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CARLOS MORALES
Civil Division Manager,
BCC Engineering

The team was selected
as part of the Urban
Land Institute's Leader-
ship Institute, which s
an immersive leader-
ship program for South
Florida real estate and
land use professionals.
As part of the Leader-
ship Institute program,
candidates are tasked
with a pro-bono adviso-
ry service project to pro-
vide solutions to tangi-
ble land use and real es-
tate challenges faced by
local non-profit organi-
zations and public enti-
ties. This team is grate-
ful for the opportunity
to assist the City of Fort
Lauderdale with  rec-
ommendations for its
new City Hall

JAKE TORRES
Principal and Qualifier,
Tower Construction Management

MICHAEL D’ANGELO
Principal,
Serenoa Group

CUSHLA TALBUT
Associate Attorney,
Greenberg Traurig

MURIEL BRYAN RAMIREZ
Assistant Director, Development
Services, Lauderdale by The Sea

ESTEBAN PEREZ
Vice President of Development,
The Kolter Group

BERTRAM DARVILLE
Landscape Architect/3D Artist,
Bowman Consulting Group
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As part of a multi-stakeholder analysis, the City of Fort Lauder-
dale requested input from the Urban Land Institute's (“ULI")
Leadership Program regarding the redevelopment of a new,
innovative, and engaging City Hall after a major flood event in
April 2023 rendered its current building inoperable. Specifical-
ly, the City asked ULI for input in the following areas:

¢ Where should the new City Hall be located?
e What City services should be located in City Hall?

e How can the structure be designed to include public
meeting spaces?

e What considerations should the commission chambers
take into account (i.e., technology, layout, accessibility, at-
tendee comfort, etc.)?

¢ How can event space be accommodated in the overall de-
sign?

e Should the project include other components (i.e., residen-
tial (affordable/market rate), commercial tenant spaces,
restaurant, retail, etc.)?

e What security measures should be considered?

¢ How can it be funded?

The intent of this document is to outline the challenges and
opportunities facing the City as it relates to a new city hall fa-
cility, and to recommend a path forward.

In an effort to gather data to help answer these questions, the
ULl team surveyed a host of stakeholders involved in this pro-
ject, including elected officials, city staff, and numerous mem-
bers of the community.

While this report is not intended to be a design proposal or a
construction feasibility analysis, we have included several key
principles to serve as guidelines for the City when it is time to
undertake those exercises.
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Over a 4-month period, the ULI Team conducted a thorough analysis of
various data points to assist in formulating a comprehensive recom-
mendation regarding the redevelopment of a new City Hall for the City
of Fort Lauderdale. The ULI Team attended over a dozen meetings with
community members, City Staff, and City Officials to understand the
end-user goals of the building. In addition to thoroughly analyzing the
current landscape, viability and hurdles relating to the current City Hall
site, the ULI Team explored alternative site options for City Hall and ana-
lyzed the market conditions for alternative uses within the building. Our
findings are further set forth in this Section Il.
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The City of Fort Lauderdale’s existing
City Hall (which is scheduled to be de-
molished) is located on approximately
two acres of land within the City's
“Downtown Core.”

The site is north of Broward Boulevard,
along Andrews Avenue near the Bright-
line Station. The building is 8 stories tall
and is approximately 100,000 square
feet. It accommodated approximately
310 employees.
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The existing City Hall was built in 1967. There have been a num-
ber of City Hall iterations since the City's incorporation as a
Town on March 27, 1911. All of the City Halls were located within
the same Downtown Area.

In 1971, the City initially rented space at Andrews Avenue and
SW 2nd Street. A fire destroyed most of the downtown sec-
tion, including part of this building in 1912. The City acquired
the decimated site and constructed a small 2-story structure
as the official City Hall. The building housed the Town Coun-
cil and the Fire Department, which were considered the
most essential services at the time.

In 1920, the City expanded the first City Hall location to ac-
commodate the City's growing population. By 1929, the City
Hall housed the fire and police departments, all City offices,
the Chamber of Commerce, engineering consultants, and
the City's first health officer. The property was sold in 1946 to
Burdine's for $250,000 to fund the construction of the next
City Hall.

In 1946, the City moved to a new building, which was envi-
sioned as a “Civic Center” campus for the convenience and
pride of the residents, but that vision was not realized be-
cause of budgetary concerns. In addition to all the City De-
partments, this City Hall was meant to also include the police
and fire departments. Within 3 years, the City staff grew ex-
ponentially from 313 people to 514 people. Less than 10 years
later, in 1955, the building was deemed overcrowded and
emergency services were moved elsewhere.

