
waterfront;

5. Enhance the existing harbor and shoreline to accommodate a variety of 
leisure and recreation watercraft.

6. Illustrate best practices for sustainable development that exceed current 
environmental standards with thoughtful, environmentally-sensitive land-
scaping and resilient waterfront development techniques to protect the 
Indian River Lagoon;

7. Respect the community’s character and aspirations with architecturally 
pleasing structures; and

8. Offer opportunities for education and research of the Indian River Lagoon 
ecosystem and present the history of the site.

Planning Premises
1. This is an important intersection in the City; as it connects the island to the 

mainland, and the coastal communities from the north and south.

2. The site should be developed to maintain public access to the river and 
provide a diversity of public spaces, from an active river walk and recre-
ational spaces, to passive open spaces.

3. The programs and facilities developed on the site must be self-sustaining 
economically, with the site operations, at a minimum, be revenue-neu-
tral to the City of Vero Beach and ideally generate revenue for constant 
improvements.

4. The site development should be attractive to people of all ages and incomes 
and be a place where the diverse local subcultures feel comfortable and 
find their activities accommodated.

5. The site development plan should respect a balance of nature, recreation, 
entertainment environmental education, and culture; and provide both 
daytime and evening activities.

6. The coastline of the site should be improved by removing invasive species, 
restoring native plants, protecting the adjacent water quality, and support-
ing bird life and the marine habitat.

7. The plan should consider retaining and re-using the industrial heritage of 
the site, if economically feasible.

8. The plan should provide a cohesive development concept for the site that 
retains flexibility in implementation and allows for an incremental develop-
ment approach that expedites the launch of the project as soon as possible.

9. The buildings should be durable enough to survive storms, but mutable 
enough to be able to change over time.

10. The site should be designed to be compatible with the neighboring prop-
erties while being a positive impact on the redevelopment of the surround-
ing area. 

11. The plan’s design should be prepared in an open, participatory process 
where the selected scenario plan becomes acceptable to the voting citi-
zens through a public charter referendum.
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Executive Summary
Project Process

near Vero Beach — Indian River
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The process towards the Master Concept Plan for Three 
Corners, began with a City Council Kick-Off Meeting on 
November 19, 2019. The Three Corners Steering Committee 
was empaneled that day. After holding meetings and partic-
ipating in pre-Charrette site tours, the Committee attended 
several of the Charrette presentations, including the clos-
ing on January 31, 2020. 

After the Charrette, the February 25th Steering Committee 
Meeting provided a lively and thorough discussion of the 
key programmatic elements appearing in the five Charrette 
scenarios. These would be the main plan features that 
would factor into a referendum plan. Each component was 
discussed separately. With the decisions made during this 
discussion, a consensus was reached for those uses and 
activities for the north and southeast parcels.

On August 18, 2020, the City Council held a public hear-
ing on the resolution to adopt the Master Concept Plan 
included in the “Three Corners Vero Beach Report.” Based 
on the discussion, the City Council deferred the approval 
of the master concept plan for more public comment on 
the ideas illustrated in the post-pandemic plans subse-
quently provided by DPZ CoDesign (DPZ) in the summer 
of 2020. The Steering Committee was tasked to review 
the community comments and provide a recommendation.

The results of this review and the recommendations were 
incorporated into the revised Community Plan presented 
by DPZ in April of 2021. Following the Economic Feasibility 
Analysis of this plan in November of 2021, the Community 
Plan, as presented later in this document,  was approved by 
the City Council as the Master Concept Plan in December 
of 2021. It is this plan that is presented in this Executive 
Summary.

Aerial View of Existing Site
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Executive Summary
Project Timeline (Sep. 2020 - Dec. 2021)
The following is the timeline since the deferred approval:

September 15, 2020: City Council approves changes to 
Committee structure:

September 2020: Initial Feasibility Review (Staff & Developer 
Feedback):

October 6, 2020: City Council appoints new members to 
Committee:

October 22, 2020: Three Corners Steering Committee (Planning 
Process Overview)

November 12, 2020: Three Corners Steering Committee 
(Project Goals and Planning Premises)

December 10, 2020: Three Corners Steering Committee 
(Development Presentations)

December 15, 2020: City Council (Accepted Project Goals 
and Planning Premises)

January 14, 2021: Three Corners Steering Committee (Direction 
on revisions to Concept Plan)

April 2021: DPZ (Revises Community Plan & Recommended 
Plan)

Apr i l  26 ,  2 021:  Th ree Corne rs  S tee r ing Commi t tee 
(Recommended Master Concept Plan)

May 18, 2021: City Council (Accepted Recommended Master 
Concept Plan and Authorizes Feasibility)

September & October 2021: Economic Feasibility Analysis of 
Scenarios (PFM) / Master Concept Plan - Steering Committee 
Scenario

November 16, 2021: City Council Meeting (Economic Feasibility 
Analysis Presentation)

December 7, 2021: City Council Meeting (Recommendation 
on Master Concept Plan Programming)

Master Concept Plan
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Executive Summary
Master Concept Plan
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Executive Summary
Big Blue Hotel Conversion & North Central Park
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Big Blue Reuse:

The former power plant structure has been deemed to be of
significant historical value and, therefore, the priority should
be to retain the building. The Master Concept Plan
reimagines the redevelopment of “Big Blue” as a hotel
and cultural or event center; if financially feasible to
a potential developer, with indoor public spaces,
performance or cultural venues, retail, and restaurants.
The indoor spaces would focus on reuse of the great
hall. The repurposing of Big Blue provides an
opportunity to develop a rooftop bar or restaurant that, at a
height of 60 ft. above street level, would offer unique
views of the Lagoon.

The Master Concept Plan envisions a hybrid hotel with a 
combination of a traditional hotel room tower and a row 
of cottages. The full-service destination or resort hotel 
could anchor the site with a mix of transient hotel rooms 
and condo hotel units. Outdoor resort amenities for the 
patrons of the hotel would be optimally located adjacent to 
the structure, while most of the central park space would 
remain open to the public.

The development could be a reuse of either the entire exist-
ing structure or only a portion. However, if the proposed 
hotel does not make use of the Big Blue structure at all, 
any new structure would have to comply with the current 
maximum 50 ft. building height limitation.
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Executive Summary
Big Blue Hotel Conversion & North Central Park
Central Park & Market Row:

One idea from the Charrette that received unanimous
support was for there to be a sizable park occupying
the north parcel. Any redevelopment plan would need to
include the Central Park. Framed by the hotel resort,
the central public space could contain water features
or a splash park, playgrounds, and farmers’ market
or food truck space open to the public.

As suggested by residents and drawn during the charrette, 
the Master Concept Plan shows a row of multi-use pavilions 
along the northern portion of the site that could house park
functions, seasonal festivals, and a weekly farmers
market. They could also serve as retail and restaurant
uses. The area could also be an extension of the hotel

use with condo hotel units framing the park. 
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Executive Summary
Central Park
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Executive Summary
Northeast Waterfront Village
Northeast Waterfront Village

Perhaps the most well-received Charrette idea was for there 
to be a waterfront village of retail, restaurants, bars and 
cafes of varying price points, as well as a marina, adjacent 
to the existing harbor. The Master Concept Plan arranges 
these functions in a checkerboard pattern. Recreational 
spaces, gathering gardens, small outdoor music venues, 
and service spaces would occupy the courtyards in 
between the buildings. Any proposed development would 
need to remain substantially consistent with this area of 
the plan. The entertainment or recreation uses could be 
family amusements, small museums, aquarium displays, or 
music venues, as key venues to draw area residents to the 
destination. The marina could include daydocks, overnight 
docking for hotel or residents, commercial tours, and water 
taxis. The plan includes a fishing pier with locations for 
vendors (bait shop) related to the pier and a bike trailhead.

Another well-regarded charrette idea was the inclusion 
of a chapel-like meeting hall near the water that could be 
leased for events. The structure occupies the northeast 
corner of the plan framed by special gardens. 
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Executive Summary
Detail of Entrance into Waterfront Village from the Park
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Executive Summary
Detail of Northeast Waterfront Village
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Executive Summary
Detail of Waterfront Chapel & Promenade

WATERFRONT: CHAPEL & PROMENADE
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Executive Summary
Detail of Waterfront Restaurants, Event Plaza, Promenade & Marina
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Executive Summary
Detail of Waterfront Activated Courtyards & Promenade
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Executive Summary
South Waterfront

0’ 100’25’ 50’ 75’ 200’
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Youth Sailing Center

The Master Concept Plan incorporates the facilities agreed 
to a memorandum of understanding between the City 
and Youth Sailing Foundation. It includes facilities for the 
Vero Beach Community Sailing Center to be operated 
by Youth Sailing and located south of the Alma Lee Loy 
Bridge (wastewater treatment plant site) and adjacent to the 
river. The location of the facility and parking for the facility, 
integrated into the overall parking plan for the proposed 
development, will have to be consistent with this plan.

Youth Sailing has developed a plan for a community sail-
ing center with the following program:

• Construction of 12,000 sf, two-story building with 
small boat repair on the ground floor and administra-
tive offices, conference/ training rooms and kitchen 
on the upper floor;

• Construction of floating docks for youth, coaching, 
safety, rental, and ADA compliant sailboats and power-
boats used in junior and adult instructional programs; 
and

• A ramp for small boat launching.

Water Tanks

The plan shows retention of the one of the water tanks, 
once decommissioned, as an iconic symbol of the site’s 
past, and potential as a future community arts venue. The 
tanks represent a great opportunity for a philanthropic 
organization, as these structures can serve as the basis for 
large scale art installations. Keeping at least one of these 
tanks also offers a cost-savings from the standpoint of their 
being retrofitted to house performance or exhibit space.

Wastewater Treatment Plant

Thinking of how subsequent generations might view the 
decisions made about 3 Corners, and to honor their needs, 
several members of the Steering Committee felt that the 
decommissioned water treatment plant would be an oppor-
tunity to leave a portion of the site open to those future 
residents. It was later suggested that the facility’s struc-
tures should be demolished and replaced with an open 
field to provide a place for programming large community 
events in the interim.
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Executive Summary
Steering Committee Recommended Plan : Yield Analysis

Building Diversity Analytical Diagram Open Space Analytical Diagram

 

      Parking on Site:   465 Spaces

      Marina Area:  116,750 SF

      Fishing Pier Length:  677 Feet
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 EVENT SPACE
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 PARKING / CIRCULATION 

Building Type Footprint Story Total SF

General Commercial 14,504 1 14,504

Retail 19,334 1 19,334

Restaurant 18,215 2 36,430

Hotel 54,000 4 216,000

Civic 22,748 1 22,748

Recreation 6,960 2 Max 13,920

Utility 24,063 1 24,063
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Executive Summary
The Former Post Office Site
A near-unanimous conclusion from the charrette that was 
confirmed by the Steering Committee was the acknowledg-
ment that the southwest parcel, the third corner, across 
Indian River Boulevard should be seen as a separate proj-
ect that is not inherently connected to the planning of the 
two eastern parcels.

Already containing an FPL substation, the remaining land, 
under 2-acres in size, would be a good candidate for a 
separate developer RFP. During the charrette a number of 
possible options were studied for this site, but the senti-
ment expressed by most Charrette attendees was that 
the site be dedicated to general commercial use such as 
a high-end food market.

17TH ST17TH ST..

FPLFPL IN
D

IA
N

 R
IV

ER
 B

LV
D

IN
D

IA
N

 R
IV

ER
 B

LV
D

..

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 2—  SHOPPING CENTER

1 level retail with surface parking

Parking ratio 4 spaces per 1,000 SF

Parking Spaces 81

Total floor area 20,079 SF

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 3—  SURFACE PARKING

1 level uncovered parking

Parking Spaces 152

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 1— OFFICE BUILDING

2 levels above 1 level of parking

Parking ratio 3.33 spaces per 
1,000 SF

Parking Spaces 143

Total floor area 42,900 SF

Floorplate 21,450 SF

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 4—  PARKING GARAGE

4 levels parking

Parking Spaces 515

01.31.2020 DPZ CoDesign

     SW CORNER POST-OFFICE SITE: OPTION 6:  SMALL GROCERY STORE  
                          (E.G., TRADER JOE’S)

1-story retail with surface parking

Lot area 1.47 acres

Total floor area 15,000 SF

Required parking ratio 4 spaces per 
1,000 SF

Parking spaces 60

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 5—  APARTMENT BUILDING

2 levels above 1 level of parking

Max. allowed density 15 du/acre

Total lot area 4.67 acres

Easements for substation 3.2 acres

Buildable area 1.47 acres

Allowed units 70

Proposed units 42

Total floor area 42,000 SF

Floorplate 32,175 SF

Parking Spaces 93

Required parking ratio 1.5 spaces per 
unit (average)

Average unit size 1,000 SF

    2 Office Levels over Parking Lot     1 Retail Level with Parking Lot

    Surface Parking Lot

    2 Apartment Levels over Parking

    4 Level Parking Garage

    1 Small Grocery with Parking Lot
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Executive Summary
Next Steps

1. Issue a Request for Information (RFI) to identify 
qualified developers and receive information on 
interest in partnering with the City to develop the 
site as proposed by the Master Concept Plan.

2. Call for a charter referendum to allow commer-
cial development of the former power plant site.

3. Conduct additional engineering analysis regard-
ing traffic impacts of the proposed development 
on the former power plant site.

4.  Prepa re  an  amendment  to  the  C i t y ’s 
Comprehensive Plan to change the future land 
use designations on the site to be consistent with 
the Master Concept Plan, and add land use poli-
cies regarding the development of site consistent 
with the Master Concept Plan.

5. Prepare land development regulation amend-
ments to adopt development regulations consis-
tent with the Master Concept Plan, including a 
map amendment to the City’s Official Zoning Map.

6. Issue a Request for Proposals (RFP) from qual-
ified developers and select developer for the 
master development of the former power plant 
site. Enter into a development agreement between 
the City and the Developer for the development 
of the site.

7. Enter into an agreement with Youth Sailing 
Foundation for the development of sailing facili-
ties on the wastewater plant site.
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Introduction : Understanding the Site
Aerial View of Three Principal Parcels

near Vero Beach — Indian River
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Introduction : Understanding the Site
Aerial View of Zones within the Three Parcels
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This analysis of the 3 Corners site is meant to convey 
the considerable real estate that these parcels comprise. 
Many Downtown Vero Beach city blocks are in the range 
of 250 - 300 ft. wide by 400 - 650 ft. long. Applying these 
dimensions and dividing the north (N) and south (S) parcels 
into zones, one can see that 3 Corners consists of about 
8 - 9 city blocks.

