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Located alongside one of the oldest constructed structures in Miami Beach, 
the Collins Canal, built in 1912, the Little Stage Theater Complex is a chal­
lenging, neglected urban space at the heart of a vibrant neighborhood and 
arts community. Within its park site boundary lies what is believed to be the 
oldest building in Miami Beach: the Carl Fisher Clubhouse built in 1 916 and 
several other unique structures and elements. 

This project proposes that with an imaginative and sustainable approach 
to both the site and buildings, and whilst engaging notions of connectivity 
and creativity, the opportunity ahead provides a creative and secure future 
for the community enabled by an energized and sustainable link merging 
history, culture and community. 

The existing site spans from Washington Ave on the east to Convention 
Center Drive on the west and Collins Canal on the north to the Convention 
Center and the Parks and Recreation Center on the south. This constricted 
linear site shape has resulted in an isolated site and a series of obscure and 
difficult access points. The site has remained under utilized and now pres­
ents opportunities to make connections and links with the broader context 
of the city - physically and programmatically, ensuring that a seemingly 
disjunctive site is integrated into the existing community and introduces a 
new social dynamism to the site and the buildings. The goal is to focus 
on the unique circumstances the site has to offer for Youth and Family ori­
ented programming, for the existing neighborhoods, the Miami Beach High 
School, the Parks and Recreation Center and the Vision of the Program­
ming of the Facilities i,n the Little Stage Theater Complex. Furthermore, the 
goal is to consider the site as a nexus linking urban links east to west, such 
as the Beach and the Miami Beach Botanical Gardens and north to south 
through connections with existing paths and development patterns . 
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Throughout the project a priority is placed on engaging two intrinsic sub­
jects: History/Culture and the EnvironmenVSustainability. These are refer­
ent Values embedded in all the decisions affecting both the macro and 
micro decisions for the project concepts. They are drawn from both the 
existing site and its context, and also from the proposed design concepts 
deployed as a layering of ideas for the project. 

The environmental value of the existing Collins Canal, the Carl Fisher 
Clubhouse, the Little Stage Theater and the historical value of the site will 
provide the genesis for the integration of the architecture and the land­
scape, the history and the future - enhancing the community. The values 
of the site will be reclaimed through the re-connecting of the fragmented 
spaces into many seamlessly connected micro-sites; each promoting dif­
ferent experiences, from the historical context of the buildings to the native 
gardens alongside the canal. Layers of spaces, vistas and experiences will 
foster creativity as users explore the site, assuring that each visit will provide 
numerous cultural adventures for neighborhood families, be it Children's 
programming in Central Plaza, skate boarding in the Skate Plaza, Plays 
in the renovated Little Stage Theater and weekend garden performances 
in the Little Stage Theater Plaza and Pavilion, receptions in the Carl Fisher 
Clubhouse or a botanical walk through the Native Gardens on the west side 
of the park. The site will afford the community a new location to experience 
the history, the natural environment and the creativity abounding in Miami 
Beach. Artwork can be experienced throughout the park. 

Ultimately, the site will be re-established as an environmental space, a rec­
reational space and an historical space, the centre and core of the com­
munity - as it historically was when Carl Fisher originally entertained, played 
and brought families together on this site to recreate and contemplate the 
future of the City of Miami Beach. 
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summary of sections content 

4.0 Project Context: 
This Park Center is part of an existing Linear park along the historic Collins Canal, built 
at the turn of the Century by John Collins, the Carl Fisher Club House building built in 
1916 and the Little Stage Theater in 1937. Located next to the Miami Beach Botani­
cal Garden to the west and surrounded by the cultural campus of Miami Beach and 
Miami Beach high School to the north, this site offers unique opportunities in terms 
of connections to the arts, culture and education. Contextually, this site is in the heart 
of the urban fabric of Miami Beach, yet its location makes it almost invisible despite 
its cultural importance. The intersection of Dade Boulevard and Washington Avenue, 
two main arteries running through Miami Beach, define the northeast corner of the 
site. This intersection is described as a major "Urban Gateway" in the Miami Beach 
Master Plan. Therefore, the design calls for an urban threshold element that will bring 
attention to the site and become an attractor for the entire community. 