The existing City Hall was constructed in 1967. It was original-
ly designed as a four-story building but was changed to a
high-rise building after an additional study of the building’s
needs. The design of the building was selected after an archi-
tectural competition and featured precast panels of gray
quartz aggregate that were attached to cantilevered ele-
ments of the cement floor. The building was oriented to the
south of the lot to allow for the growth of a future govern-
mental complex, which was never constructed.
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On April 12, 2023, a record-
breaking 1,000-year rain-
storm event took the City
of Fort Lauderdale by sur-
prise. The storm precipi-
tated 26 inches of rain on
the City within a matter of
hours, eclipsing the previ-
ous record of 14.59 inches
set on April 25,1979.

The storm flooded the
City Hall basement with
over 8 feet of water, which
caused irreparable dam-
age to the electrical sys-
tem, the server, and other
vital functions of the
building. As a result of the
flood event, the damage
to the City Hall building
was irretrievable and the
building was permanently
closed. The approximately 310 employees within the City Hall were forced
to find emergency temporary office locations.
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Demolition of the City Hall commenced on May 7, 2024. Complete demolition is expected to
take between 15 to 18 weeks and will be conducted floor by floor, taking noise, dust and envi-
ronmental considerations into account. As part of the demolition kickoff event, Mayor Trantalis
opened the contents of the time capsule, which was buried in the plaque of the existing City
Hall.

e Fort Lauderdale Annual Report - 1967 e Free Mason Documents: Proceedings of
the Grand Lodge Book (1967), List of

e Fort Lauderdale City Ma .
Y P time capsule contents, Yearbook 1968-

« Fort Lauderdale Tourism Brochure 1969, Directory, Bulletin, Invitation to
o Fort Lauderdale News: Vol 58, No 205 event placing the cornerstone
(Thursday, June 20, 1968) « Envelope from Broward National Bank
« Fort Lauderdale Sticker: 1968 Visitor containing coins from 1968 - quarter,
. . . nickel, dime, penny
e Mini Flags: US, State of Florida, City of
Fort Lauderdale e Order of the Eastern Star Documents:

: : Arancia Chapter No. 249
e Film: Meetings related to and plans for
new City Hall e Order of DeMolay: Doric Chapter

« Order of the Amaranth Documents: * Loveand Patriotism: May 18,1968
Palm Court No 5
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Prior to the flood, City Hall housed the following departments through-

out the 8-story building:

City Commission

City Clerk

City Manager’s Office
City Attorney’s Office
Finance

Public Works

Human Resources
Information Technology
Total

12

21
19
74
64
41
71
310
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Several factors were taken into account when analyz-
ing the viability of each site's potential as the future
City Hall location. Some of the more critical factors
included:

e Access to transportation.

e We felt it was critical, especially given the
potential consolidation of departments, for
the future City Hall to be as accessible as
possible to all Districts within the City.

e Asasecondary driver, given the growth tra-
jectory of South Florida, we also found it
important to take into account inter-
county transportation options as well as
access to the major airports.
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Geographically located near densely populated
areas.

Located in close proximity to a high concentra-
tion of commercial activity.

Favorable zoning and land use designation.
Future City growth and development.

Preserving current placemaking and green
spaces.

Avoiding City controlled parcels where projects
have already been approved and are in the
pipeline.
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Even prior to the flood, the City was leas-
ing office space to accommodate staff
that no longer fit within City Hall or with-
in the City's other buildings. Once Fort
Lauderdale lost its City Hall, approxi-
mately 310 employees were displaced,
leading to the City entering into a num-
ber of short-term office leases.

The parking for the City Hall site is found on an adjacent 2.5 acre lot. The
land is owned by the City, and developed with a parking garage with 4

floors.

The parking garage is subject to a 50-
year Lease Agreement with the owner
of 1 East Broward, the office building to
the north of the site.

A copy of the Lease Agreement and its
various amendments are attached as
Appendix A.
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Under the Lease Agreement, 1 East Broward owns the parking parage
for the term of the lease, which expires in October 2050. After the
lease expires, title to the parking garage goes back to the City. 1 East
Broward is entitled to sublet parking spaces and has sublet a number
of spaces to a residential building to the west of the garage known as
the “Exchange Lofts.” Both 1 East Broward and the Exchange Lofts
have a pedestrian bridge connection to the parking garage.

Floor Parking for Parking for Total Parking
City 1E. Broward Per Floor
+ Subleases
Ground 375spaces 0O spaces 375 spaces
Floor
29 Floor 30 spaces 324 spaces 354 spaces
(fee)
39 Floor O spaces 358 spaces 358 spaces

4™ Floor 116 spaces 128 spaces - 364 spaces
Exchange
Lofts

120 spaces -
1 E Broward

Totals 521 spaces 930 spaces 1,451 spaces

The Lease Agreement allows for either the City or 1 East Broward to expand the parking
garage. However, expansion requires approval of the other party and cannot adversely af-
fect the ingress or egress to any portion of the parking garage. The City’s rights to modify
or alter the parking garage are not addressed in the Lease Agreement.