A common rule of thumb in planning is that a person can 
comfortably cover about a quarter mile, or 1350 ft. , in a 
5-minute walk. Research has shown that this is the distance 
that most people are willing to walk before they opt to drive 
a car instead. This is therefore a useful metric to consider 
when designing a main street, a shopping mall, or even a 
neighborhood. As it happens, most of 3 Corners, despite 
its ample size, is all within a 5-minute walk.
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Introduction : Understanding the Site
Context: Vero Beach City Limits

Since only those area residents who live within the city limits may vote on a 3 Corners referendum, understanding the exact city boundaries has become an important distinction.
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Introduction : Understanding the Site
Context: Vero Beach Access to 3 Corners

ORIENTATION SCALE

The above drawings, ideas and designs are the property of DPZ Partners.  No part thereof shall be copied, disclosed to others, or 
used in connection with any work other than for the specific project for which they have been prepared without the written consent 
of the architects/town planners. Preliminary-this is a conceptual drawing not to be used for engineering, surveying, or construction.
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Introduction : Understanding the Site
Context: Vero Beach Landmark Locations
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Introduction : Understanding the Site
Scale Comparison: Historic St. Augustine
The following diagrams show the outline of the 3 Corners 
properties superimposed over the aerial photos of various 
locations at the same scale. They convey a sense of the size 
of the three parcels in comparison to well known places.

On this page one can see that virtually all of historic down-
town St. Augustine could fit on the 3 Corners site.

ORIENTATION SCALE

The above drawings, ideas and designs are the property of DPZ Partners.  No part thereof shall be copied, disclosed to others, or 
used in connection with any work other than for the specific project for which they have been prepared without the written consent 
of the architects/town planners. Preliminary-this is a conceptual drawing not to be used for engineering, surveying, or construction.

PROJECT NAME

3 Corners Vero Beach
PROJECT NUMBER PROJECT LOCATION

1923 Vero Beach, Florida

MAP

Comp. Diagram St. Augustine 
ID DATE

# 06/160/2020
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Introduction : Understanding the Site
Local Scale Comparison: Humiston Park

ORIENTATION SCALE

The above drawings, ideas and designs are the property of DPZ Partners.  No part thereof shall be copied, disclosed to others, or 
used in connection with any work other than for the specific project for which they have been prepared without the written consent 
of the architects/town planners. Preliminary-this is a conceptual drawing not to be used for engineering, surveying, or construction.

MAP

Comp. Diagram Humiston Park
ID DATE

# 01/29/2020

0 50 100 200 300 400 500 Feet
PROJECT NAME
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1923 Vero Beach, Florida

On this page Humiston Park can be seen within the Power 
Plant Site that is large enough to also include the mixed-
use block to the west.

On the wastewater plant site three hotel-sized properties 
on the ocean, and a block and a half of the village across 
the way would fit.
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Introduction : Understanding the Site
Local Scale Comparison: Riverside Park
In this comparison, one can see that a good majority 
of Riverside Park, including the art museum, could fit 
within the 3 Corners Site.

ORIENTATION SCALE

The above drawings, ideas and designs are the property of DPZ Partners.  No part thereof shall be copied, disclosed to others, or 
used in connection with any work other than for the specific project for which they have been prepared without the written consent 
of the architects/town planners. Preliminary-this is a conceptual drawing not to be used for engineering, surveying, or construction.
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Introduction : Understanding the Site
1926 Vision for 3 Corners 
In the 1926 master plan, 3 Corners was seen as a key 
juncture along a 17th St mixed-use corridor that connected 
Downtown to a proposed beach village center & main 
street. Development of Riverside Park after WWII and 
other factors ultimately moved the main beach village to 
the north. 21st St. & Miracle Mile Plaza became the main 
commercial corridor to the beach.

City of Vero Beach 1926 Master Plan by Lawrence Sheridan (as framed in City Hall)
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Introduction : Understanding the Site
Site Zoning & Background

a) Electric Power Plant Property:

The 17.4-acre electric power plant property is located on the northeast corner 
and adjacent to the Indian River Lagoon. As part of its agreement with the 
Orlando Utilities Commission, the City shut down its electric power plant in 
December, 2015.

The property is currently designated Government/Institutional/Public use on 
the Future Land Use Map and Industrial on the Zoning Map. These designa-
tions limit the property to government facilities, utilities, and education and 
institutional facilities.

b) Wastewater Treatment Plant Property:

The 16.3-acre wastewater treatment plant property is located on the south-
east corner and adjacent to the Indian River Lagoon. The property is currently 
designated Government/Institutional/Public use on the Future Land Use Map 

and Industrial on the Zoning Map. At the present time, the property includes 
the wastewater treatment plant facilities and an office, storage, ramps/docks 
and other facilities for the Youth Sailing Foundation of Indian River County. As 
the wastewater treatment plant no longer discharges any treated effluent into 
the Indian River Lagoon, some discussion has been ongoing about relocating 
the plant to the airport where the treated effluent is distributed to the City’s 
reclaimed water system or discharged via deep-well injection.

c) Vacant Postal Annex Property:

The 4.6-acre Postal Annex property located at the southwest corner of the inter-
section of Indian River Boulevard and 17th Street. This property is in a prime 
location for commercial development with good road access in a high volume 
traffic node and proximity to the waterfront. The property is currently designated 

Commercial on the Future Land Use Map and C-1A (Tourist Commercial) on 
the Zoning Map. The City has agreed to lease a portion of the site to FPL to 
relocate the electric substation from the Electric Power Plant Property.

NOTE:

Any redevelopment of the two waterfront properties is subject to specific 
restrictions in the City Charter. The electric power and wastewater treatment 
properties may not be sold, leased, traded, or given away unless such sale, 
trade, or gift is approved by referendum. The two properties may be leased 
without a referendum only for a public or civic purpose which also serves a 
recreational, artistic, or cultural purpose including incidental concessions.

The Postal Annex property is not subject to any such restrictions.

Source: SpeakUpVeroBeach.com

The 38-acre waterfront parcel known as 3 Corners is considered the most 
valuable city (publicly) owned water-front property on Florida’s East Coast.
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Introduction : Understanding the Site
Existing Conditions

LEGEND
1 NEW FPL SUBSTATION
2 DECOMMISSIONED POWER PLANT 
3 PARKING AREA
4 BOULEVARD ENTRANCES
5 SHED
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 RECLAIMED WATER TANKS
9 WASTE WATER TREATMENT FACILITY
10 YOUTH SAILING LEASE AREA
11 DECOMMISSIONED SUBSTATION
12 Y.S.F. INDOOR STORAGE BUILDING
13           RIPARIAN SHORELINE *
14          EMBANKED SHORELINE *

* As defined in this report, a riparian shoreline is one 
of the canal or river edges where plants, including 
mangroves, have grown amidst the riprap (loose 
stone and pieces of concrete) added to strengthen 
the seawall. An embanked shoreline refers to the 
harbor and river edges where only the seawall exists 
and there are no plants.
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Introduction : Understanding the Site
Existing Conditions: Power Plant

River Inlet

Indian River

Big Blue
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Existing Conditions: Power Plant
Introduction : Understanding the Site

Main Turbine Hall (Facing North) View to the East
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Existing Conditions: Power Plant
Introduction : Understanding the Site

Main Turbine Hall (Facing North) Main Turbine Hall (Facing East)
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Existing Conditions: Power Plant
Introduction : Understanding the Site

Control Room

HARBOR ISLAND 

N BAY ISLAND

TREASURE ISLAND

5 MINUTE WALK

THREE CORNERS TOUR: THE POWER PLANT INTERIOR
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Introduction : Understanding the Site
Existing Conditions: Wastewater Treatment Plant

near Vero Beach — Indian River

1 of 1

Indian River Edge

Under Alma Lee Loy Bridge/ 17th Street

Water Treatment Tanks

Water Treatment Plant Aerial
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Introduction : Understanding the Site
Existing Conditions: Former Post Office-Annex

Former Post Office Site as Viewed from Power Plant

Imagery ©2020 Google, Map data ©2020 200 ft 

Vero Beach

Aerial View of Former Post Office Site
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PLANNING PROCESS & COMMUNITY OUTREACH
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Planning Process & Community Outreach
Project Kick-off in November & Steering Committee Meetings Commence

34 3 CORNERS , VERO BEACH | © 2020 DPZ CoDesignMay 21 2020
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Steering Committee

Vicky Gould, 
Committee Chair

Tony Young, 
Mayor

Laura Moss, 
Vice Mayor

Robbie Brackett, 
Vice Chair, 
City Councilmember 

Joe Graves, 
City Councilmember

Rey Neville, 
City Councilmember

Dr. Richard Baker
John Cotugno
Harry Howle
Mike Johansen
Alma Lee Loy
Linda Moore
Mark Tripson
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Planning Process & Community Outreach
Public Engagement via Online Platform

SpeakUpVeroBeach.com

PUBLIC ENGAGEMENT: ONE MORE WEEK TO WEIGH IN WITH COMMENTS!
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Planning Process & Community Outreach
PUBLIC ENGAGEMENT: ONLINE INTERACTIVE PLATFORM, SITE TOURS & CHARRETTE

PRE-CHARRETTE POLLING

SpeakUpVeroBeach.com Online Community Engagement began Nov. 19, 2019 

PRE-CHARRETTE NUMBERS
SpeakUpVeroBeach.com

Online Community Engagement began November 19, 2019
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Planning Process & Community Outreach
Online Community Participation by January 31, 2020

Totals to date: 

Charrette Week: 
Public Attendance: 680 

Power Plant Visitors 
Site Tours: 1,000

 

Facebook Live with TCPalm 
Jan. 30, 2020  
Facebook Live Session: 70 
Facebook Live Views: 3,900 

END OF CHARRETTE NUMBERS
SpeakUpVeroBeach.com

PUBLIC ENGAGEMENT: ONLINE INTERACTIVE PLATFORM, SITE TOURS & CHARRETTE
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Planning Process & Community Outreach
Community Ideas & Contributions

COMMUNITY IDEAS: CHARRETTE WEEK & SpeakUpVeroBeach.com

COMMUNITY IDEAS: CHARRETTE WEEK & SpeakUpVeroBeach.com
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Community Ideas & Contributions
Planning Process & Community Outreach

COMMUNITY IDEAS: CHARRETTE WEEK & SpeakUpVeroBeach.com
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Planning Process & Community Outreach
Community Site Tours

40 3 CORNERS , VERO BEACH | © 2020 DPZ CoDesignMay 21 2020
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Planning Process & Community Outreach
Media Coverage

46 3 CORNERS , VERO BEACH | © 2020 DPZ CoDesignMay 21 2020
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Planning Process & Community Outreach
Charrette Week Schedule

Vero Beach Three Corners Draft Charrette Schedule 

26 - 31 January 2020

DPZ CoDESIGN for The City of Vero Beach 1/14/207:10 PM

City of Vero Beach

8:00 am

09:30 am

10:00 am

10:30 am

11:00 am

11:30 am
DPZ CoDESIGN

12:00 pm
Andres Duany 

12:30 pm

1:00 pm

1:30 pm

Xavier Iglesias

Josef Albert

Kyannah Andrews 
Eusebio Azcue 
Ben Northrup 
Chris Ritter

2:00 pm

2:30 pm

3:00 pm
DPZ Consultants

3:30 pm

4:00 pm

4:30 pm

5:00 pm

Studio Location

6:30 pm

8:30 pm

Unless otherwise noted all meetings are at the VB Community Center. For other meeting location addresses please consult speakupverobeach.com. 

Design Session 
Studio Closed 

(9:30 - 12:00) 

Team Lunch 
12:30 - 2:00 
Studio Closed

Design Session 
Studio Closed 
(2:30 - 6:30)

Design Session 
Studio Closed 
(2:30 - 6:30)

Progress Pin-Up #3 w/
Central Beach Residents 

(6:30 -  8:00) 
at Orchid Island Brewery

Design Session 
Studio Closed 

(9:30 - 11:00)

Closing Presentation 
w/ Steering Committee 

(6:30 -  8:00) 
at First Presbyterian Church

Team Lunch 
12:30 - 2:00 
Studio Closed

 Studio Open 
Meeting #7 

(11:00 - 12:30) 
Indian River County 

Chamber of Commerce      
Courthouse Executive Center

Team Dinner

DPZ Team Arrival 
Site/ Area Visit/ 
Set-up Studio at 

Community Center

Vero Beach 
Community Center   
2266 14th Avenue 

Vero Beach, FL 32960

Progress Pin-Up #2  w/
Young Professionals/ 

New Collars/ Students 
(6:30 -  8:00) 

at Walking Tree Brewery

Team Dinner

Team Lunch 
12:30 - 2:00 
Studio Closed

Team Lunch 
12:30 - 2:00 
Studio Closed

Team Lunch 
12:30 - 2:00 
Studio Closed

Opening Presentation 
w/ Steering Committee 

(6:30 -  8:00) 
at VB Community Center 

Progress Pin-Up  #1 w/
Immediate Neighbors 

(6:30 -  8:00) 
at Fairlane Harbour 
Community Center

Team Dinner

IWPR Group    
Crabtree Group           

Beth Dowdle

Team Lunch  (en route)

Team DinnerTeam Dinner

Studio Open 
Meeting #2 
(4:00- 5:30) 

Design & Development 
Professionals                

Design Session 
Studio Closed 
(2:30 - 4:00)

Design Session 
Studio Closed 
(2:30 - 4:00)

 Studio Open 
Meeting #4 
(4:00- 5:30) 

Health & Recreation

Design Session 
Studio Closed 
(2:30 - 4:00)

 Studio Open 
Meeting #6 
(4:00- 5:30) 

Planning & Zoning 
Board

Day 6

Friday
January 31

Team Breakfast

DPZ Team Travel

Team BreakfastTeam Breakfast

January 30 January28

Day 3

Tuesday
Day 5

Thursday

Team Breakfast 

 Studio Open 
Meeting #3 

(10:30 - 12:00) 
Topic TBD 

Studio Open 
Meeting #1 

(10:30 - 12:00) 
Budgeting & Finance

Charrette Participants

Team Breakfast

Wednesday
Day 4

January 29January  26 January 27

Day 2

Monday
Day 1

Sunday

Council/ Steering 
Committee Community

Design Session 
Studio Closed 

(9:30 - 10:30)

Design Session 
Studio Closed 

(9:30 - 10:30)

Design Session 
Studio Closed 

(9:30 - 10:30)

 Studio Open 
Meeting #5 

(10:30 - 12:00) 
Vero Beach Chamber of 
Commerce & Vero Beach

Main Street 

CHARRETTE SCHEDULE: JAN. 27TH - 31ST
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Planning Process & Community Outreach
Charrette Week Sessions

14 3 CORNERS , VERO BEACH | © 2020 DPZ CoDesignMar 30 2020

THREE CORNERS TOUR: THE POWER PLANT INTERIOR
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Charrette Week Sessions
Planning Process & Community Outreach

The Charrette week consisted of daily meetings with vari-
ous stakeholder groups as the designers developed plans 
that incorporated the ideas discussed with each group 
and via the online feedback. Each evening a presentation 
of the day’s progress was presented at different venues 
throughout the community. A closing presentation took 
place at the end of the week. 