5.0 Existing Conditions: 
In 1984, the Carl Fisher clubhouse, which was part of the original recreational golf 

course, became an historic preservation site and was renovated. In 1984, the ex­
terior of the building was restored, while the interior spaces were reorganized and 
reconditioned to better serve the programmatic requirements of the users. Currently, 
a segment of the interior of the building is being restored to meet minimum fire and 
ADA code requirements to accommodate the existing tenants. 

Complementing the Carl Fisher Clubhouse, The Little Stage Theater was added to the 
complex in 1937 and used over the years for educational and recreational purpose 
for theatrical productions. The theater is in need of major rehabilitation and will require 
a comprehensive upgrade both programmatically and physically. Also existing on 
the site, is The Bandshell. Although it is located on the historical site, is not listed as 
significant in the Historical Designation Report and has been proposed by the City to 
be demolished. The Parks and Recreation building, built in 1984, and its adjacent 
western plaza has failed to activate the main plaza between the Historic Buildings and 
the Parks Building. With its courtyard enclosed by a wall and a high fence, the Parks 
& Recreation Building Plaza now stands underused and disconnected to the site. 
Replaced and reconfigured many times, the site walkways have been added in an 
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ad-hoc manner over the years. They have no historical value and will be removed. 
A Mandala was added in 1984 between the Bandshell and the Little Stage Theater, 
creating a large paved area on the east side of the site. 

6.0 Planning Process: 
Program Development and Interviews: 

To determine the scope of the program including meeting with the site's 
current stakeholders from the CIP Office, Planning, Public Works, Property Manage­
ment Parks and Recreations, Tourism and Cultural Development and Asset Manage­
ment 
Site and Building Analysis 

Includes review of existing conditions, consultant analysis including Land­
scape, Civil, Mechanical, Electrical, Plumbing Engineering concept recommendations 
for the site and buildings and surrounding neighborhood and contributing context 
issues. 
Concept Development 

Includes concept development for Two concept designs [Chapter 7. 0] 
Community Workshop 

Includes Presentation to Community and Comments, see Appendix. 
Meetings with various Community Members on site 
Basis of Design Report 

Includes report as provided. 
Future programmatic needs were assessed to ensure the proposal would include 
sufficient infrastructure to support future activities such as outdoor plays and festivals. 
The "Little Stage Theater" is seen as one element of the site most in need of rehabili­
tation. As per programmatic requirements, Glavovic Studio is proposing two schemes 
for the design of the park. The two scheml;ls differ in the incorporation of a strip of 
land to the south of the park and the integration of the Parks & Rec. Building plaza 
and the provision of restroom facilities in the Little Stage Pavilion 

continued on next page. 
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7 .o Project Concepts + Goals: 
Entering the site through the north-east corner of the park, one will be greeted by 
an iconic art elernenVIight beacon mirrored on the "West Entrance Plaza" as well as 
public art This part of the site will provide access points with divergent paths directed 
toward the simultaneous staging of various activities and events. 