On May 2022, the City hired Lakdas/Yohalem Engineering to conduct a Structural Analysis
of the parking garage to determine whether the garage could be vertically expanded. The
Structural Analysis concluded that adding a 5" and 6'" level is achievable with the installa-
tion of steel frame mechanical parking garage systems on 2 stories. The Structural Analysis
also noted that the installation of a steel frame would require regular maintenance and
there were limited servicers for such maintenance.

The City also hired Lakdas/Yohalem Engineering to conduct a Structural Condition Survey
Report of the parking garage, which was issued on December 19, 2023. The report noted
that no immediate repairs were necessary but approximately $9,406,650.00 in repairs and
mMaintenance were required to the garage. The City has recently issued a Request for Pro-
posal to have this work completed. A copy of the Structural Analysis and the Condition Re-
port are attached as Appendix B.
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The City Hall site is part of the City's Downtown Regional Activity Center
and is zoned RAC-City Center. The site's land use and zoning allow a
wide array of potential uses, including multi-family, office, retail, restau-

rants, entertainment, and civic space to create a vibrant urban down-
town.
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USE MAXIMUM

PERMITTED
Residential 16,060 du
Commercial FAR—4
Industrial FAR—4
Transportation No limit

Community Facilities  No limit

Park/Open Space Min. 8.5 acres

Over the past few years, there has been significant demand for residential development in the
City's Downtown. As a result, very few dwelling units remain within the Downtown RAC. Of the
16,060 dwelling units allocated to the City's Downtown RAC, 2,400 of those units were required
to be "affordable housing,” as defined under the County’'s Comprehensive Plan; a sizeable
number of these affordable dwelling units remain unused within the Downtown RAC.

The RAC-City Center zoning district provides a significant amount of flexibility to allow for
dense urban development. As such, the City Hall site is subject to the following
dimensional requirements:

Standard Requirement

Min. Open Space 25% - 40% must be at grade. Covered arcades at least 10’ wide and
open to street can count toward meeting open space require-
ments.

Residential Uses:
50 units or less — 200 sf/unit
51-150 units — 150 sf/unit (min. 10,000 sf)
> 150 units — 100 sf/unit (min. 22,500 sf)
General Use:
10% of gross lot area
Up to 5% of landscaping in ROW can be credited.

Max. Building Height None but FAA restrictions apply (175" and 160’ for helipad)

Max. Building Streetwall Length  300°

Max. Gross SF of building Residential: 18,000 for entirety of tower up to 15 floors / 12,500 for
tower floor plate entirety of tower up to 37 floors high

Nonresidential: 32,000 sf
Max. Building Podium Height 9 floors
Min. Building Tower Step Back  None
Min. Separation between Tow- 60’/ 30’ min on subject property is adjacent to abutting lot under sepa-

er Buildings rate ownership
Min. Residential Unit Size 400 sf
Parking Residential: 1 parking space/unit

Nonresidential: Exempt
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The City Hall site is also subject to the City's Downtown Master Plan, which
outlines the City's vision for the future development of Downtown Fort
Lauderdale. We have excerpted several items from the Downtown Master
Plan, which are applicable to the City Hall Site:

Civic Buildings:

Civic or government buildings, cultural facilities, and
other special monuments should have particular promi-
nence within the Downtown. In the tradition of great
examples from many cities around the world, these
buildings should have
greater freedom in form
and architectural expres-
sion. These signature
landmarks of city-wide
importance will stand out

by being the “exception to the rule,” and

have a greater impact when surrounded by

strong and well-defined streetscapes which

are encouraged elsewhere in this chapter.

CAM 24-0640 22
Exhibit 2
Page 22 of 56



Additionally, the City has adopted Transit Oriented Development Guidelines, which
outline and encourage future development within proximity to transit stations to
“create pedestrian-friendly, vibrant station areas to support the continued growth
of Downtown as a live, work, and play environment.” Given the City Hall's close prox-
imity to the Brightline Station, Las Olas, the Riverwalk, Flagler Village and a signifi-
cant number of multi-family projects, it is important to highlight these require-
ments that are applicable to the City Hall site:

e Encourage pedestrian connections to transit stops utilizing a variety of
streetscape elements, building massing and location, and active ground floor
uses.

e Encourage bike connections to transit stops and provide bike parking.

e Creating those connections between transit uses and destinations for bicycle
users plays a role in increasing ridership while decreasing the number of vehicu-
lar trips.