The following pages depict the main topics that were stud-
ied and precedents that were looked at during the char-
rette that informed the programming of each scenario plan.
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The Charrette week consisted of 
daily meetings with various 
stakeholder groups as the 
designers developed plans that 
incorporated the ideas discussed 
with each group and via the online 
feedback.  Each evening a 
presentation of the day's progress 
was presented at different venues 
throughout the community. A 
closing presentation took place at 
the end of the week. 

The following pages depict the 
main topics that were studied and 
precedents that were looked at 
during the charrette that informed 
the programming of each scenario 
plan.In-progress rendering during the Charrette
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Planning Process & Community Outreach
Landscape Precedents

LOCAL LANDSCAPE PRECEDENT- HERITAGE CENTER LAWN & SIDEWALK

A key component of the four scenario plans that envision 
3 Corners as a redeveloped destination, is the idea of a 
central park. The park in these plans is composed of open 
expanses and tree-covered plots.

The Vero Beach area has wonderful park precedents that 
can be seen at the Downtown’s Heritage Center’s lawn 
and sidewalk edge, and the restored dunescape of the 
golf course at the Windsor community.

473 CORNERS , VERO BEACH | © 2020 DPZ CoDesign May 21 2020

Process & Outreach: The CharretteLANDSCAPE PRECEDENTS 

A key component of the four scenario 
plans that envision 3 Corners as a 
redeveloped destination, is the idea of 
a central park. The park in these plans 
is composed of open expanses and 
tree-covered plots. 

The Vero Beach area has wonderful 
park precedents that can be seen at 
the Downtown's Heritage Center's 
lawn and sidewalk edge, and the 
restored dunescape of the golf course 
at the  Windsor community.
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Planning Process & Community Outreach
The Curated Landscape

The Curated Landscape- EARLY IDEAS

Nature Education
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Nature Education

Native Trees & ShrubsNative Meadow

The 3 Corners site has been filled and altered from its natu-
ral state. The ample green space in each of the scenarios 
is designed for a variety of outdoor uses, including resto-
ration of indigenous plant materials and their interpreta-
tion. The final detailed landscape plan would establish a 
strong sense of place through the restoration of the plant 
communities that would have been naturally occurring at 
this location along the Indian River Lagoon.

The native plant materials anchor the built environment with 
a strong identity in a context that is unique to Vero Beach 
and its location on the Indian River Lagoon. This project 
is an opportunity to educate visitors about the role of 
landscaping in both natural and man-made environments.

Native trees and plants can be formally arranged to define 
the outdoor rooms in the park. Mangroves currently line 
several of the canal and river edges and, depending on 
each edge condition and the design of the overall land-
scape program, may be pruned to create “windows” for 
views to the Lagoon. Along the north and south canals, 
denser planting buffers should be considered to respect 
the privacy of neighboring residents.

Nature Education

Native Trees & ShrubsNative Meadow



53Draft 01/14/2022  | © 2022 DPZ CoDesign

Planning Process & Community Outreach
The Curated Landscape: The Living Shoreline & the Embanked Edges
As mentioned in the Introduction, there are two clear 
waterfront edge conditions on this site, the riparian and 
embanked shoreline--the green edges with existing plant 
communities and the hard seawall edges.

Local experts like ORCA and the FAU Harbor Branch 
Oceanographic Institution should be consulted on the 
edge-specific designs for the riparian edges. Interpretive 
signs can be designed to educate visitors about the marine 
environment and the restored shoreline. These experts 
should be consulted to coordinate the placement of, and 
access to, the marina docks.

“Living shorelines” is a term used to define a number of 
shoreline protection options through the strategic place-
ment of plants, stone, sand fill, and other structural organic 
materials. Each living shoreline is unique. The specific 
living shoreline designs for the 3 Corners site will be the 
result of careful consideration of the existing conditions 
of each edge with the planned new uses. The existing 
mangroves along the canal and river edges of this site 
may be complemented with a planting palette of other 
native wetlands species, or supplemented with additional 
mangroves. It should be noted that mangroves are better 
carbon storers than tropical rainforests and help protect 
the coast from storm surge.

Where there are existing hardened seawalls, circumstances 
can sometimes be improved through Seawall Enhancement 
Projects (SEP) that include a variety of options including the 
addition of rip-rap in front of a wall or the addition of plant-
ers for installation of native plants in front of a vertical wall. 
However, it is understood that on this site the embanked 
shoreline along the harbor and under the bridge will be 
largely dedicated to boating activity and the fishing pier.
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Planning Process & Community Outreach
The Curated Landscape: Kayak & Paddleboard Launch

ACTIVE RECREATION: KAYAK LAUNCH CANAL

Already in use as a boat launch by the Youth Sail ing 
Foundation, the inlet on the south parcel is also home to 
mangroves and other native plantings that can continue 
to coexist in harmony with sailing activities, as well as 
kayaking and paddleboarding.
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Planning Process & Community Outreach
The Curated Landscape: Education & Glamping

CREATIVE FUNDRAISING: GLAMPING CAMP FOR ARTISTS & PATRONS 
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CREATIVE FUNDRAISING: GLAMPING CAMP FOR ARTISTS & PATRONS 

With the idea of the restoration and enhancement of the 
south inlet peacefully coexisting with recreation, it was 
suggested at the charrette that a nature center to educate 
visitors about the natural habitats would be a welcome 
addition. One possible funding source for the center’s 
programming might be a partnership with a hotel opera-
tion that could accommodate the growing phenomenon 
that is “glamping”-- glamorous camping-- with tents sensi-
tively tucked into the vegetation. Each tent is essentially a 
self-contained hotel room that includes a private bathroom.
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Planning Process & Community Outreach
The Curated Landscape: Artful Playscapes

THE CURATED LANDSCAPE- PLAYFUL ARTSCAPES

Ideas from speakupverobeach.com

Many of the contributions from SpeakUpVeroBeach.com 
focused on recreation and exploration for kids in the form 
of instructive or artful playscapes . These whimsical instal-
lations may be installed throughout the open spaces of 
3 Corners.

THE CURATED LANDSCAPE- PLAYFUL ARTSCAPES

Ideas from speakupverobeach.com
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The Curated Landscape: Artful Playscapes
Planning Process & Community OutreachTHE CURATED LANDSCAPE- INSTRUCTIVE & ARTFUL PLAYGROUNDS
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Planning Process & Community Outreach
The Recreational Program: The Youth Sailing Foundation
The Youth Sailing Foundation is a beloved local non-profit 
that has been operating out of 3 Corners for many years. 
Their mission is committed to educating all children from 
all walks of life throughout the Vero Beach community 
about boating, water safety and the Indian River coastline. 
Their continued presence at 3 Corners will ensure that the 
site will remain a venue that unites Greater Vero Beach.

•  50’ x 80’ building on the waterfront
º  Sufficient parking for day-to-day operations and overflow parking for regattas
º  Code for everyday -50 spaces, regatta need 100 spaces

•  Indoor storage building – size to be determined – store 100 8-14 foot dinghies on racks.
º  Perhaps move and reinforce current building 24.5 x 96’ with about 18’ side walls

•  Storage for up to 30 420 sailboats
º  24 on floating dock, 6 in reserve (space for 12)

•  Storage for up to 30 Opti sailboats
º  15 in rack on floating dock, 15 in reserve (space for 18)

•  Storage for up to 24 Feva Sailboats
 º  18 on floating dock, 6 in reserve (space for 12)
•  Storage for 6 special needs boats in rack on floating dock
•  Storage for up to 20 Laser/Sunfish Sailboats
 º  10 on floating dock, 10 in reserve 
•  Storage for up to 10 17-20 foot in-water sailboats
 º  8 on floating dock and 2 in reserve
•  Storage for up to 12 miscellaneous sailboats 12-20 feet in length
 º  4 on floating dock and 8 in reserve
•  Storage for up to 20 guest boats on floating dock – up to 24 feet in length
•  Storage for up to 50 guest sailboats on land
•  Storage for 1 pontoon boat at dock
•  Storage for up to 12 Boston Whaler type safety boats
 º  8 in water
 º  4 in reserve/maintenance
•  Sufficient space to store 25 boat trailers – 15-25 feet in length
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Planning Process & Community Outreach
The Recreational Program: The Skate Park

ACTIVE RECREATION: THE SKATE PARK
ACTIVE RECREATION: THE SKATE PARK

ACTIVE RECREATION: THE SKATE PARK
The Skate Boarding community in Vero Beach is growing 

and in need of a safe venue for this activity venue closer 

to home.
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Planning Process & Community Outreach
The Recreational Program: The Fishing Pier

ACTIVE & PASSIVE RECREATION: FISHING PIER PROMENADEACTIVE & PASSIVE RECREATION: FISHING PIER PROMENADE
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Planning Process & Community Outreach
Water Tank Redevelopment Studies: Civic Building Options
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WATER PLANT: EXISTING
WATER TANK REDEVELOPMENT STUDIES: CIVIC  BUILDING OPTIONS Process & Outreach: The Charrette

Possible City Hall Possible City Hall

Visual & Performing Arts Center
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Planning Process & Community Outreach
Visual & Performing Arts Center: Options to Keep or Remove the Water Tanks

The two clean-water tanks have great multi-purpose poten-
tial for an arts center. They can serve as installation and 
performance spaces, house backstage functions, and 
their exteriors can provide art projection surfaces. They 
also provide structure to hold up a performance stage for 
live performances and support a tensile roof as indicated 
in upper left illustration (a). Indeed, many contributions 
via the speakupverobeach.com portal involved ideas to 
repurpose the tanks as an arts venue. However, there are 
other residents who envision more open space with these 
two large areas yielding a pair of gathering lawns or play 
fields as seen in the illustrations on the right (b & c).

 a  b

 c
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Planning Process & Community Outreach
Visual & Performing Arts Center: Wall Projections

PERFORMING & VISUAL ARTS: WALLCASTS & DIGITAL GRAFITTI

Ideas from speakupverobeach.com
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Planning Process & Community Outreach
Visual & Performing Arts Center: Outdoor Amphitheater

Speaker Systems that Direct Sound to Audience & Minimize Spillover Noise to Surroundings

AMPHITHEATER SPEAKERS: HIGH-TECH SOUND, LOW PERIPHERAL NOISE

Millenium Park, Chicago, IL
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Millenium Park, Chicago, IL

AMPHITHEATER SPEAKERS: HIGH-TECH SOUND, LOW PERIPHERAL NOISE

Millenium Park, Chicago, ILMillennium Park, Chicago, IL
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Planning Process & Community Outreach
Charrette Study for a Modular Housing Community on the South Site

MODULAR HOUSING STUDY FOR SOUTH SITE Process & Outreach: The Charrette
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Planning Process & Community Outreach
Multi-family Housing Study for the South Site inspired by a Local Precedent

LOCAL HOUSING PRECEDENT: POCAHONTAS APARTMENTS

Downtown Vero’s Pocahontas Apartments

The accommodation of housing at Three Corners was 
suggested throughout the pre-charrette period and during 
the workshop meetings. Placing housing on the south site 
could meet a number of community needs and generate 
a useful income stream to finance other components of 
the selected plan.