The entire site is ADA accessible . The "Theater Plaza" includes sorne of the original 
terrazzo elements of the existing Mandala, allowing significant green space for plant­
ers for short evergreens with a 14' high canopy. Lit benches will provide seating 
areas for people to enjoy the shade. The "Little Stage Theater Pavilion" will act as 
a multipurpose space, primarily providing supporting dressing roorns to the Little 
Stage whilst also opening up and converting into an outdoor theater and casual 
Park Pavilion space. Back-lit at night, the wall surface of the pavilion will present an 
abstraction of the existing historic building, and will be a beacon to the south-east 
entrance to the site. The significant historic building that you will view through the 
trees on the western edge of the plaza space, is the "Little Stage Theater". Its interior 
will rnix the existing surfaces with wood panels and provide for 80 raked seats. The 
bathroom will be relocated to the north end of the building, allowing the stage to con­
nect to the supporting spaces of the "Little Stage Theater Pavilion". Appropriate ADA 
compliance, life safety and Code Compliance will be achieved and recornrnended in 
the next phase. The "Little Stage Theater" will be connected to the "Carl Fisher Club­
house" through a new awning. The clubhouse itself underwent a short renovation to 
bring it up code, with regard to ADA accessibility and fire prevention. In this upcoming 
phase its interior will be restored to its forrner glory, while updated lighting elements 
will highlight the historical details of this structure. 

Exiting through the front logia, one will enter the "Central Plaza", which will provide a 
transitional space between active and passive spaces. The plaza will provide space 
where people can gather for lunch or lay on the individual lawns and an activated 
space during various prograrnrnatic events such as rnusic festivals and surnrner 
prograrnrning. The plaza ties together all the 5 buildings and a sloped "Amphitheater 
Lawn". 

Scherne 1 is proposes to include the existing Park and Rec. building courtyard as 
part of the "Central Plaza" and activates the courtyard by removing the fence and 
tying the ground plane to the rest of the plaza. 
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Scherne 2 consists of incorporating the existing southern boundary edge but cov­
ering the existing fence with a "green wall". In both schemes, the plaza is a large 
open space punctuated by clusters of hurricane palrns, three dirnensionallandscape 
elements, light poles and a fountain as in the original Historical use of the space. To 
the west of the "Carl Fisher Clubhouse Plaza" is located the "Cultural/Skate Plaza 
intended as a farnily space and multipurpose in nature functioning as a skate plaza 
as well as an outdoor performance space. 

The "Cultural/Skate Plaza" and the "Carl Fisher Clubhouse Plaza" will act as a central 
node along the "Canal Promenade" which links the eastern and western portion of 
the site, reestablishing an important link to the "Carl Fisher Clubhouse". Following the 
"Canal Promenade" westward is the "Environmental Garden" displaying sarnple of the 
local flora and providing for educational opportunities and links. The "West Entrance 
Plaza" highlights the presence of the site on the west side. A light beacon will greet 
park users while advertising the site's presence on Convention Center Drive. The 
landscape and new architectural elements palette will be composed of native materi­
als and incorporate sustainable and best rnanagernent practices. 
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This Proposed Project offers the City of Miami Beach an opportunity to 
renew and restore its cultural history at the very heart of its origins. This 
public project intends to be a unifying project for the community where the 
youth and families will be the beneficiairies of the past and future of an en­
vironmental, historical and cultural resource at the heart of the community. 

Ultimately, the site's success will be assured by a creative and sustainable 
approach which will reveal the project's connectivity to the community, with 
a park complex project that layers spaces, vistas and experiences. 

In accordance with the historical context of the Carl Fisher Clubhouse, the 
site must also be reactivated, thus transforming it into an element that con­
nects the community to its native environment, history and creativity. 

We recommend that the City develop Scheme One as has been presented 
here in the Basis of Design report. 
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4.1 Existing Conditions 
4.1.1 Site Location 
4.1 . 2 Site Context 
4.1.3 Site History 
4.1.4 Site Zoning 
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From the Atlantic ocean to the east, westerly down 21st Street, to Carl 
Fisher's Clubhouse, at the heart of the site, the Little Stage Theater Complex 
is a new vision for a Community Cultural Complex linking History, Culture, 
Environment, Recreation and Community. 

This Park Center includes an existing Linear park along the historic Collins 
Canal, built by John Collins, the Carl Fisher Club House building, built in 
1916, designed by architect August Geiger, and the Little Stage Theater , 
later in 193 7, by Robert A. Taylor.* 

Collins Canal was the result of John Collins' dream - used for safe transport 
of his exotic fruits crops back to the mainland, the canal was built in 1912 
and is the oldest constructed structure in Miami Beach. The canal contrib­
utes to the site's uniqueness, providing a sense of seclusion and sense of 
place in an urban environment. 