¢ When automobile parking
is provided onsite, a mini-
mum of one bicycle space
or rack should be provided
for every 20 vehicular park-
ing spaces.

e Design and locate parking
to be consistent with TOD
principles, including provid-
ing structured parking over
surface parking. Parking
should be accessed from an
alley or secondary frontage.
Structured parking should
be shielded with a liner of
active uses and architectur-
ally screened.

e Incorporate Travel Demand
Management Measures into
development, such as pro-
grams that support and en-
courage alternative modes
of transportation.

e Reduce parking to elimi-
nate excess pavement and
promote highest and best
use of land within the nears
the transit stops.

e Encourage green buildings,
site design, and infrastruc-
ture to encourage people to
use transit, walk and bike.
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To ensure the new City Hall complements the existing and future fabric of
the City of Fort Lauderdale, the ULI Team also took into consideration the
Neighborhood Enhancement goals set forth in the 2020 Advance Fort

Lauderdale Comprehensive Plan. These goals consist of:

Goal 1: The City of Fort Lauderdale shall promote high-quality and
sustainable building design elements which complement the public

realm.

Goal 2: Encourage urban design
which responds to the climate
and character of Fort Lauderdale,
is pedestrian friendly, human-
scaled and contains the infra-
structure and amenities to create
a vibrant public realm.

Goal 3:
Streetscape
Design Ele-
ments - The
City of Fort
Lauderdale
shall promote
a complete
mobility net-
work and im-
prove multi-
modal connec-
tivity.
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The City Hall site falls within
the AH flood zone. The cur-
rent stormwater infrastruc-
ture for the City Hall site is
inadequate, leading to fre-
guent flooding and water
accumulation during heavy
rainfall.  This inefficiency
disrupts municipal opera-
tions and poses safety haz-
ards for employees and visi-
tors. The outdated drainage
system is incapable of ef-
fectively managing the in-
creased runoff, which led to
structural damage and en-
vironmental concerns fol-
lowing the April 12, 2023,
storm event.

Goal 4: Enhance the existing
built environment and elements
unique to Fort Lauderdale, in-
cluding waterways, bridges, tun-
nels and other traversable fea-
tures.
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The City of Fort Lauderdale held a series of workshops known as
“Reimagining City Hall,” which were prepared and administered in col-
laboration with the Infrastructure Task Force, Dickey Consulting Services,
Inc., and the American Institute of Architects student chapter at Florida
Atlantic University. These meetings were each held on Saturday morn-

ings throughout the City's districts.

Workshop 1 - Introduction
Date: December 2, 2023

Location: Florida Atlantic University MetroLAB

Workshop 2 - Spacing Allocation
Date: January 13, 2024

Location: L.A. Lee YMCA/Mizell Community Center

Workshop 3 - Amenities
Date: February 17, 2024
Location: Holiday Park Social Center

Workshop 4 - Finance and Procurement Process

Date: March 23,2024
Location: Beach Community Center

Workshop 5 - Review and Next Steps

Date: April 20, 2024
Location: Holiday Park Social Center

The Reimagining City Hall efforts were done
in part to provide an equal opportunity for
residents to be represented and heard. As
such, the ULI Team attended each of these
meetings to understand the community
voices as part its recommendation for City
Hall. These workshops included representa-
tion from the City staff and residents from
every district.

Despite the City's best efforts to host meet-
ings in each district, the participation from
community members in these workshops
did not appear to be an accurate represen-
tation of the age and demographics of the
City.
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MAKE THE EXPANSIVE PUBLIC
STRUCTURE INVITING OUTDOOR FACILITIES

Welcoming space Public gathering
Large atrium space
Plants/Vegetation Amphitheatre
Farmers Market
Create an
architecturally A plaza for public
attractive building speaking

Make it secure
Customer service
oriented facility Shaded areas

Exhibit local artists and Fort Lauderdale History
Provide collaborative opportunities for local
business and organizations

Dedicated space for civic associations

PROVIDE STAFF
WHAT THEY NEED

Employee Services
Lactation room
Gym
Daycare
Kitchens

Innovative
technology

Multi-use flexible
facility

CAM 24-0640 27

Exhibit 2
Page 27 of 56



The ULI Team also met with each of the City's department directors, the
Commissioners, the Mayor, the prior-City Manager, the interim-City Manag-
er, the Assistant City Manager, and the head of the Infrastructure Task Force
to understand the needs and wants of the City from an operational office
perspective.