The complex depicted in the rendering on the right was 
inspired by a mixed-use apartment complex in Downtown 
Vero. The arcade suggested by this precedent, and that 
appears in the drawing, is indicative of a ground floor that 
could be dedicated for parking, retail, storage and other 
shared uses, but not habitable residential space.
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Planning Process & Community Outreach
Precedents for Industrial Power Plant Aesthetic

STEAMPUNK- REPURPOSED INDUSTRIAL AESTHETIC 

BROOKLYN, NEW YORK CITY, NY 

ATLANTA, GA CHELSEA, NEW YORK CITY, NY 

“”Steampunk is a retrofuturistic subgenre of science fiction or… fantasy that incorporates technology and aesthetic 
designs inspired by 19th-century industrial steam-powered machinery.”
Wikipedia
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“Steam-punk is a retro-futuristic sub-genre of science 
f iction or… fantasy that incorporates technology and 
aesthetic designs inspired by 19th-century industrial 
steam-powered machinery.” – Wikipedia
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Planning Process & Community Outreach
Local Precedent of a Power Plant Redevelopment
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LOCAL PRECEDENT OF A POWER PLANT REDEVELOPMENT  Process & Outreach: The Charrette
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LOCAL PRECEDENT OF A POWER PLANT REDEVELOPMENT  Process & Outreach: The Charrette

American Icon Brewery
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Planning Process & Community Outreach
Scale Comparison with Big Blue’s turbine hall

Process & Outreach: The CharretteUNDERSTANDING THE SCALE OF THE POWER PLANT 
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Washington Cathedral NaveBig Blue’s Turbine Hall Scale Comparison - Washington Cathedral Nave = Big Blue’s Turbine Hall
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Planning Process & Community Outreach

673 CORNERS , VERO BEACH | © 2020 DPZ CoDesign Mar 30 2020

POWER PLANT: SOUTHEAST CORNER - PROPOSED ROOFTOP SPACES
POWER PLANT REDEVELOPMENT STUDIES Process & Outreach: The Charrette

Power Plant Redevelopment Studies
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POWER PLANT: SOUTHEAST CORNER - PROPOSED ROOFTOP SPACES
POWER PLANT REDEVELOPMENT STUDIES Process & Outreach: The Charrette

Turbine Room as Hotel Lobby

Hotel Study
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Planning Process & Community Outreach
Power Plant Redevelopment Study: Hotel & Conference Center
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Planning Process & Community Outreach
Power Plant Redevelopment: Full Service Health Club Option 

ALTERNATE POWER PLANT TENANT: LIFETIME ATHLETIC

Ideas from speakupverobeach.com

A full service health club  
chain featuring: 
• Classes 
• Personal Training 
• Sports 
• Kids/Family Programs 
• Outdoor Pools 
• Health & Wellness Programs 
• Spa 
• Co-Working Space 
• Cafe 

Possible offerings by a potential health 
club operator at the Power Plant :
1 Classes
2 Personal Training
3 Sports
4 Kids/ Family Programs
5 Outdoor Pools
6 Health & Wellness Programs
7 Spa
8 Co-Working Space
9 Cafe
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Planning Process & Community Outreach
Precedents for Market ShedsGRANVILLE ISLAND -  VANCOUVER, BC

Vancouver’s Granville Island
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Planning Process & Community Outreach
Precedents for Wedding Chapel / Meeting Hall

Seaside, FL

Rosemary Beach, FL Carlton Landing, OK

EVENT SPACES: WEDDING CHAPEL PRECEDENTS

Seaside, FL

Rosemary Beach, FL Carlton Landing, OK

EVENT SPACES: WEDDING CHAPEL PRECEDENTS

Seaside, FL

Rosemary Beach, FL Carlton Landing, OK

Seaside, FL

Rosemary Beach, FL Carlton Landing, OK

EVENT SPACES: WEDDING CHAPEL PRECEDENTS
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Planning Process & Community Outreach
Charrette version of the Waterfront Village: Restaurants, Chapel, Park, Promenade & Marina
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Planning Process & Community Outreach
Park & Hotel Arrival Area
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Planning Process & Community Outreach
Chapel - Meeting Hall at the Northeast Point
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Planning Process & Community Outreach
Early Ideas for the Youth Sailing Headquarters
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Planning Process & Community Outreach
Restaurant Courtyards Activated with Special Themes



80Draft 01/14/2022  | © 2022 DPZ CoDesign

Planning Process & Community Outreach
Early Ideas for the Skate Park
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Planning Process & Community Outreach
Iterations of the Site Plan

Schematic Plan - 01/30/20

Over the course of the charrette week, a hand drawn plan 
evolved each day to reflect the ever-deeper understanding 
of important issues and key programmatic elements. The 
closing presentation included a mothball scenario, a clean 
slate scenario, a charter scenario, a clean slate redevel-
opment, and a maximum development plan.

Schematic Plan - 01/29/20

Schematic Plan - 01/28/20
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Planning Process & Community Outreach
Charrette Version of the Charter Plan

SCENARIO 2: WITHIN CHARTER — POWER PLANT AS GYM, ARTS CENTER AT TANKS, 
BOAT DRY STORAGE, YOUTH SAILING, PARK SPACE & FOOD CONCESSIONS

Power plant as gym, arts center at tanks, boat dry storage, youth sailing, park space & food concessions.
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Planning Process & Community Outreach
Charrette Proposal of a Clean Slate Redevelopment

SCENARIO 4: CLEAN SLATE WITH NEW HOTEL (NORTH SITE: WITH PARK SPACE & 
FOOD CONCESSIONS)  & HOUSING (SOUTH SITE: WITH ARTS LAWN & YOUTH SAILING

New hotel on north site with park space, food concessions & housing, south site with arts lawn & youth sailing.
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Planning Process & Community Outreach
Charrette Maximum Development Plan with Power Plant & Water Tanks

SCENARIO 5: DPZ FUSION - NORTH:  POWER PLANT AS CONF. CENTER HOTEL WITH 
RETAIL, PARK & YOUTH SAILING + SOUTH: HOUSING + ARTS CENTER 

North Site: Power plant as Conference Center Hotel with waterfront restaurant / retail, park & youth sailing

South Site: Housing & Arts Center
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PROPOSED SCENARIOS
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Proposed Scenarios
The Five Scenarios

Scenario Three: The Steering Committee Plan Scenario Five: Economically Feasible Plan

The initial idea of having multiple scenarios for this project was meant to provide a 
genuine range of approaches to satisfy the needs and desires of the Vero communi-
ty’s different stakeholder groups. The 5 plans were originally envisioned as follows:

Scenario One: Mothball Plan

Scenario Two: The Charter Plan Scenario Four: Balanced Development Plan

The Charrette week proved that the scenarios would need to evolve. There were 
no clear preferences by the immediate neighbors and the overall site was large 
enough to accommodate almost every idea. As presented on the closing night, the 
Charrette plans became a (1) minimal to no intervention (mothball) scenario, a (2) 
totally clean slate scenario suggested by some citizens that demolished the exist-
ing structures and left open land for future generations to decide, (3) a scenario 
of public uses and recreational activities that could be implemented per the City 
Charter with no referendum, and then (4 & 5) a pair of robust development scenar-
ios. Following the Charrette, the idea of focusing on individual program elements 
and specific sections of the properties led to the Steering Committee weighing 
in on what those components should be. The resulting scenarios are presented 
in the following pages. 

1. Minimal Plan:  Little to no redevelopment and some
   preservation of structures on the site. 
2. Limited Plan:  Wish list of the immediate neighbors to the north
   and the south.
3. Moderate Plan: Wish list of the residents of greater Vero Beach.
4. Balanced Plan: Robust, self-sustaining program that would
   minimize financial obligations for the City.
5. Maximum Plan:  Recommendation of planning consultant,
   DPZ--possibly, a fusion of multiple plans.
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Proposed Scenarios
Scenario One: Mothball Plan
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Proposed Scenarios
Scenario One: Annotated Mothball Plan

This scenario was meant to address that sector of the 
community that did not see the need to lease and/or 
transform this site at this time. There are those citizens 
who feel that a subsequent political generation should 
be the one to decide how to best use this property.  The  

“mothball” approach would also be a fall-back option 
in the event that a referendum plan is not selected or a 
public vote is somehow inconclusive. Mothballing would 
allow the clearing of many of the structures, but several 
must be maintained as they have great potential value. 

These are the principal building of the power plant and the 
reclaimed water tanks. The existing chain link fence will 
need to be reinforced/ reconfigured to define and secure 
the area used by the Youth Sailing Foundation, which is 
to maintain and enhance its operations.

LEGEND
1 NEW FPL SUBSTATION
2 DECOMMISSIONED POWER PLANT 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 DECOMMISSIONED WATER TANKS
9 ROAD ACCESS (TO YOUTH SAILING)
10 YOUTH SAILING LEASE AREA
11 FENCE
12 METAL SHED
13  GENERAL COMMERCIAL

44

11

22

55
77

88

88

9944

1414

1010  

1313

1212

1111

1111

33

0’ 200’50’ 100’ 150’ 400’

17TH ST.17TH ST. ALMA LEE LOY BRIDGEALMA LEE LOY BRIDGE

IN
D

IA
N

 R
IV

ER
 B

LV
D

.
IN

D
IA

N
 R

IV
ER

 B
LV

D
.

IN
DI

AN
 R

IV
ER

 B
LV

D.

IN
DI

AN
 R

IV
ER

 B
LV

D.



89Draft 01/14/2022  | © 2022 DPZ CoDesign

Proposed Scenarios
Scenario Two: Charter Plan
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Proposed Scenarios
Scenario Two: Annotated Charter Plan

The terms of the charter governing the use of this site 
allows the property to be leased for “a public or civic 
purpose which also serves a recreational, artistic, or cultural 
purpose including incidental concessions. ” This scenario 

is intended to provide only those uses, and thus would be 
another fall-back alternative to a referendum.  The plan 
shows a 35-acre public park with civic, recreational, and 
cultural/art facilities. The drawback with this scenario is 

one of long-term maintenance. At this time, while certain 
City funds could be allocated for constructing some of 
the installations depicted on this plan, there is no budget 
available to maintain this park.

LEGEND
1 NEW FPL SUBSTATION
2 COMMUNITY/ REC CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 VISUAL/ PERFORMING ARTS CTR.
9 ROAD ACCESS( TO YOUTH SAILING)
10 YOUTH SAILING LEASE AREA
11 PLAY GROUND
12 PLAZA/ SMALL EVENT STAGE
13 WEDDING CHAPEL/ MEETING HALL
14 OPEN SHEDS/ FARMERS MARKET
15 GENERAL COMMERCIAL
16 PICNIC SHELTERS & PROMENADE
17 RETAIL
18 DAY DOCK MARINA
19 SAILBOAT PLATFORM
20 FISHING PIER
21 LAWN/ GREEN
22 PARK
23 RESTORED NATIVE PARKLAND
24 GLAMPING TENTS
25 FESTIVAL LAWN & AMPHITHEATER
26 CAFE/ CONCESSION STAND
27 SAND VOLLEYBALL
28 SKATE PARK
29 BAIT SHOP
30 SNACK SHACK/ BIKE TRAIL HEAD 
31 OUTDOOR RECREATION COURTS
32 KAYAK/ PADDLEBOARD RENTALS
33 PARK DRIVE
34 ACCESS DRIVE
35 MIXED-USE
36 ENVIRONMENTAL RESEARCH CTR.
  *   LANDSCAPE BUFFER
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Proposed Scenarios
Scenario Two: Charter Plan Aerial Rendering
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Proposed Scenarios
Scenario Two: Charter Plan Yield Calculations & Analysis

Building Diversity Analytical Diagram Open Space Analytical Diagram

 

 Parking in Site:   337 Spaces

 Marina Area:   44,175 SF

 Fishing Pier Length:   733 Feet

Building Type Footprint Story Total SF

General Commercial 15,082 1 15,082

Retail 19,522 1 19,522

Civic 124,921 4 Max 297,388

Youth Sailing 5,700 2 Max 9,700

Utility 24,063 1 24,063

LEGEND
 GENERAL COMMERCIAL
 RETAIL 
 CIVIC
 RECREATION
 UTILITY

LEGEND
 ACTIVE RECREATION
 PASSIVE RECREATION & BUFFERS
 EVENT SPACE
 OPEN SPACE
 MARINA / FISHING PIER
 SAILING / KAYAKING 
 PARKING / CIRCULATION 
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Proposed Scenarios
Scenario Three: Steering Committee Plan
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Proposed Scenarios
Scenario Three: Annotated Steering Committee Plan

This scenario represents the Steering Committee’s recom-
mendation for a robust program on the north parcel with a 
redevelopment of the power plant into a conference hotel, the 
addition of a large park lined with market sheds, the wedding 
chapel/ meeting hall, a retail and restaurant village along the 
northeast waterfront, and a promenade and marina at the 
shoreline. For the south site a modified clean slate plan would 

include dedicating  the re-purposed reclaimed water tanks as 
the backdrop or venue to performing arts and cultural activ-
ities. The Youth Sailing Foundation would operate near their 
current operations and would be the stewards of the restored 
and enhanced south inlet. A nature center is also envisioned 
as an educational facility to celebrate the natural ecosystem 
of the Indian River. The main treatment/ processing area of 

the water plant would be demolished and removed. A large 
field would take its place with some parking provided along 
the driveways. This field represents a 7.5 acre reserve for a 
future generation to develop. The addition of a conference 
hotel would be a welcome presence to 3 Corners as it could 
be made responsible for the maintenance and security of the 
park and village on the north site.

LEGEND
1 NEW FPL SUBSTATION
2 HOTEL CONFERENCE CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 VISUAL/ PERFORMING ARTS CTR.
9 ROAD ACCESS (TO YOUTH SAILING)
10 YOUTH SAILING LEASE AREA
11 PLAY GROUND
12 PLAZA/ SMALL EVENT STAGE
13 WEDDING CHAPEL/ MEETING HALL
14 OPEN SHEDS/ FARMERS MARKET
15 GENERAL COMMERCIAL
16 PROMENADE
17 RETAIL
18 DAY DOCK MARINA
19 SAILBOAT PLATFORM
20 FISHING PIER
21 LAWN/ GREEN
22 PARK
23 RESTORED NATIVE PARKLAND
24 GLAMPING TENTS
25 FIELD
26 RESTAURANTS
27 SAND VOLLEYBALL
28 SKATE PARK
29 BAIT SHOP
30 SNACK SHACK/ BIKE TRAIL HEAD 
31 HOTEL OUTDOOR RECREATION
32 KAYAK/ PADDLEBOARD RENTALS
33 PARK DRIVE
34 ACCESS DRIVE
35 MIXED-USE
36 ENVIRONMENTAL RESEARCH CTR.
  *   LANDSCAPE BUFFER
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Proposed Scenarios
Scenario Three: Steering Committee Plan Aerial Rendering
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Proposed Scenarios
Scenario Three: Steering Committee Plan Yield Calculations & Analysis

Building Diversity Analytical Diagram Open Space Analytical Diagram

Building Type Footprint Story Total SF

General Commercial 15,082 1 15,082

Retail 19,988 1 19,988

Restaurant 20,385 2 40,770

Hotel 60,127 4 225,838

Civic 54,594 1 54,594

Recreation 5,700 2 Max 9,700

Utility 24,063 1 24,063

LEGEND
 GENERAL COMMERCIAL
 RETAIL 
 RESTAURANT
 HOTEL
 CIVIC
 RECREATION
 UTILITY

 

      Parking in Site:   384 Spaces

      Marina Area:  90,739 SF

      Fishing Pier Length:  733 Feet

LEGEND
 ACTIVE RECREATION
 PASSIVE RECREATION & BUFFERS
 EVENT SPACE
 OPEN SPACE
 MARINA / FISHING PIER
 SAILING / KAYAKING 
 PARKING / CIRCULATION 



97Draft 01/14/2022  | © 2022 DPZ CoDesign

Proposed Scenarios
Scenario Four: Balanced Development Plan
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Proposed Scenarios
Scenario Four: Annotated Balanced Development Plan

 Like the Steering Committee Plan, this scenario re-pur-
poses the power plant’s turbine hall and the treatment 
plant’s water tanks, while also maintaining the north site 

park, the marina village, and the south waterfront recre-
ation and arts program. To the Steering Committee Plan it 
adds a pair of mixed-use liner buildings on the south site 

along Indian River Blvd. helping to define a smaller event 
field.  A perimeter driveway around the field provides a 
layer of convenient but unobtrusive parking.