The Little Stage Theater Complex is a highly recognizable historical re­
source whose predominance needs to be re-invigorated. Located adjacent 
to the Botanical Garden, the Cultural Campus of Miami Beach and Miami 
Beach High School, this site offers unique opportunities in terms of connec­
tions to the Arts, Culture and Education. It is also at the heart of the cities 
urban neighborhoods and a place to establish a rare green center. 
• 21st Street Community Center Designation Report, 1984; Prepared by: City of Miami Beach, Depart­
ment of Planning) 
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Contextually, this site is in the heart of the urban fabric of Miami Beach, 
yet its location makes it almost invisible despite its cultural importance. The 
southern approach is blocked by the mass of the Convention Center, the 
northern edge is adjacent to Collins Canal, and the Western edge is con­
nected to Washington Avenue by a narrow strip of land, being diminished 
from all sides except from the East. 

The site's prominence needs to be re-established through the activation of 
the space which will invigorate this dormant site. The presence of connec­
tive opportunities, ranging from the Botanical Gardens to the west to the 
Miami Beach High School to the north, will help invigorate the site. 

Additionally, the intersection of Dade Boulevard and Washington Avenue, 
two main arteries running through Miami Beach, define the northeast cor­
ner of the site. 

This intersection is described as a major "Urban Gateway" in the Miami 
Beach Master Plan. 

Therefore, the design calls for an "urban threshold" that will bring atten­
tion to the site and become an attractor. 
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A 1 Bayshore Country Club 
A2 Bayshore Par 3 Golf Course 
A3 Island View Park 
A4 Collins Park 
A5 Flamingo Park 
A6 Lumus Park 

B1 Scott Rakow Youth Center 
B2 Miami City Ballet 
B3 Miami Beach Library 
B4 Bass Museum/Cultural Campus 
85 21st Street Recreation Center 
B6 Visitor Center/Chamb. of Commerce 
B7 Holocaust Memorial/Botanical Grdns. 
B8 Miami Beach Convention Center 
89 Jackie Gleason Theatre 
B1 0 Lincoln Road Pedestrian Mall/Plaza 
B11 New World Symphony 
B12 Parking Lot 

C1 Hebrew Academy School 
C2 Miami Beach Senior High School 
C3 Mechina High School 
C4 Fienburg Fisher Elementary School 
C5 Landow Yeshivah Community School 
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Integrated Transit/Network: 
We recommend that the 411 shuttle or similar type of transit systems con­
nect to the Little Stage Theater Complex. This type of transit system will 
become an important part of the project support as its potential to grow 
and support the future programming opportunities and potential that is en­
visioned for the project are developed. We also recommend that green 
transit systems be employed and wayfinding systems denote this aspect as 
part of the connectivity aspect of the site. 

The 411 shuttle is one of the most convenient means of transportation in 
South Beach. It is the cheapest and most scenic way to travel South Beach. 
The shuttles breeze around the Beach every 1 0-15 minutes, stopping at 
numerous bus stops. The shuttle is air conditioned and the fare is only 25 
cents. This service brings more opportunity to the people approaching the 
area, since multilple bus stops are located nearby the site. 

Hours of operation: 
Monday to Saturday (7:45am - 1 am) 
Sundays and Holidays (1 Oam - 1 am) 

For a full schedule, call Customer Service at (305) 770-3131. 

c:F' http://www.miamibeach411.com/trans_electrowave.html 
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Integrated Transit/Network: 
The site will be connected to the city's bike path system. 

This proposal strongly recommends an integrated infrastructure connectiv­
ity system and recommends that all crossover points that connect to the 
site east and west of the site are carefully considered to enhance both 
physical and visual connections into the site. 