February 6 — Introductory Meeting and Site Visit
with Anthony Fajardo, Yvette Matthews
+ Donna Varisco

February 27 — Meeting with Greg Chavarria,
Susan Grant + Anthony Fajardo

February 29 — Meeting with City Department Directors
Strategic Communications
Finance
Public Works
Human Resources + Risk Management
Information Technology
Department of Sustainable Design
Transportation and Mobility
Executive Airport
Fire
Police
Parks and Recreation

March 12 - Meetings with Elected Officials
Commissioner Sturman
Commissioner Glassman
Commissioner Herbst
Mayor Trantalis

April 9 - Meeting with Vice Mayor Pittman-Beasley

These meetings assisted in honing our programming and understanding
the operations and functions that are essential for City staff. From these
meetings, we learned that most departments prefer an in-person model. In
addition, employees have also shown interest in amenities such as daycare,
gyms, on-site healthcare, and more food options, which assist in retaining
and attracting the best talent for the City. Each meeting brought a unique
perspective, whether it be funding, location or even downsizing to accom-
modate work from home or a hybrid schedule.
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A general obligation (*GO") bond is a municipal
bond backed by the credit and taxing power of
the issuing jurisdiction rather than the revenue
from a given project. General obligation bonds
are issued with the belief that a municipality
will be able to repay its debt obligation
through taxation or revenue from projects. A
GO bond is secured by the issuers pledging to
use all available resources, even tax revenues,
to repay holders of the bond. The City of Fort
Lauderdale has a AAA bond rating according
to the Standard & Poor’s (highest rating) and
AA according to Moody's. Currently the City of
Fort Lauderdale has deployed approximately
95% of its total bond capacity to capital im-
provement projects including the ongoing
Water & Sewer facility. Accordingly, staff has
projected that a special real estate tax assess-
ment of ~$157 per property, is required to raise
the bond ceiling by approximately $200M.

As of 10/1/2023 S&P

General Obligation $233,890,000 AAA
Special Obligation (Pension Funding) $136,855,000 AAA
Special Obligation (Non-Ad Valorem)  $1,713,000 -
Special Assessment $7,735,000 -
Community Redevelopment Agency  $15,329,000 -
General Government Debt $395,522,000
Stormwater $88,485,000 AAA
Water and Sewer $953,835,000 AA+
SRF Loans $18,094,762 -
Enterprise Debt $1,060,414,762

Total Debt Outstanding $1,455,936,762

According to property tax experts, Ownwell, Fort Lauderdale prop-
erty taxes are collected at an average effective rate of 1.52% of
property value, which is slightly lower than the average rate of
1.54% for Broward County as a whole. However, Broward County
has the second highest effective property tax rate in the entire
State. Current and future City Commissions should be mindful of
this when considering a future capital improvement project.

Moody’'s
Aal
Aa2

Aa2
Aal

Fitch
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The COVID-19 pandemic has significantly impacted the real estate
market, particularly the office sector, as remote work became the
norm for many businesses. With companies adopting remote work
models to ensure employee safety, demand for office space de-
creased dramatically. This shift in working dynamics prompted com-
panies to reassess their real estate needs, leading to a surplus of va-
cant office spaces in many urban areas. Landlords faced challenges
in filling vacancies and maintaining rental yields, while tenants
sought flexibility and cost-saving measures. As a result, the office
sector witnessed a slowdown in leasing activity, declining rental
rates, and a shift towards shorter lease terms and flexible workspace
solutions.

Despite gradual re-openings and vaccination efforts, the long-term
effects of the pandemic on the office sector remain uncertain, with
trends like hybrid work models likely to reshape the future of com-
mercial real estate. According to the U.S. Real Estate Market Out-
look 2024, prepared by industry leader CBRE (“CBRE"), office vacan-
cy rates are expected to peak by year-end at 19.8%.

In March 2022, the U.S. Federal Reserve made its first interest rate in-
crease since 2018, raising rates from 0% by 0.25% to a level of 0.25-
0.50%. Inflation peaked at 9.1% in June 2022. In July 2023, the Federal
Reserve made its final 0.25% increase, bringing rates to 5.25-5.50%.
Current rate levels are the highest since 2006.
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As a result of elevated interest rates and vacancies, office exit capitalization rates
have risen by over 200 Bps. implying a roughly 20% decline in evaluation according
to CBRE.

However, high interest rates and limited demand, along with record-high vacancy,
will deter Office developers from breaking ground in 2024. The 36.1 million square
feet in total construction completions expected in 2024 would be the lowest annual
amount since 2014. CBRE forecasts that average prime office asking rent will in-
crease by as much as 3%, a slower rate than in recent years. However, the shrinking
supply pipeline is expected to improve office fundamentals and reduce supply-side
risk to vacancy potentially giving rise to prime office space demand and office loca-
tion, quality, flexibility and amenities will be more important than ever to attract oc-
cupiers. While economic headwinds and the prevalence of hybrid working will play
a major role in occupiers’ decisions in 2024, those that do lease space will flock to
submarkets with an abundance of walkable amenities that help attract and retain
the best talent.
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Multifamily investment strategies have also been impacted by the
Federal Reserve's tightening of monetary policy. According to
CBRE, the biggest wave of new apartment supply in decades wiill
temper rent growth and improve affordability for renters in 2024.
With delivery of 440,000 new units expected in 2024 and more
than 900,000 currently under construction, the overall vacancy rate
is expected to rise and rent growth to decelerate. Accordingly, mul-
tifamily construction starts are down substantially in response to
overall weakening fundamentals and the rapid increase in interest
rates. It is expected that starts will fall by 45% in 2024 from their pre
-pandemic average and by 70% from their 2022 peak. This decline
in starts means that new deliveries will be reduced to less than half
the current level by 2026.