LEGEND
1 NEW FPL SUBSTATION
2 HOTEL CONFERENCE CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP

8 VISUAL/ PERFORMING ARTS CTR.
9 ROAD ACCESS (TO YOUTH SAILING)
10 YOUTH SAILING LEASE AREA
11 PLAY GROUND
12 PLAZA/ SMALL EVENT STAGE
13 WEDDING CHAPEL/ MEETING HALL
14 OPEN SHEDS/ FARMERS MARKET
15 GENERAL COMMERCIAL
16 PROMENADE
17 RETAIL
18 DAY DOCK MARINA
19 SAILBOAT PLATFORM
20 FISHING PIER
21 LAWN/ GREEN
22 PARK
23 RESTORED NATIVE PARKLAND
24 GLAMPING TENTS
25 FIELD
26 RESTAURANTS
27 SAND VOLLEYBALL
28 SKATE PARK
29 BAIT SHOP
30 SNACK SHACK/ BIKE TRAIL HEAD 
31 HOTEL OUTDOOR RECREATION
32 KAYAK/ PADDLEBOARD RENTALS
33 PARK DRIVE
34 ACCESS DRIVE
35 MIXED-USE
36 ENVIRONMENTAL RESEARCH CTR.
  *   LANDSCAPE BUFFER
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Proposed Scenarios
Scenario Four: Balanced Development Plan Aerial Rendering
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Proposed Scenarios
Scenario Four: Balanced Development Plan Yield Calculations & Analysis

Building Diversity Analytical Diagram Open Space Analytical Diagram

Building Type Footprint Story Total SF

General Commercial 33,158 3 Max 69,310

Retail 19,988 1 19,988

Restaurant 20,385 2 40,770

Hotel 60,127 4 225,838

Civic 55,944 1 55,944

Youth Sailing 5,700 2 9,700

Utility 24,063 1 24,063

 

 Parking in Site:   392 Spaces

 Marina Area:   90,739 SF

 Fishing Pier Length:   733 Feet

LEGEND
 GENERAL COMMERCIAL
 RETAIL 
 RESTAURANT
 HOTEL
 CIVIC
 RECREATION
 UTILITY

LEGEND
 ACTIVE RECREATION
 PASSIVE RECREATION & BUFFERS
 EVENT SPACE
 OPEN SPACE
 MARINA / FISHING PIER
 SAILING / KAYAKING 
 PARKING / CIRCULATION 
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Proposed Scenarios
Scenario Five: Economically Feasible Plan
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Proposed Scenarios
Scenario Five: Annotated Economically Feasible Plan

This scenario is consultant DPZ’s preferred plan. It is the 
most complete and likely the most economically sustainable 
of the plans. To the Balanced Development Plan it adds a 
series of multifamily residential buildings. This addition of 
housing makes 3 Corners a 24/7 district and thus a more 
secure place. This housing also provides sound buffering 

for the neighbors to the south from events that would take 
place in the oval lawn and on the performance stage. The 
mixed-use complex also ensures the maximum revenue 
for the City via property taxes and any ground leases.

Another important distinction related to this plan is that 
it is the only scenario to include Youth Sailing operations 

on the north site. In addition to having a presence on the 
south site, the YSF would have offices on the north side 
in the building at the entry to the harbor from where YSF 
can oversee waterfront activities in the harbor and marina, 
as well as monitor the skate park and the food conces-
sions around it.

LEGEND
1 NEW FPL SUBSTATION
2 HOTEL CONFERENCE CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 VISUAL/ PERFORMING ARTS CTR.
9 ROAD ACCESS (TO YOUTH SAILING)
10 YOUTH SAILING LEASE AREA
11 PLAY GROUND
12 PLAZA/ SMALL EVENT STAGE
13 WEDDING CHAPEL/ MEETING HALL
14 OPEN SHEDS/ FARMERS MARKET
15 GENERAL COMMERCIAL
16 PROMENADE
17 RETAIL
18 DAY DOCK MARINA
19 SAILBOAT PLATFORM
20 FISHING PIER
21 LAWN/ GREEN
22 PARK
23 RESTORED NATIVE PARKLAND
24 GLAMPING TENTS
25 FIELD
26 RESTAURANTS
27 SAND VOLLEYBALL
28 SKATE PARK
29 BAIT SHOP
30 SNACK SHACK/ BIKE TRAIL HEAD 
31 HOTEL OUTDOOR RECREATION
32 KAYAK/ PADDLEBOARD RENTALS
33 PARK DRIVE
34 ACCESS DRIVE
35 MIXED-USE/ MULTI-FAMILY
36 ENVIRONMENTAL RESEARCH CTR.
  *   LANDSCAPE BUFFER
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8 VISUAL/ PERFORMING ARTS CTR.
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Proposed Scenarios
Scenario Five: Economically Feasible Plan Aerial Rendering
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Proposed Scenarios
Scenario Five: Economically Feasible Plan Yield Calculations & Analysis

LEGEND
 MIXED-USE
 RETAIL 
 RESTAURANT
 HOTEL
 MULTI-FAMILY
 CIVIC
 RECREATION
 UTILITY

Building Diversity Analytical Diagram Open Space Analytical Diagram

Building Type Footprint Story Total SF

Mixed-use 33,158 3 Max 69,310

Retail 19,988 1 19,988

Restaurant 20,385 2 40,770

Hotel 60,127 4 225,838

Multi-family 36,000 4 144,000

Civic 54,594 1 54,594

Youth Sailing 5,700 2 Max 9,700

Utility 24,063 1 24,063

 

 Parking in Site:   387 Spaces

 Marina Area:   90,739 SF

 Fishing Pier Length:   733 Feet

LEGEND
 ACTIVE RECREATION
 PASSIVE RECREATION & BUFFERS
 EVENT SPACE
 OPEN SPACE
 MARINA / FISHING PIER
 SAILING / KAYAKING 
 PARKING / CIRCULATION 
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POST-PANDEMIC DESIGN
SCENARIO FIVE: PLANS B, C, D & ESCENARIO FIVE: PLANS B, C, D & E
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Scenario Five - Plan B
Post-Pandemic Design
Scenario Five - Plan B
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Scenario Five - Plan B: Annotated Plan
Post-Pandemic Design
Scenario Five - Plan B: Annotated Plan

LEGEND
1 NEW FPL SUBSTATION
2 HOTEL CONFERENCE CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 PERFORMING STAGE
9 RV PARKING
10 SAILING CLUB STORAGE
11 CONF. CENTER LOBBY
12 CONF. CENTER DROPOFF
13 WEDDING CHAPEL/ MEETING HALL
14 OPEN SHEDS/ FARMERS MARKETS
15 GENERAL COMMERCIAL
16 CERTIFIED INCUBATOR KITCHENS
17 FOOD TRUCKS
18 DAY DOCK MARINA
19 SAILBOAT PLATFORM
20 FISHING PIER
21 HOTEL COTTAGES
22 POOL
23 RESTORED NATIVE PARKLAND
24 GLAMPING TENTS
25 CREATIVE COMMONS
26 OUTDOOR RESTAURANTS
27 SAND VOLLEYBALL
28 SKATE PARK
29 MULTI PURPOSE SPACES
30 HOTEL OUTDOOR RECREATION
31 KAYAK/ PADDLEBOARD RENTALS
32 PARK DRIVE
33 CABINS
34 STUDIOS
35 FLEX BUILDING
36 VISUAL ART GALLERY
  *   LANDSCAPE BUFFER
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Scenario Five - Plan B: Summary
Post-Pandemic Design
Scenario Five - Plan B: Summary
Plan B is a redesign of Scenario 5 taking into account the consequences of 
the pandemic, both positive and negative. The positive consequences are 
that outdoor life, sunlight, breezes, and large open spaces are considered the 
greatest assets to health. The large Three Corners site and the Florida weather 
easily provide ideal conditions for communal activity in the post-pandemic 
period. The negative consequences of the pandemic are that large projects 
and large buildings, especially those associated with restaurants, lodging, and 
enclosed gathering spaces are unlikely to go ahead for a very long time. The 
resulting reduction of tax revenue for the City forces the Three Corners facility 
to be more fiscally responsible and revenue neutral than before. The Scenario 
5 program of the Economically Feasible Plan is replicated in Plan B but deliv-
ered via a series of lighter, smaller building types and landscaping that may 
be built incrementally, avoiding expensive indoor spaces as much as possible.

Waterfront Dining
The area of waterfront dining is the same as before. However, in Plan B the 
roofed area of each restaurant is now minimized to contain only kitchens and 
bars in non-air-conditioned space on two levels. Table seating is all open air in 
covered porches, upper decks, and under umbrellas that are spaced on a grid 
of shade trees and ornamental palms. The number of sand volleyball courts 
along the waterfront has been increased and may be replaced by other forms 
of outdoor recreation, such as horseshoe toss and shuffleboard. There is infra-
structure for six to ten food trucks that would also use the outdoor seating. 
The food trucks would add variety and provide less expensive menus to ensure 
a range of price points. The kitchens should operate as culinary incubators 
to encourage new food entrepreneurs, offer classes and perhaps welcome 
visiting high-profile chefs. These could be rotated among the existing indoor 
downtown restaurants.

The Market Sheds
The open market buildings are each now equipped with one air conditioned 
area, which increases flexibility during the weekdays (the market buildings are 
envisioned to be used only sporadically during weekends and festivals). These 
enclosed buildings could be reserved for shared-interest social gatherings, 
such as parent groups that might seek to organize one-room schoolhouses 

or local “circles of trust” clubs.

The Marina & Fishing Pier
The design for the harbor with the fishing pier and the marina for day docking 
remain as in the prior plan.

The Chapel-Meeting Hall 
The event pavilion for weddings, dances, and meetings of the prior plan, 
remains in this scheme. The significant change is that it now features a wrap-
around porch to allow the doors surrounding the ballroom-sized interior to 
be maintained open, even during rainfall.  Indeed, the covered spaces of this 
hall’s porch and the open market sheds should be available to nearby diners 
during moments of inclement weather.

The Hotel
The hotel that was previously multi-story with a very long corridor has now been 
replaced by independent cottages, with an exact plan of a standard mid-level 
hotel. These are modular units that may be later replaced by a conventional 
hotel, as originally designed in the event that the market changes. These units 
may be provided incrementally. They are a new market and independent from 
the hotels that are currently having a difficulty. The number of rooms is approx-
imately half, and it is possible that these may be two-story cottages, easily 
doubling from eighty to one-hundred-sixty rooms. The lobby has been relocated 
to the south at the request of the neighbors to the north who did not want to 

hear the activity. The north canal is now buffered by a restored native forest.
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Scenario Five - Plan B: Summary
Post-Pandemic Design

The Power Plant
Within the existing power plant, the multi-level east side of the building with 
small machinery should be dismantled and removed, as it is unlikely to be 
repurposed in a renovation. There are companies interested in salvaging the 
component parts, such as the machinery and turbines in the great hall. This 
will save the City the cost of their removal. Only the large hall, and the south-
ern end with the historic control room, should remain. The unencumbered hall 
can then be opened for cross ventilation. The lobby of the hotel also serves as 
the lobby for the conference center. Elevators and fire stairs provide access 
to the rooftop bar. Small game courts and a skate park are provided to the 
south, adjacent to the noisy highway-like bridge. The plant’s chimney can be 
preserved as sculptural features in the arrival area.

The Northside Oval
The large space to the east of the hotel and conference center is defined by a 
circular grid of shade trees and ornamental palms that provide an orderly spac-
ing for group and family gatherings. The sunny, clear space in the middle is the 
locus for an enormous pool, preferably to be surrounded by a sandy beach. 
This is to be available to families with younger children, for whom there is not 
easily accessible water-based recreation. This is a simple, elegant pool that 

when not in use could serve as a fountain with spouts or sprays at the edges.

Youth Sailing Foundation, Glamping & the Nature Center
On the south side of the bridge, the YSF will have its clubhouse and boat launch 
as previously proposed. This south site location retains the current access to 
launch boats, the storage underneath the highway, and a new boat dock. It 
is at the axial terminus of the existing inlet that is lined with mangroves. This 
area will be supplemented with additional native woodland, providing a loca-
tion for glamping tents. This is a unique and emerging market segment, not 
otherwise provided, which can help provide funding for a nature center in this 
scheme, that can be initially housed within the YSF clubhouse. Organizations 
like ORCA should be consulted to assist with the programming and will in the 

future help run a nearby facility.

The Water Tanks
The preserved tanks are to be maintained as iconic reminders of this site’s 
industrial past. The tanks also provide a great setting for the well-received 
idea that 3 Corners become a visual and performing arts venue or colony in 
the Chautauqua tradition. It is important to note that the programming would 
need to be coordinated so as to complement, and not compete, with the 

Downtown’s Arts Village District. The tanks are useful structural supports for 
a large performance stage in between them, and the canopy roof that could 
stretch over it. As interior spaces the tanks could be repurposed in the future 
as exhibit halls, back of house/storage for the arts venue, and/or black box 
theaters. In the meantime, the tanks could serve as visual gallery wall back-
drops for outdoor projections of digital art, video performances, and/ or films.

The Creative Commons
The open lawn space in front of the concert stage is to be equipped with an 
overhead grid of micro-speakers (with vertical supports at 30 feet centers as 
needed) to contain the sound from the performance stage.

The Multi-Use Flex Structures & Rental Cabins
The Creative Commons is defined and buffered by a number of modular cabins 
dedicated to a privately-funded arts program. The 24/7 presence of residents 
on the premises is important for enhancing the overall security of the site. 
Fronting Indian River Boulevard and offering additional noise buffering, is a 
pair of flex structures that may house all kinds of functions, including tempo-
rary exhibit space, retail and concession stands for events.
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Development Diagram
Post-Pandemic Design
Development Diagram
Post-Pandemic Design

This diagram is meant to conceptually indicate how the 
site’s development might be coordinated and funded 
by dif ferent entities. The red zone corresponds to the 
conference center, hotel development, and food service 
functions built by a private operator, and coordinated in 
partnership with the City. The blue and green zones denote 
those uses, including the Youth Sailing Foundation and 
the Creative Commons & Arts complex, might be privately 
funded and run. The yellow zone are those areas that 
include the landscaping along the canals, the northside 
oval park and pool, the access drives, market sheds, park-
ing lots, the waterfront promenade and outdoor dining 
areas, and other amenities such as playgrounds. These 
public access components are to be coordinated by the 
City, but their funding may come from a variety of sources 
yet to be determined.