Accordingly, the design calls for emphasizing these crossover points to 
encourage bicycle and rollerblading use through the site. 

N\IA/'v\l BEACH 
PROJECT CONTEXT 
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Integrated Transit/Network: 
The primary pedestrian volume is to the East of the site on a daily basis. 
This includes the Beach and Cultural Campus. The pedestrian activity 
along Lincoln Road Mall does not significantly connect to the site at this 
time. The primary existing pedestrian connection, relative to the 21 00 
Recreation Center and within a 2 minute walking radius, is the Cultural 
Campus. Further east on Collins Avenue, pedestrian activity also increases 
in volume. 

Pedestrian zones support the goal of increased site visibility, site connectivity 
and site access. Levels of pedestrian activity need to be enhanced on 
the west side of the park. This site, if developed appropriately, should 
contribute to this positively. This will also enhance the connection to the 
Botanical Gardens. 

lntermittant pedestrian volume occurs during events from the Convention 
Center and we suggest that intense and significant pedestrian volume will 
occur once this project is developed from the South . 
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Student Pedestrian Activity: 
After school is done for the day at the Miami Beach Senior High School, a 
majority of the students walking, head south on Washington Avenue. Dur­
ing several on-site observations, over one hundred high school students 
passed by the 21 00 Recreation Center with some walking through the 
site. 

The next major student pedestrian activity occurred east/west on the north­
ern edge of Dade Road. Currently there is no shaded path along this side 
of the road and it is also very heavily trafficed. Since many students were 
observed heading south, a great opportunity is noted to accommodate 
public programming in the park that should support the student popula­
tion/age group. 

Further, if a more pedestrian friendly path is defined along the northern 
edge of Collins Canal, on the south side of Dade Blvd., providing visual 
connections to the park, a greater level of safety or "eyes on the park" 
will occur. A secondary path within the park will also take some of the 
pedestrian traffic, but should be considered in addition to the Dade Road 
pedestrian path. This will expand the area of visibility of the site, essentially 
opening up the site. Locating the path to the northern edge of the canal 
will also support the connections to the east and west and provide more 
options for biking to school. 
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View 2: Convention Center Dr. looking East 

Access to the site is limited in several areas. This occurs as a result of sev­
eral weak urban access points and urban infrastructure elements. The first 
major element is the inadequate pedestrian crossings at Convention Center 
Drive and Dade Blvd and Washington Avenue and Dade Blvd. 

Pedestrians accessing the Recreation Center from the west have to cross 
Washington Avenue, (see view 1) approximately 70' wide. Also, the site is 
not easily accessible from the east as it is cut off from the city by a chain link 
fence. This creates a quiet place, free from public eyes and does not meet 
standards for Crime Prevention Through Environmental Design {CPTED}. 

The second negative urban infrastructure issue, is the lack of urban ele­
ments reinforcing connectivity. Pedestrians accessing Recreation Center 
from the west will most likely come from the Holocaust Memorial. The 
continuation of the path is just visible across Convention Center Drive, (see 
view 2), however, no substantial wayfinding or shaded path encouraging 
pedestrians to head towards these links exists. 

Additional findings limitations and views to the site are discussed on the 
next page. 
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refer to diagram plan on previous page 
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With respect to the programming for the Convention Center, the west side 
of the Convention Center is the busier side. This relates directly to parking. 
People who have parked in the west lot approach the center by foot, or 
have been dropped off by bus. 

A strong visual promenade is created with Royal Palm trees leading 
towards the west entrance of the site. However, this is insufficient to draw 
pedestrians into the site. The path is clear, but the destination is not. (See 
view 3) A fence behind some landscaping is visible from under the canopy 
of the Convention Center. Today, there is no compelling reason to draw a 
person out of the shade on the west side of a building, to walk in the sun 
to the north. 