In conclusion, the shift in monetary policy as well as stagnant infla-
tionary data hampering the economy, specifically construction
costs, has made capitalizing high-rise multifamily construction ex-
tremely challenging and cost prohibitive in the current market-
place.
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The ULI Team gathered much data and conducted a comprehensive analysis of
the various Strengths, Weaknesses, Opportunities and Threats (“SWOT Analysis”)
of the existing City Hall site. The graphic provided below displays just this. These
items should be accommmodated or addressed in the redevelopment of City Hall.
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Sunrise

Oakland Park

iami Gardens

M

Located at the southeast corner of West Oakland Park Boule-
vard and Josh Lee Boulevard, this modern, five-story, 95,000-
square-foot building unites most of Sunrise's departments un-
der one roof. The new City Hall provides Sunrise residents and
businesses with one-stop access to customer service for permit-
ting, utility billing, code compliance, and more. In the coming
months, the old building will be demolished to make way for the
construction of a 500-space parking garage, as well as an ex-
panded amphitheater and great lawn for outdoor events.

The City of Oakland Park partnered with NR Investments through
a public-private partnership to create a mixed-use project with
the vision of creating a vibrant and walkable downtown. Known
as the “Sky Building,” the development will include a mix of 136
residential units, 15,000 square feet of commercial space, and re-
tail space to support local businesses and economic investment
in the community. The City will move its operations to the east
side of the Dixie Highway building and serve as a landmark ten-
ant in the Sky Building.

The City of Miami Gardens has broken ground on a new “state of
the art” Municipal Complex which includes a 70,948 square feet
City Hall, a new 67,227 square feet Police Headquarters building,
418 parking spaces including electrical vehicle parking to meet
LEED requirements, a mechanical Building to support the entire
complex, and an attached one story structure that contains the
City Chambers Community Room and Staff Fitness Center
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We recommend a new City Hall building on its current 2-acre parcel. The
building should consist of an office tower over a podium. The building
should predominately provide city services with ancillary commercial
space.

The new City Hall should accommodate virtually all of the departments to
allow for the centralization of services. All leased spaces within the City
should be consolidated into the new City Hall. Departments in City-owned
properties, with the exception of Police, Fire Rescue and Parks and Recrea-
tion, should be consolidated into this new building. Buildings which are left
vacant as a result of the consolidation should be redeveloped or reused
with alternative uses that are compatible with the surrounding area and

Comprehensive Plan.

City Attorney

City Auditor

City Clerk

City Commission

City Manager

CRA

Development Services
Finance

Transportation + Mobility

Parks and Recreation

Public Works

Fire Rescue

Police

Human Resources
Information Technology

Office of Management &
Budget

Estimated Total of
Employees to be within
New City Hall

31

15
57
n
293
70

40 — Excludes shop
and maintenance

2*

120 - Excludes fleet
and maintenance

2*
2*
45
81
16

800 employees

As shown in the chart, we
estimate that the new City
Hall will accommodate ap-
proximately 800 employees
from several departments
under one roof. These sug-
gestions are subject to
change based on actual
employee count require-
ments.

The development should
assume that all employees
will report to the physical
place of business 100% of
the time. Should the City
choose to implement re-
mote work as a permanent
solution or as an employee
benefit, we suggest using
the excess capacity within
the building generated by
remote work as a path for
future growth.
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The podium of the new City Hall should feature the following
spaces beneath the office tower:

e City Chambers
e Meeting space
e An auditorium

e Space to showcase local businesses and act as an incuba-
tor for small businesses.

e A museum to outline the history of Fort Lauderdale.

This does not have to be large in scale and can be a
creative way to use areas within the building that
may be perceived as less desirable.

e Alocal artist gallery.

This does not have to be large in scale and can be a
creative way to use areas within the building that
may be perceived as less desirable.

e Digital library space for young adults within the commu-
nity to be able to access the internet and study should
there not be those opportunities in their household.

e An area to allow educational opportunities for children
specific to the City and local ecology.

e A concierge type area to assist the community in under-
standing the services provided within the building.

This can be virtually integrated or a physical person.
e An area to pay municipal bills.
e Alarge outdoor covered plaza.
This area can be programmed for placemaking
events such as a farmer's market, outdoor movies
and yoga.
e Other third-party managed amenities in commercial
spaces, which may include the following:
e Food and Beverage
e Daycare facilities
e Gym
e Barber shop
e Healthcare.