FUNDING SOURCE
 BY DEVELOPERS
 BY FUND RAISING
 BY SAILING CLUB
 BY THE CITY
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Scenario Five - Plan B: Aerial Rendering
Post-Pandemic Design
Scenario Five - Plan B: Aerial Rendering
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Scenario Five - Plan B: Waterfront Outdoor Dining & Sand Volleyball Courts
Post-Pandemic Design
Scenario Five - Plan B: Waterfront Outdoor Dining & Sand Volleyball Courts
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Scenario Five - Plan B: Waterfront Dining Pavilions with Food Truck Stations
Post-Pandemic Design
Scenario Five - Plan B: Waterfront Dining Pavilions with Food Truck Stations
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Scenario Five - Plan B: Wedding Chapel / Meeting Hall
Post-Pandemic Design
Scenario Five - Plan B: Wedding Chapel / Meeting Hall
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Scenario Five - Plan B: Conference Center, Hotel Cottage Complex, & Northside Oval
Post-Pandemic Design
Scenario Five - Plan B: Conference Center, Hotel Cottage Complex, & Northside Oval
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Scenario Five - Plan B: Conference Center & Hotel Entrance with Preserved Power Plant Chimneys
Post-Pandemic Design
Scenario Five - Plan B: Conference Center & Hotel Entrance with Preserved Power Plant Chimneys
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Scenario Five - Plan B: Northside Oval
Post-Pandemic Design
Scenario Five - Plan B: Northside Oval
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Scenario Five - Plan B: Northside Detail with Site Section through Oval
Post-Pandemic Design
Scenario Five - Plan B: Northside Detail with Site Section through Oval

36”36” 36”36”



119Draft 01/14/2022  | © 2022 DPZ CoDesign

Scenario Five - Plan B: Southside Arts Complex & Creative Commons
Post-Pandemic Design
Scenario Five - Plan B: Southside Arts Complex & Creative Commons
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Scenario Five - Plan B: Creative Commons
Post-Pandemic Design
Scenario Five - Plan B: Creative Commons
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Scenario Five - Plan B: Glamping Camp and Youth Sailing Foundation
Post-Pandemic Design
Scenario Five - Plan B: Glamping Camp and Youth Sailing Foundation
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Scenario Five - Plan B: Flex Structures & Colonnade Entrance to the Creative Commons
Post-Pandemic Design
Scenario Five - Plan B: Flex Structures & Colonnade Entrance to the Creative Commons
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Scenario Five - Plan B: Aerial View of Creative Commons towards Stage
Post-Pandemic Design
Scenario Five - Plan B: Aerial View of Creative Commons towards Stage
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Scenario Five - Plan B Alternate with Corridor Hotel
Post-Pandemic Design
Scenario Five - Plan B Alternate with Corridor Hotel

LEGEND
1 NEW FPL SUBSTATION
2 HOTEL CONFERENCE CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 PERFORMING STAGE
9 RV PARKING
10 SAILING CLUB STORAGE
11 CONF. CENTER LOBBY
12 CONF. CENTER DROPOFF
13 WEDDING CHAPEL/ MEETING HALL
14 OPEN SHEDS/ FARMERS MARKETS
15 GENERAL COMMERCIAL
16 CERTIFIED INCUBATOR KITCHENS
17 FOOD TRUCKS
18 DAY DOCK MARINA
19 SAILBOAT PLATFORM
20 FISHING PIER
21 HOTEL COTTAGES
22 POOL
23 RESTORED NATIVE PARKLAND
24 GLAMPING TENTS
25 CREATIVE COMMONS
26 OUTDOOR RESTAURANTS
27 SAND VOLLEYBALL
28 SKATE PARK
29 MULTI PURPOSE SPACES
30 HOTEL OUTDOOR RECREATION
31 KAYAK/ PADDLEBOARD RENTALS
32 PARK DRIVE
33 CABINS
34 STUDIOS
35 RECORDING STUDIO
36 VISUAL ART GALLERY
37 HOTEL
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Scenario Five - Plan B Alternate Views with Corridor Hotel
Post-Pandemic Design
Scenario Five - Plan B Alternate Views with Corridor Hotel
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Scenario Five - Plan B: Alternate with Mothballed Southside
Post-Pandemic Design
Scenario Five - Plan B: Alternate with Mothballed Southside

LEGEND
1 NEW FPL SUBSTATION
2 HOTEL CONFERENCE CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 PERFORMING STAGE
9 RV PARKING
10 SAILING CLUB STORAGE
11 CONF. CENTER LOBBY
12 CONF. CENTER DROPOFF
13 WEDDING CHAPEL/ MEETING HALL
14 OPEN SHEDS/ FARMERS MARKETS
15 GENERAL COMMERCIAL
16 CERTIFIED INCUBATOR KITCHENS
17 FOOD TRUCKS
18 DAY DOCK MARINA
19 SAILBOAT PLATFORM
20 FISHING PIER
21 HOTEL COTTAGES
22 POOL
23 RESTORED NATIVE PARKLAND
24 GLAMPING TENTS
25 CREATIVE COMMONS
26 OUTDOOR RESTAURANTS
27 SAND VOLLEYBALL
28 SKATE PARK
29 MULTI PURPOSE SPACES
30 HOTEL OUTDOOR RECREATION
31 KAYAK/ PADDLEBOARD RENTALS
32 PARK DRIVE
33 CABINS
34 STUDIOS
35 RECORDING STUDIO
36 EXISTING WATER TANKS
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Scenario Five - Plan C: Summary
Post-Pandemic Design
Scenario Five - Plan C: Summary
Plan C is a second alternative version of Scenario 5 that takes into account 
both the consequences of the pandemic and the financial impact it will have 
on mixed-use development in the future. While Plan B makes every effort to 
be more fiscally responsible and revenue neutral than the original Scenario 
5 plan, Plan C strives to be as self-funding and revenue-positive as possible. 
Retaining many of the positive features of Plan B that celebrate outdoor life, 
sunlight, breezes, and open spaces, the Scenario 5 program of the Economically 
Feasible Plan remains in Plan C.  However, the footprint of the public park and 
recreation component is reduced in favor of the re-introduction, and prioriti-
zation, of the one market segment less likely to be affected by the pandemic: 
housing development. Both the north and south sites now feature housing in 
sufficient quantity to help finance the infrastructure and ongoing maintenance 
of the public areas, and primarily the waterfront. 

The Residential Structures 
The housing type depicted in Plan C is a 12-unit, 3-story condo/apartment 
structure occupying a 72 ft. x 72. ft square footprint. Each structure is paired 
with equally-sized area parking lot for 12 vehicles, one per unit.  A pair of small 
storage and utility sheds screen the parking lot from the street. The greater 
24/7 presence of residents on the premises further enhances the overall secu-
rity of the entire site. 

The Power Plant
Plan C also proposes the preservation of the power plant’s main turbine hall 
and the southern wing with the historic control room to be incorporate as part 
of a new  community conference center, which still features a rooftop bar. The 

north canal edge remains as a buffer of restored native forest.

Boat Barn
As another revenue-generating idea, a boat storage barn is now proposed 
in this scheme to the immediate west of the turbine hall facing Indian Rover 
Boulevard. A driveway access along the northside of the bridge leads to a boat 
ramp at the inlet next to the fishing pier.

The Hotel
In Plan C, the hotel remains but as a smaller, more traditional, and interior 
corridor style structure. It is now a detached structure on the east side of the 
conference center. The Plan B independent cottages, to be managed by the 
hotel though reduced in number, have been relocated in this plan around the 

water tanks to define a smaller, reconfigured Creative Commons area.

Waterfront Dining
The area of waterfront dining of Plan B is now focused around two structures 
that will offer high to mid-range price-points, with more economical options 
delivered through the previously proposed food trucks. The two-level bar 
and  culinary incubator kitchens are still surrounded by covered porches on 
the ground floor and open decks above. They also frame the outdoor seating 
area under umbrellas and spaced on the 10 ft. grid of shade trees and palms. 
The marina-facing promenade and volleyball courts remain in this scheme and 
are joined by the three relocated power plant chimneys, here repurposed as 
iconic lagoon landmarks that can also provide dramatic lighting and cellphone 
transmission functions.
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Post-Pandemic Design
Scenario Five - Plan C: Summary

The Northside Oval
The northside oval green with the centrally located pool from Plan B, is now 
smaller in size, but becomes a much more activated space. It has become the 
focal point of the waterfront complex. The pool would remain publicly acces-
sible and feature fountain spouts or sprays at the edges. A reduced version 
of the prior grid of shade trees and ornamental palms around the pool still 
provides an orderly spacing for group and family gatherings. The porched 
kitchen/bar structures and the outdoor dining area occupy the eastern end. 

The Market Sheds
The western end of the oval green  is defined by the relocated market sheds 
that accommodate the food trucks in between. These market buildings are 
as described in Plan B, with their air conditioned room, and are intended to 

serve a multitude of functions, including additional eateries.

The Marina & Fishing Pier
The design for the harbor with the fishing pier and the marina for day docking

remain as in the prior plans.

The Chapel-Meeting Hall
The north end of the oval green is now framed by the Chapel/Meeting Hall 
for weddings, dances, meetings, and events mentioned in the prior plans. A 
wraparound porch remains as a prominent feature for overflow gatherings, 
covered dining, and as an extension of the market sheds when larger events  
around the oval lawn warrant. The northeast corner of the northside is now 
a lawn surrounded by a bosque of native vegetation, oaks, and palmettos.

The Water Tanks
The preserved water storage tanks in this scheme are now the focal point of 
the arts colony venue that has been proposed in all prior scenarios. A stage 
with a roofed structure spanning from one tank to the other remains as a prom-
inent landmark on the southside.

The Creative Commons
The Creative Commons has been reshaped in the form of two amphitheater-like 
greens to the east and west of the water tank stage that create a circle framed 
by the relocated cabins. Whether operated by the hotel, or funded and run by 
a private entity, these cabins are still envisioned as housing and studio space 
that will prioritize the guests of the arts colony programs that will use this venue. 

Youth Sailing Foundation, Glamping & the Nature Center
On the south side of the bridge, the YSF will still have its clubhouse and boat 
launch as previously proposed. This south site location retains the current 
access to launch boats, the storage underneath the highway, and a new boat 
dock. This plans retains the idea of enhancing the existing mangroves around 
the inlet with native species and the nature center is still seen as being initially 
housed within the YSF clubhouse. The glamping tent camp also remains but 
with fewer tents than in the prior schemes. 
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Scenario Five - Plan C: The Checkerboard
Post-Pandemic Design
Scenario Five - Plan C: The Checkerboard
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Scenario Five - Plan C: Annotated Plan
Post-Pandemic Design
Scenario Five - Plan C: Annotated Plan

LEGEND
1 NEW FPL SUBSTATION
2 HOTEL CONFERENCE CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 PERFORMING STAGE
9 SAILING CLUB STORAGE
10 CONF. CENTER DROPOFF
11 WEDDING CHAPEL/ MEETING HALL
12 OPEN SHEDS/ FARMERS MARKETS
13 GENERAL COMMERCIAL
14 CERTIFIED INCUBATOR KITCHENS
15 CHECKERBOARD APARTMENT
16 DAY DOCK MARINA
17 SAILBOAT PLATFORM
18 FISHING PIER
19 HOTEL
20 POOL
21 RESTORED NATIVE PARKLAND
22 GLAMPING TENTS
23 OUTDOOR RESTAURANTS
24 SAND VOLLEYBALL
25 SKATE PARK
26 KAYAK/ PADDLEBOARD RENTALS
27 STUDIOS
28 VISUAL ART GALLERY
29 LIVING SHORELINE
30 BARN
31 FOOD TRUCKS
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Scenario Five - Plan C: Aerial Rendering
Post-Pandemic Design
Scenario Five - Plan C: Aerial Rendering
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Post-Pandemic Design
Scenario Five - Plan C: Waterfront Outdoor Dining, Sand Volleyball Courts & Relocated Chimneys
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Post-Pandemic Design
Scenario Five - Plan C: The Northside Oval at the Waterfront with Market Sheds, Chapel and Restaurants
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Post-Pandemic Design
Scenario Five - Plan C: Checkerboard Apartments with Hotel, Conference Center, & Boat Barn on the Northside



135Draft 01/14/2022  | © 2022 DPZ CoDesign

Post-Pandemic Design
Scenario Five - Plan C: Boulevard in front of the Hotel
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Post-Pandemic Design
Scenario Five - Plan C: Streetview of Northside entry towards Chapel-Meeting Hall
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Post-Pandemic Design
Scenario Five - Plan C: Wedding Chapel / Meeting Hall
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Post-Pandemic Design
Scenario Five - Plan C: Southside
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Checkerboard Apartment
Post-Pandemic Design
Checkerboard Apartment

© DPZ PARTNERS

MULTI-BLOCK CONFIGURATION
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Post-Pandemic Design
Checkerboard Apartment

© DPZ PARTNERS

BLOCK PATTERN 
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Post-Pandemic Design
Typical Streetview of Apartment Houses
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Checkerboard Apartment
Post-Pandemic Design
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Checkerboard Apartment Floorplans
Post-Pandemic Design
Checkerboard Apartment Floorplans

© DPZ PARTNERS

2-BEDROOM

1845 SQUARE FEET
3-BEDROOM DUPLEX STUDIO

1190 SQUARE FEET

655 SQUARE FEET1065 SQUARE FEET
2-BEDROOM GROUND FLOOR

1480 SQUARE FEET
3-BEDROOM

880 SQUARE FEET
1-BEDROOM

APARTMENT UNIT COLLECTION
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Checkerboard Apartment Floorplans
Post-Pandemic Design

© DPZ PARTNERS

GROUND FLOOR WITH TWO ENTRIES



145Draft 01/14/2022  | © 2022 DPZ CoDesign

Checkerboard Apartment Floorplans
Post-Pandemic Design

© DPZ PARTNERS

UPPER LEVEL WITH FOUR 2-BEDROOM UNITS
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Checkerboard Apartment Floorplans
Post-Pandemic Design