The east side of the Convention Center is a drop off/valet/loading zone. 
People get out of their cars or bus, and walk into the Convention Center. It 
is more comfortable to walk on the east side of the Convention Center in 
the afternoon because of the shade created by the exposure and building 
orientation. Urbanistically, the form of the building has no ground floor visual 
activities or "eye-candy" and disconnects the buildings from the street on 
the ground floor. 

Programming in the site/park should consider these issues. 
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John S. Collins, originally a Quaker tree farmer from New Jersey, com­
menced in 1911 to build the first bridge to the island of Miami Beach (the 
Collins Bridge). The wooden bridge, at the location of today's Venetian 
Causeway, was completed with the assistance of Carl G. Fisher, who loaned 
Collins $50,000 to complete the bridge between the mainland and the 
barrier island. Fisher, whose fortunes were pinned to the emerging impor­
tance of the automobile, had just completed the Dixie Highway project from 
his native Indiana to Miami, terminating close to the foot of Collins' bridge. 
He established a residence in the area in 1912, and wondered what this 
wooden bridge was all about, as Collins was wondering how to resolve his 
dwindling budget. 

The partnership born at the bridge between Fisher and Collins provided 
benefits for both men. Collins extensive land holdings and knowledge of 
the primitive island, and Fisher's cash and national business connections, 
launched the development of Miami Beach. Repayment of Fisher's loan 
for the bridge included title to approximately 200 acres of Collins holdings, 
stretching from the beach to the bay. 

Collins had already excavated a canal running diagonally southwest from 
a wide spot in the natural creek behind the beach (Lake Pancoast ) to Bull 
Island, later renamed Belle Isle. With the bridge completed, a road could be 
built on the spoil bank of the canal- today that road is Dade Boulevard. 
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Fisher developed a golf course to the north of this road, and to the south, in 
1916, he built a golf clubhouse designed by local architect August Geiger. 
On the Biscayne Bay side of his holdings, he built the Flamingo Hotel, with 
a dock for yachts, and on the ocean at 22nd Street, he built the Roman 
Pools and Casino, complete with a Dutch windmill. 

The Carl Fisher Clubhouse is the only one of those early structures remain­
ing - in fact, it is the oldest non-residential structure remaining on Miami 
Beach. In close proximity to the east of the Clubhouse, the Little Theater 
Stage building (78 seats) was added in 1937, designed by RobertA Taylor 
to reflect the original August Geiger design. Geiger's design, constructed 
contemporaneously with Deering's Viscaya across the Bay, uses Dutch­
South African elements that are evident in the stucco-ornamented gable 
parapets and dormers. 

The complex, renamed the 21st Street Community Center after acquisi­
tion by the City of Miami Beach, is a significant remnant of early Miami 
Beach history, and of Carl G. Fisher, the man widely nicknamed Mr. Miami 
Beach. The historic importance of the complex, particularly the Carl Fisher 
Clubhouse, is very high. Fisher's aim of promoting Miami Beach far and 
wide required that leisure and recreational facilities existed that would com­
pliment the land sales he was engaged in. Sales for the first few years 
however were not meeting expectations. 

Fisher was a creative promoter, and in 1 921 acquired an elephant named 
Rosie and used her for promotional photographs (along with countless 
bathing beauties), to sell the exotic whimsy of the place. Later that year, 
he would entertain Warren G. Harding at the club, using Rosie as the Pres­
ident's golf caddie. World-famous golf pro Bobby Jones also visited the 
course. 
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Fisher himself did not like golf due to his severe astigmatism - he could 
not see where the balls went The golf club, in addition to the hotels, Ro­
man Pools, and various luxury yachts had second functions as de facto 
real estate sales offices, to sign the property deals. By the mid nineteen 
twenties, Fisher's net worth was said to be 1 00 million dollars. His success 
was relatively short-lived. A speculative development of Montauk, N.J., 
the hurricane of 1926, the stock market crash of 1929, and his excessive 
drinking and declining health allied to financial collapse. He was forced to 
sell all his assets, and was hired by the Collins I Pancoast family to assist 
in their Miami Beach Improvement Company. In 1939, Fisher died with 
$52,000 to his name. 