The estimated additional gross square footage for the podi-
um areas noted above will be approximately 70,000 square
feet, bringing the total gross square footage for the project
to approximately 350,000 gross square feet.
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For this future development on the parking garage site, we envision
a vibrant and dynamic hub that seamlessly integrates residential,
commercial, and public spaces. The inclusion of affordable housing
aims to address the pressing need for accessible living options in the
heart of the city, ensuring that individuals and families from diverse
economic backgrounds can enjoy the benefits of urban living. By
combining residential and office spaces, this project promotes a live-
work-play environment, reducing commute times and fostering a
sense of community among residents and professionals alike.

The project would be conceived as a public-private partnership, lev-
eraging the strengths and resources of both sectors to maximize
community benefits. The collaboration aims to deliver a develop-
ment that not only meets market demands but also aligns with pub-
lic policy goals, such as increased housing affordability and urban re-
vitalization. Alongside the residential and office components, the de-
velopment will feature ample parking facilities to accommodate the
needs of residents, workers, and visitors and City Hall.

Fiscal benefits from the future development may include lease pay-
ments and financial contributions toward the construction of other
public infrastructure. These benefits can help to offset some of the
costs to develop the new city hall facility.
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Office and market rate units
for rent or sale may be incor-
porated into the programing
of this phase, but only after a
minimum of 800 affordable
units have been incorpo-
rated into the base program.
800 is the approximate pop-
ulation of homeless individu-
als within the City of Fort
Lauderdale limits. The intent
is not to house the homeless
individuals directly, but in-
stead use the process of add-
ing a specific number of af-
fordable units to provide
awareness towards the situa-
tion in the City's proverbial
back yard.

The development can be di-
vided into two additional
Phases if needed to manage
the parking constraints but
generally should consist of
two mixed-use residential
towers which provide afford-
able housing. The mixed-use
towers will sit over the exist-
ing parking garages adja-
cent to the City Hall site.
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There is no parking require-
ment under the Zoning Code
for commercial and office us-
es in the Downtown Core,
and the location is centrally
located to public transporta-
tion options. As such, an ap-
propriate parking ratio for the
building is 0.5 parking spaces
per employee, which the cur-
rent parking garage can satis-
fy. Peak demand for the of-
fice and commercial areas
noted should not overlap, and
parking can serve dual uses.

We are, however, taking into
account the ability to build a
standalone parking garage
between the new City Hall
building and the existing
parking garage. This garage
can be constructed with the
City Hall building should City
Staff feel there needs to be a
transition period that allows
for more vehicular transpor-
tation given the proposed de-
partments’ relocations. The
new garage proposed, in our
opinion, will inevitably need
to be built in order to execute
the future mixed use devel-
opment on the parking gar-
age site. This new garage will
be approximately 120,000
gross square feet.
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After the historic rain event of April 12, 2023, the new Fort Lauderdale City
Hall, a vital center for governance and community services, must become
a symbol of resilience for its residents. Creating a robust structure to
withstand future threats like hurricanes, flooding, and rising sea levels is
essential. This can be achieved by reinforcing the building's framework,
upgrading windows and doors to impact-resistant materials, and en-
hancing the roof's durability. Additionally, a comprehensive flood defense
system, including elevating critical infrastructure and incorporating flood
barriers, will safeguard the building from rising water and storm surges,
ensuring essential services remain operational during and after disasters.

While preventing flood damage is critical for City Hall, the benefits of
stormwater resiliency extend far beyond simply protecting the building's
structure. Here's how a comprehensive strategy can make City Hall a
more resilient and sustainable hub:

Reduced Risk of Flooding: Intense rainfall events and rising sea levels
create a double threat of flooding for City Hall. Stormwater manage-
ment solutions like permeable pavements installed around the build-
ing can absorb and filter rainwater before it overwhelms the drainage
system or mixes with rising seawater. Setting the finish floor elevation
above the 100-year storm elevation further reduces the risk of flood-
ing, protecting essential equipment and documents, and ensuring the
continued operation of critical services during and after disasters.

Improved Air Quality + Public Health: Traditional runoff can carry
pollutants that get trapped near the building, impacting air quality.
Green infrastructure like rain gardens strategically placed around City
Hall can act as natural filters, removing these contaminants before
they enter the air or nearby waterways. This not only improves the air
quality inside City Hall but also contributes to a healthier environment
for staff and visitors.

Reduced Strain on City Infrastructure: By absorbing and filtering
rainwater, stormwater management systems lessen the burden on
internal drainage systems. This translates to lower maintenance costs
for City Hall's plumbing and reduces the risk of backups or overflows
within the building.