© DPZ PARTNERS

UPPER FLOOR WITH TWO 1-BEDROOM UNITS & TWO 3-BEDROOM UNITS
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Scenario Five - Plan D: The Hybrid
Post-Pandemic Design
Scenario Five - Plan D: The Hybrid
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Scenario Five - Plan D: Annotated Plan
Post-Pandemic Design
Scenario Five - Plan D: Annotated Plan

LEGEND
1 NEW FPL SUBSTATION
2 HOTEL CONFERENCE CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 PERFORMING STAGE
9 BOAT LAUNCHING RAMP
10 SAILING CLUB STORAGE
11 CONF. CENTER LOBBY
12 CONF. CENTER DROPOFF
13 WEDDING CHAPEL/ MEETING HALL
14 OPEN SHEDS/ FARMERS MARKETS
15 HOTEL
16 CERTIFIED INCUBATOR KITCHENS
17 FOOD TRUCKS
18 DAY DOCK MARINA
19 SAILBOAT PLATFORM
20 FISHING PIER
21 HOTEL COTTAGES
22 POOL
23 BOAT BARN
24 GLAMPING TENTS
25 CREATIVE COMMONS
26 OUTDOOR RESTAURANTS
27 SAND VOLLEYBALL
28 SKATE PARK
29 MULTI PURPOSE SPACES
30 SPORT COURTS
31 KAYAK/ PADDLEBOARD RENTALS
32 PARK DRIVE
33 CABINS
34 STUDIOS
35 CHECHERBOARD APARTMENT
36 VISUAL ART GALLERY
37 BOSQUE OF LIVE OAKS AND SABAL PALMS
  *   LANDSCAPE BUFFER

44

11

22

2323

33

66
99

2828

1818

8844

1212

1111

2525

3636

3636

2222

3737

3737 1313

2929

33

1515

2424

2020

3131

3434

3333 1919

3535

3535 3535

3535

1616

1616 2626

2626

2727

2121

1717

1414

77

3232

3232

33

33

3232

0’ 200’50’ 100’ 150’ 400’

55

10103030

**

**

**

**

17TH ST.17TH ST. ALMA LEE LOY BRIDGEALMA LEE LOY BRIDGE

IN
D

IA
N

 R
IV

ER
 B

LV
D

.
IN

D
IA

N
 R

IV
ER

 B
LV

D
.

IN
DI

AN
 R

IV
ER

 B
LV

D.

IN
DI

AN
 R

IV
ER

 B
LV

D.



149Draft 01/14/2022  | © 2022 DPZ CoDesign

Scenario Five - Plan D: Summary
Post-Pandemic Design
Scenario Five - Plan D: Summary
This plan is a hybrid of the post-pandemic plans B & C and is meant to combine 
the best aspects of both. This plan seeks to be as self-financed and self-main-
taining as possible.

Plan B Components
Plan B’s alternate corridor hotel and cottage row lines the south edge of the 
full oval park with the central pool and the live oak and sabal palm bosques. 
The market sheds line the north edge of the park. The marina, promenade 
and volleyball courts remain as well.

Plan C Components
The layout incorporates Plan C’s boat barn concept, the southside apartment 
housing, the revised Creative Commons/Arts Colony venue around the water 
tanks, the Youth Sailing operation, the glamping camp, and the enhanced living 

shorelines with native landscaping extensively lining all three canals.

New Features
Newly created for this scheme is a more naturalistic mangrove inlet at the 
northeast corner behind the Chapel/ Meeting Hall. The restaurant and outdoor 
dining court now consists of two principal 2-story structures with the potential 
of having enclosed dining rooms, but still featuring double gallery, wraparound, 
open porches. The bosque for outdoor tables and the food truck options remain.

The  prior recreational courts that in several schemes were to have served the 

hotel  are retained in this plan, but located under the bridge. This offers the 
advantage that some can be funded and monitored by the sailing foundation. 

The skate park has been relocated to a clearing near the Meeting Hall.

Parking in Post-office Annex SW Parcel
Acknowledging the need for additional parking given the expanded program 
of this scheme, the southwest parcel across the street is recommended to 
become a large surface parking lot. It will accommodate overflow needs during 

festivals and special events, and serve the patrons of the boat barn.

Alternate Option
An alternate layout mothballs part of the southside site by postponing the 
housing complex. Instead, a pair of greens will flank a central entry drive lead-
ing to the arts venue.
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Development Diagram
Post-Pandemic Design
Development Diagram
Post-Pandemic Design

In the effort to make this plan as financially self-sustaining 
as possible, the prior Plan B diagram is adapted for Plan 
D with the following conceptual development strategy:

The red zone corresponds to the conference center, the 
hotel campus, and the meeting hall- multi-purpose building 
complex. It is to be built and operated by a private entity 
in partnership with the City.

The blue zone encompasses the residential village and 
the arts colony on the southside. The complex is envi-
sioned to be sponsored by a non-profit or philanthropic 
entity with private funding. One idea is for the housing to 
be marketed to the local arts community and its patrons.

The green zone remains the domain of the Youth Sailing 
Foundation and is to be funded by them.

The dark and light purple zone is the restaurant and outdoor 
dining complex that would be financed and maintained by 
its own private investor group in coordination with the City. 

The yellow zone corresponds to the area to be financed 
by the operator of the boat barn, per an agreement with 
the City, to provide the site infrastructure and landscaping, 
including the driveways, the marina, promenade, walking 
paths, fishing pier, boat ramp, the oval park and pool, 
market sheds, the skate park, the parking areas, and the 
parking lot on the former post-office annex.

FUNDING SOURCE
 BY DEVELOPERS
 BY FUND RAISING
 BY SAILING CLUB
 BY THE CITY
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Post-Pandemic Design
Scenario Five - Plan D: Alternate with Mothballed Southside 

LEGEND
1 NEW FPL SUBSTATION
2 HOTEL CONFERENCE CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 PERFORMING STAGE
9 BOAT LAUNCHING RAMP
10 SAILING CLUB STORAGE
11 CONF. CENTER LOBBY
12 CONF. CENTER DROPOFF
13 WEDDING CHAPEL/ MEETING HALL
14 OPEN SHEDS/ FARMERS MARKETS
15 HOTEL
16 CERTIFIED INCUBATOR KITCHENS
17 FOOD TRUCKS
18 DAY DOCK MARINA
19 SAILBOAT PLATFORM
20 FISHING PIER
21 HOTEL COTTAGES
22 POOL
23 BOAT BARN
24 GLAMPING TENTS
25 CREATIVE COMMONS
26 OUTDOOR RESTAURANTS
27 SAND VOLLEYBALL
28 SKATE PARK
29 MULTI PURPOSE SPACES
30 SPORT COURTS
31 KAYAK/ PADDLEBOARD RENTALS
32 PARK DRIVE
33 CABINS
34 STUDIOS
35 CHECHERBOARD APARTMENT
36 VISUAL ART GALLERY
37 BOSQUE OF LIVE OAKS AND SABAL PALMS
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Scenario Five - Plan D: Aerial Rendering
Post-Pandemic Design
Scenario Five - Plan D: Aerial Rendering
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Scenario Five - Plan D: Waterfront Outdoor Dining & Sand Volleyball Courts
Post-Pandemic Design
Scenario Five - Plan D: Waterfront Outdoor Dining & Sand Volleyball Courts
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Scenario Five - Plan D: Waterfront Dining Pavilions with Food Truck Stations
Post-Pandemic Design
Scenario Five - Plan D: Waterfront Dining Pavilions with Food Truck Stations
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Scenario Five - Plan D: Wedding Chapel / Meeting Hall
Post-Pandemic Design
Scenario Five - Plan D: Wedding Chapel / Meeting Hall
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Scenario Five - Plan D: Conference Center, Hotel Cottage Complex, & Northside Oval
Post-Pandemic Design
Scenario Five - Plan D: Conference Center, Hotel Cottage Complex, & Northside Oval
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Scenario Five - Plan D: Conference Center & Hotel Entrance and Boat Barn on the Northside
Post-Pandemic Design
Scenario Five - Plan D: Conference Center & Hotel Entrance and Boat Barn on the Northside
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Scenario Five - Plan D: Southside Arts Complex, Creative Commons & Checkerboard Apartments
Post-Pandemic Design
Scenario Five - Plan D: Southside Arts Complex, Creative Commons & Checkerboard Apartments
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Scenario Five - Plan D: Glamping Camp and Youth Sailing Foundation
Post-Pandemic Design
Scenario Five - Plan D: Glamping Camp and Youth Sailing Foundation
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Scenario Five - Plan D: Creative Commons
Post-Pandemic Design
Scenario Five - Plan D: Creative Commons
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Scenario Five - Plan D: Aerial View of Southside towards Stage
Post-Pandemic Design
Scenario Five - Plan D: Aerial View of Southside towards Stage
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Scenario Five - Plan D: Streetview of Checkerboard Apartments
Post-Pandemic Design
Scenario Five - Plan D: Streetview of Checkerboard Apartments
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Scenario Five - Plan D-3: Parking Calculation
Post-Pandemic Design
Scenario Five - Plan D-3: Parking Calculation

APARTMENTS:APARTMENTS:
9696 SPACES SPACES

OPTIONAL:OPTIONAL:
127127 SPACES SPACES
(ONE-STORY (ONE-STORY 

PARKING DECK PARKING DECK 
BELOW BOAT BARN)BELOW BOAT BARN)

105105
SPACESSPACES

6666
SPACESSPACES

2828
SPACESSPACES

2828
SPACESSPACES

18 18 SPACESSPACES

24 24 SPACESSPACES

37 37 SPACESSPACES

49 49 SPACESSPACES

8585
SPACESSPACES

SAILING CLUB:SAILING CLUB:
141141 SPACES SPACES

GENERAL PARKINGGENERAL PARKING    440 SPACES440 SPACES
SAILING CLUB PARKINGSAILING CLUB PARKING  141 SPACES141 SPACES
APARTMENTS PARKINGAPARTMENTS PARKING      96 SPACES96 SPACES

TOTAL:   677 SPACESTOTAL:   677 SPACES
WITH PARKING DECKWITH PARKING DECK    804 SPACES804 SPACES
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Scenario Five - Plan E: The Vero OAC3
Post-Pandemic Design
Scenario Five - Plan E: The Vero OAC3

LEGEND
1 NEW FPL SUBSTATION
2 CONFERENCE CENTER (WITH GREEN ROOF)
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 SAILBOAT LAUNCHING RAMP
8 PERFORMING STAGE
9 BOAT LAUNCHING RAMP
10 LINER BUILDING
11 CONF. CENTER LOBBY
12 CONF. CENTER DROPOFF
13 WEDDING CHAPEL/ MEETING HALL
14 OPEN SHEDS/ FARMERS MARKETS
15 HOTEL
16 CERTIFIED INCUBATOR KITCHENS
17 VIEWING TOWER
18 DAY DOCK MARINA
19 SAILBOAT PLATFORM
20 FISHING PIER
21 HOTEL COTTAGES
22 POOL
23 BOAT BARN
24 SAILING CLUB STORAGE
25 CREATIVE COMMONS
26 OUTDOOR RESTAURANTS
27 SAND VOLLEYBALL
28 SKATE PARK
29 MULTI PURPOSE SPACES
30 COMMON ROOM
31 KAYAK/ PADDLEBOARD RENTALS
32 PARK DRIVE
33 CABINS
34 STUDIOS
35 CHECHERBOARD APARTMENT
36 VISUAL ART GALLERY
37 GENERAL COMMERCIAL
38 PICNIC TABLES
39 PUBLIC RESTROOM
  *   LANDSCAPE BUFFER
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Scenario Five - Plan E: Views
Post-Pandemic Design
Scenario Five - Plan E: Views
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Scenario Five - Plan E: Views
Post-Pandemic Design
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Scenario Five - Plan E: Views
Post-Pandemic Design
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Scenario Five - Plan E: Views
Post-Pandemic Design
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Scenario Five - Plan E: Views
Post-Pandemic Design
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Scenario Five - Plan E: Views
Post-Pandemic Design
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Scenario Five - Plan E: Views
Post-Pandemic Design
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Scenario Five - Plan E: Views
Post-Pandemic Design
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Scenario Five - Plan E: Views
Post-Pandemic Design
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Scenario Five - Plan E: Views
Post-Pandemic Design
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Scenario Five - Plan E: Views
Post-Pandemic Design
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Scenario Five - Plan E: Views
Post-Pandemic Design
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COMMUNITY AND RECOMMENDED PLANS
APRIL 14, 2021
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Community plan
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Scenario Three: annotated Steering Committee Plan
Community Plan

LEGEND
1 NEW FPL SUBSTATION
2 COMMERCIAL/ HOTEL/ CULTURAL CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 PERFORMING STAGE
8 SMALL BOAT LAUNCHING RAMP
9 CULTURAL/ EVENT CENTER LOBBY
10 WEDDING CHAPEL/ MEETING HALL
11 RETAIL/ FLEX SPACE
12 HOTEL
13 RESTAURANTS
14 RETAIL
15 DAY DOCK MARINA
16 SAILBOAT PLATFORM
17 FISHING PIER
18 HOTEL COTTAGES
19 SPLASH FOUNTAIN
20 HOTEL OUTDOOR RECREATION
21 PLAZA / SMALL EVENT STAGE
22 FIELD
23 HOTEL LOBBY ENTRANCE
24 SAND VOLLEYBALL/ RECREATION
25 KAYAK/ PADDLEBOARD RENTALS
26 PARK DRIVE
27 SKATE PARK
28 BAIT SHOP
29 SNACK SHACK/ BIKE TRAIL HEAD
30 ENVIRONMENTAL RESEARCH CTR.
31 VISUAL/ PERFORMING ARTS CTR.
32 PUBLIC RESTROOM
33 GENERAL COMMERCIAL
34 PARK/ OPEN SPACE
35 SKATE PARK ALTERNATE
36 PROMENADE
37 LAWN / GREEN

BIKE TRAIL
* BOSQUE OF LIVE OAKS AND SABAL PALMS
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Community plan
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Community plan



6Draft 04/14/20213 Corners Vero Beach | © 2020 DPZ CoDesign

 
Community plan
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Community plan
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Community plan
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rECOMMENDED plAN
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Version 1
recommended plan
Version 1
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Version 1
recommended plan

0’ 200’50’ 100’ 150’ 400’

lEGEND
1 NEW FPL SUBSTATION
2 HOTEL CONFERENCE CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 PERFORMING STAGE
8 BOAT LAUNCHING RAMP
9 CONF. CENTER LOBBY
10 WEDDING CHAPEL/ MEETING HALL
11 OPEN SHEDS/ FARMERS MARKETS
12 HOTEL
13 CERTIFIED INCUBATOR KITCHENS
14 FOOD TRUCKS
15 DAY DOCK MARINA
16 SAILBOAT PLATFORM
17 FISHING PIER
18 HOTEL COTTAGES
19 POOL
20 HOTEL OUTDOOR RECREATION
21 PICNIC TABLES
22 FIELD
23 OUTDOOR RESTAURANTS
24 SAND VOLLEYBALL
25 KAYAK/ PADDLEBOARD RENTALS
26 PARK DRIVE
27 SKATE PARK
28 BAIT SHOP
29 SNACK SHACK/ BIKE TRAIL HEAD
30 ENVIRONMENTAL RESEARCH CTR.
31 VISUAL/ PERFORMING ARTS CTR.
32 PUBLIC RESTROOM
33 GENERAL COMMERCIAL
34 SKATE PARK ALTERNATE
35 PROMENADE
36 LAWN / GREEN
37 BEACH
 BIKE TRAIL
  *   BOSQUE OF LIVE OAKS AND SABAL PALMS

44

11

22

33

66

88

2727

2828

3434

2929

1515

44

99

3131

3131

1919
3737

1010
3535

3636

3636

33

3333

2020

2121

2121

3232

2121

2121

2222

1717

2525

1616

1313

77

77

1313

2323

2424

1818

1818

1414

1111
1111

33

33

33

2626

0’ 200’50’ 100’ 150’ 400’

55

3030

**

** **

17TH ST.17TH ST. ALMA LEE LOY BRIDGEALMA LEE LOY BRIDGE

IN
D

IA
N

 R
IV

ER
 B

LV
D

.
IN

D
IA

N
 R

IV
ER

 B
LV

D
.

IN
DI

AN
 R

IV
ER

 B
LV

D.

IN
DI

AN
 R

IV
ER

 B
LV

D.

2626

2626



12Draft 04/14/20213 Corners Vero Beach | © 2020 DPZ CoDesign

recommended plan
Version 2
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Version 2
recommended plan

lEGEND
1 NEW FPL SUBSTATION
2 HOTEL CONFERENCE CENTER 
3 PARKING
4 BOULEVARD ENTRANCES
5 YOUTH SAILING
6 HARBOR
7 PERFORMING STAGE
8 BOAT LAUNCHING RAMP
9 CONF. CENTER LOBBY
10 WEDDING CHAPEL/ MEETING HALL
11 OPEN SHEDS/ FARMERS MARKETS
12 HOTEL
13 CERTIFIED INCUBATOR KITCHENS
14 FOOD TRUCKS
15 DAY DOCK MARINA
16 SAILBOAT PLATFORM
17 FISHING PIER
18 HOTEL COTTAGES
19 POOL
20 HOTEL OUTDOOR RECREATION
21 PICNIC TABLES
22 FIELD
23 OUTDOOR RESTAURANTS
24 SAND VOLLEYBALL
25 KAYAK/ PADDLEBOARD RENTALS
26 PARK DRIVE
27 SKATE PARK
28 BAIT SHOP
29 SNACK SHACK/ BIKE TRAIL HEAD
30 ENVIRONMENTAL RESEARCH CTR.
31 VISUAL/ PERFORMING ARTS CTR.
32 PUBLIC RESTROOM
33 GENERAL COMMERCIAL
34 SKATE PARK ALTERNATE
35 PROMENADE
36 LAWN / GREEN
37 BEACH
 BIKE TRAIL
  *   BOSQUE OF LIVE OAKS AND SABAL PALMS
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recommended plan
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recommended plan
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recommended plan
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recommended plan
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recommended plan
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FORMER POST OFFICE SITE
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Former Post Office Site
SW Corner Post Office Site: 6 Options
This site has already been more than two-thirds committed 
to the new FPL electric transfer station. As discussed during 
the charrette, this site may be developed independently. 
The following studies depict a number of possible uses 
suggested by residents. The more popular choices were 
for a small, high end market or housing. It may also be 
used for office, retail, or parking. All of these ideas have 
been drawn.

A parking garage would be expensive and seldom in use 
except during important events, and thus may not be 
worth the investment. Housing could also be seen as a 
public utility if it is constrained to public servants of the 
city such as teachers, hospital employees or other service 
employees whose recruitment is currently difficult. The 
food market is particularly desirable to the population on 
the Island who do not have a grocery and for whom this 
is an excellent location.

The revenue from the sale of this property should be 
applied to fund the development and maintenance of the 
other two parcels. The Council should issue an RFP to 
solicit proposals from a number of developers.
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Former Post Office Site
SW Corner Scenario 1 - Office Building

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 1— OFFICE BUILDING

2 levels above 1 level of parking

Parking ratio 3.33 spaces per 
1,000 SF

Parking Spaces 143

Total floor area 42,900 SF

Floorplate 21,450 SF

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 1— OFFICE BUILDING

2 levels above 1 level of parking

Parking ratio 3.33 spaces per 
1,000 SF

Parking Spaces 143

Total floor area 42,900 SF

Floorplate 21,450 SF

2 Office Levels over Parking Lot
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Former Post Office Site
SW Corner Scenario 2 - Shopping Center

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 2—  SHOPPING CENTER

1 level retail with surface parking

Parking ratio 4 spaces per 1,000 SF

Parking Spaces 81

Total floor area 20,079 SF

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 2—  SHOPPING CENTER

1 level retail with surface parking

Parking ratio 4 spaces per 1,000 SF

Parking Spaces 81

Total floor area 20,079 SF

1 Retail Level with Parking Lot
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Former Post Office Site
SW Corner Scenario 3 - Surface Parking

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 3—  SURFACE PARKING

1 level uncovered parking

Parking Spaces 152

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 3—  SURFACE PARKING

1 level uncovered parking

Parking Spaces 152

Surface Parking Lot
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Former Post Office Site
SW Corner Scenario 4 - Parking Garage

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 4—  PARKING GARAGE

4 levels parking

Parking Spaces 515

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 4—  PARKING GARAGE

4 levels parking

Parking Spaces 515

4 Levels Parking Garage
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Former Post Office Site
SW Corner Scenario 5 - Apartment Building

01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 5—  APARTMENT BUILDING

2 levels above 1 level of parking

Max. allowed density 15 du/acre

Total lot area 4.67 acres

Easements for substation 3.2 acres

Buildable area 1.47 acres

Allowed units 70

Proposed units 42

Total floor area 42,000 SF

Floorplate 32,175 SF

Parking Spaces 93

Required parking ratio 1.5 spaces per 
unit (average)

Average unit size 1,000 SF
01.31.2020 DPZ CoDesign

SW CORNER POST-OFFICE SITE: OPTION 5—  APARTMENT BUILDING

2 levels above 1 level of parking

Max. allowed density 15 du/acre

Total lot area 4.67 acres

Easements for substation 3.2 acres

Buildable area 1.47 acres

Allowed units 70

Proposed units 42

Total floor area 42,000 SF

Floorplate 32,175 SF

Parking Spaces 93

Required parking ratio 1.5 spaces per 
unit (average)

Average unit size 1,000 SF

2 Apartment Levels over Parking
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Former Post Office Site
SW Corner Scenario 6 - Small Grocery Store (e.g. Trader Joe’s)

01.31.2020 DPZ CoDesign

     SW CORNER POST-OFFICE SITE: OPTION 6:  SMALL GROCERY STORE  
                          (E.G., TRADER JOE’S)

1-story retail with surface parking

Lot area 1.47 acres

Total floor area 15,000 SF

Required parking ratio 4 spaces per 
1,000 SF

Parking spaces 60

01.31.2020 DPZ CoDesign

SW Corner Site 
Option 6:  Small Grocery Store (e.g., Trader Joe’s)

1-story retail with surface parking

Lot area 1.47 acres

Total floor area 15,000 SF

Required parking ratio 4 spaces per 
1,000 SF

Parking spaces 60

1 Small Grocery with Parking Lot
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IMPLEMENTATION
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IMPLEMENTATION
Consultant Recommendations

Referendum & Alternatives: 
It is strongly advised that the referendum take place as soon as possible while 
the public remains engaged in the future development of this site. 

 

If the proposed referendum plan fails to pass, City Council would have 2 options:

  

• The Charter Plan/ Scenario 2 remains within the parameters of what the 
City Charter would allow to be implemented on this site without a refer-
endum vote.

• If the Council is unable to agree to proceed with, or unable to finance, a 
Charter Plan, the Scenario 1/ Mothball Plan would be the logical alternative 
that would leave the decision in the hands of a subsequent generation. 

Funding & Maintenance
While there may be multiple funding sources to finance the redevelopment 
of this site, the cost and logistics of operating and maintaining the property 
will be the key challenges for the City. One of the planning premises is for the 
site to be self-sustaining economically and be revenue / cost neutral to the 
City, and ideally generate revenue for constant improvements.  Here are some 
options to consider:

• Land Sale: Portions of 3 Corners, such as the Former Post Office annex,  
may be sold to generate revenue and any development would add to the 
City’s tax roll. The proceeds could be used for the development of infra-
structure on the former power plant and wastewater sites.

• Ground Leases: The land for the hotel/ conference center, restaurants, 
shops, wedding chapel, arts center, glamping tents, and apartment build-
ings could be leased so that they yield an ongoing income stream to oper-
ate and maintain the buildings and grounds of the complex. 

• Master Developer: The City could issue an RFP to contract with a master 
developer to finance and manage the development of the former power 
plant site. The master developer would be required to develop the property 
consistent with the master concept plan. The developer could sublease 
to a hotel/ convention center operator, individual restaurants, and retail 
entities. The master developer could be required to manage the ongo-
ing maintenance and programing of the public spaces through the rents 
generated from the subleased property. 

• Nonprofit Entities: The various proposed facilities on the wastewater site 
could be operated by individual non-profit entities. The sailboat facilities 
would be contracted with Youth Sailing Foundation to develop and oper-
ate these facilities. A non-profit environmental research organization could 
develop and operate the environmental research center.  A local non-profit 
cultural organization could be identified to operate the visual/ performance 
arts center. A non-profit skate foundation could raise funds to develop and 
operate the skate park. 

• City of Vero Beach: If the master developer or the non-profit entities do 
not commit to developing or maintaining portions of the site, such as the 
glamping camp or fishing pier, the City could use the proceeds from the 
sale of the former post office annex, combined with grants to develop these 
recreational facilities. The operating maintenance costs would be offset 
from the revenue generated from the master developer lease.

• Indian River County: If the charter referendum fails and the City contem-
plates developing the site using the charter scenario, the high capital cost 
and high ongoing operating costs to the City would make this scenario cost 
prohibitive. Acknowledging that many users of this facility would reside 
outside the City boundaries, an arrangement should be negotiated with the 
County for the purposes of sharing costs of construction and maintenance. 

• Municipal Funding Tools: The City with its Finance Director should also 
explore a number of funding tools available to cities to finance public proj-
ects, including CRA’s, financing districts (TIFs), and special grants.
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Consultant Recommendations
IMPLEMENTATION

Comprehensive Plan & Land Development 
Regulations:
• Comprehensive Plan:

1.  The planning premises of this master concept plan should be adopted 
as policies for the development of this site in the City’s Comprehensive 
Plan

2. The policies corresponding to “mixed-use future land use” will need to 
be revised to permit the use of the land use on this site.

3. The former power plant site should be designated as “mixed use future 
land use”.

4. The portion of the wastewater site proposed for recreation and cultural 
facilities should be designated as “park future land use”.

• Land Development Regulations:

1. Although the City has control over the land, it is unlikely it will be able 
to apply one of its current commercial zoning district regulations to this 
site and achieve the design presented in the master concept plan.  The 
City should consider adopting new land development regulations to 
better enforce the development of the site consistent with the master 
concept plan presented in this report. A modified form-based code 
or, at a minimum, an overlay set of updated regulations would more 
effectively ensure high quality design.

2. The former post office annex site could be rezoned to C-1, Commercial 
to achieve the desired result of a general retail commercial use or 
grocery store.

Phasing
A plan of this complexity will need to be phased. 

• Construction can be extremely destructive to commercial activity, so the 
plan must be coherently built as shown in the scenario plans to enable 
rational decisions. 

• Additional service and parking areas should not be allowed to detract from 
the enjoyment and continuity of the intended park experience. 

• The following phasing timeline is a recommended sequence to consider: 

1. FY21: Charter Referendum; begin Comprehensive Plan amendments; 
new Wastewater Plant under design / engineering

2. FY22: New Wastewater Plant construction begins; Comprehensive Plan 
amendments; Land Development Regulations amendments; Official 
Zoning Map amendments; RFP site for Master Developer; enter into 
agreement with Youth Sailing Foundation for sailing facilities

3. FY23: New Wastewater Plant construction; Master developer design 
& site approvals

4. FY24: New Wastewater Plant construction;  Master development (former 
power plant site) under construction

5. FY25: Former wastewater plan demolition; Master development (former 
power plant site) under construction

6. FY26: Former power plant site open (hotel / conference center, restau-
rant, retail)

7. The hotel, market sheds, restaurants and chapel of the north site should 
be built all at once (FY24-25).

8. The south site’s shoreline improvements, sailing foundation facilities, 
and the cultural arts center should ideally be built simultaneously if the 
three projects can be coordinated.

9. The demolition of the west side of the wastewater treatment plant can 
follow subsequently. (FY25)

10. The sale and development of the former post office site may occur 
independently at any time.

Boating
A final thought…the two eastern sites equally belong to the land and the water.

• The on-site presence of the Youth Sailing Foundation is to be celebrated 
and they should have priority on the water along their assigned waterfront. 

• However, there are also a great number of motorboats from the mainland 
and the island who should have equal access, particularly to the restau-
rants and other events through temporary day docking. 

• Launching and new boat storage facilities should occur elsewhere, and 
indeed an expansion of the Riverside Marina is being discussed.
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