Community Benefits: Green spaces incorporated into the stormwater
management strategy can create pockets of recreation and improve
the overall livability of the City.
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In parallel with physical upgrades, integrating sustainable design strategies is crucial. The
building's east-west orientation should maximize winter sunlight and minimize summer
heat gain through strategic overhangs. Conference rooms should face north or south,
with adjustable window treatments for managing light and heat in east-west-facing spac-
es. Advanced glazing with thermally broken frames and Low-E coatings will achieve supe-
rior solar control and optimize light transmittance. The design should also prioritize bird-
safe glazing and superior airtightness, meeting Passive House Institute US standards for
energy efficiency.

Energy production and management are essential components of the building’'s design.
Potential use of thin-film photovoltaics for demonstration and practical energy genera-
tion can significantly contribute to energy efficiency. The existing parking deck and City
Hall roofs should support photovoltaic panels to strive towards a net-zero energy goal.
Water and waste management should focus on implementing low-flow plumbing fix-
tures and innovative water conservation practices like rainwater collection and conden-
sate water recycling. The construction process should target TRUE certification to ensure
maximum resource efficiency and waste diversion from landfills.

Operational sustainability post-opening will emphasize reducing waste, energy conserva-
tion, and water saving, underpinned by policies such as plastic reduction, recycling, and
sustainable purchasing. Continuous monitoring of environmental impact and guest satis-
faction through advanced systems like energy recovery units and CO2 monitors in meet-
ing spaces is essential. The project should be designed to meet minimum LEED certifica-
tion, highlighting a commitment to sustainable building practices and operational effi-
ciencies that contribute to a reduced carbon footprint and enhanced community experi-
ences.

By implementing these comprehensive stormwater management strategies, physical up-
grades, and sustainable design elements, Fort Lauderdale City Hall can become a model
for resilient urban development. This not only protects the building itself but also contrib-
utes to a healthier, more sustainable city for residents and visitors alike.
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Overall project cost(s) to construct the proposed 350,000 square foot
structure is estimated to be stand around approximately $180 million
dollars.

Given the City of Fort Lauderdale’s current bond capacity, the City
should consider the application of any available federal grant or subsi-
dy available to the municipality including but not limited to:

Transit Oriented Development Grants

Transportation Infrastructure Financing and Innovation Act
(“TIFIA")

Emergency Management Assistance Grants
Transportation Grants

Community Development Grants

Energy Efficiency and Renewable Energy Grants

Energy Efficiency and Conservation Block Grant (EECBQG)
Emergency Relief (ER) Program

Application of federal grants or subsidies will help reduce capital
sources required to balance development uses. Remaining gaps in
the capital stack may be filled by newly raised General Obligation
Bonds which in effect will be more cost effective than borrowing pri-
vate capital in today's marketplace. Today, the average Construction-
only loan is about 7.25% interest-only (+/-325 BPS + 1M SOFR) and re-
guires origination and deposition fees prior to payoff.
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Given the need to deliver a new City Hall quickly and the
desire to maintain competitiveness, we suggest an As-
sisted Design, Bid, Build for the redevelopment of City
Hall. We suggest working with the Procurement Depart-
ment to ensure the adjustments to the Design, Bid, Build
process complies with all statutory requirements.

The suggested adjustment primarily is to have the City
retain a local professional who may provide guidance on
the Pre-Development and Development processes. This
local professional should always have the City's best in-
terest in mind. At a minimum, this Consultant should as-
sist in curating a project team to bid for the entitlement
and design portion of the Project. Throughout the design
development phase, the Consultant should have the abil-
ity to guide the design team from a programming and
constructability standpoint, taking the difficult decisions
away from City Staff but always considering stakeholder
input. They should be able to interview and compile a list
of qualified and competent bidders once the design is
complete as well as assist with the leveling of such bids.
They also should have the ability to monitor and manage
construction progress through completion of the Project.

We believe this approach, should will allow the City to
outsource Development expertise, which they do not
have in house, while maintaining the highest level of
competitiveness throughout the process, in turn being
good stewards of the City's funds.

For the future mixed-use development on the Parking
Garage parcel, we suggest a Public Private Partnership
model or “P3" Delivery. Given P3s can be more controver-
sial, we are not suggesting it for the initial phase of rede-
veloping City Hall. The future redevelopment of the exist-
ing parking garage will be more complicated, but it
should have more revenue generating possibilities to jus-
tify a P3. There also will inherently be more time to man-
age the complications and controversies allowed for the
following phase given the City's initial needs have been
met with the construction of their new City Hall.
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APPENDIX ITEMS

A. Parking Garage Agreements
B. Parking Garage Studies
C. Case Studies Back Up

The above listed documents are voluminous; to avoid unnec-
essarily printing these documents and to be conscious of the
environment, a link to these documents can be provided upon
request.
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