In 1984, an extensively remodeling of the complex, led by Miami Archi­
tect Bernard Zyscovich, was completed. The award-winning restoration 
was the first important rehabilitation of a historic public sector facility in 
south Miami Beach, and demonstrated that City leaders would now follow 
the trend started by private sector preservationists. Unfortunately for the 
integrity of the site, a new recreation building was built in 1986 just south 
of the historic Clubhouse I Theater complex - without adequate regard for 
its historic neighbor. The City's Recreation Building projects blank, boxy 
walls toward the original complex, and cuts off important open space and 
views to and from the historic resource. The expansion of the Convention 
Center parking lot also negatively affects the site. Visual buffering and 
spatial relief from these impositions should be a highly prioritized goal of 
the project Reincorporation of the landscaped open space behind the 
Recreation Building into a generous forecourt for the Clubhouse, would be 
one such effective gesture. 

Later additions to the site include the chess club pavilion (1984) that is 
considered not historically significant. or even preferably removed, to help 
interpret the earlier period of 1916-1937 that was so significant to the 
development of Miami Beach. 
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The city of Miami Beach is made up of 14 neighborhoods. The City Center 
houses the 21st Street Recreation Center site, as well as City Hall, the Mi­
ami Beach Convention Center, the Holocaust Memorial, Lincoln Road, the 
Bass Museum of Art and Cultural Campus, and Beach Walk. 

Zoning analysis of areas shown surrounding the site confirms the use com­
patibility of the proposed Cultural Plaza/Skate Plaza Program (see Miami 
Beach Skate Plaza Feasibility Study by Glavovic Studio Inc. 12/28/05). Mi­
ami Beach Land Development Regulations, Chapter 142 provides specific 
reference to the Uses that are permitted on the site. 



Zoning: 
DIVISION 7. CCC CIVIC AND CONVENTION CENTER DISTRICT 
Sec. 142-361. Purpose. 
The CCC civic and convention center district accommodates the facilities necessary to support 
the convention center. 
(Ord. No. 89-2665, § 6-1 O(A)(1 ), eff. 1 0-1-89) 

Sec. 142-362. Main permitted uses. 
The main permitted uses in the CCC civic and convention center district are parking lots, 
garages, performing arts and cultural facilities; hotel; merchandise mart; commercial or office 
development; landscape open space; parks. Any use not listed above shall only be approved 
after the city commission holds a public hearing. See section 142-367 for public notice re­
quirements. 
(Ord. No. 89-2665, § 6-1 O(A)(2), eff. 1 0-1-89) 

Sec. 142-363. Conditional uses. 
There are no conditional uses in the CCC civic and convention center district. 
(Ord. No. 89-2665, § 6-1 O(A)(3), eff. 1 0-1-89) 

Sec. 142-364. Accessory uses. 
The accessory uses in the CCC civic and convention center district are any use that is custom­
arily associated with a convention center or governmental buildings and uses. 
(Ord. No. 89-2665, § 6-1 O(A)(4), eff. 1 0-1-89) 

Sec. 142-365. Development regulations and area requirements. 
(a) The development regulations in the CCC civic and convention center district are as fol-
lows: 

(1) Max. FAR: 2.75. 
(b) There are no lot area, lot width or unit size requirements for the CCC civic and convention, 
center district. 
Building height and story requirements are as follows: 

(1) Maximum building height is 1 00 feet. 
(2) Maximum number of stories is 11 . 

(Ord. No. 89-2665, § 6-1 O(B), eff. 1 0-1-89; Ord. No. 97-3097, § 2, 1 0-8-97; Ord. No. 98-
3107, § 1, 1-21-98; Ord. No. 98-3149, § 1, 
11-4-98) 
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Sec. 142-366. Setback requirements. 
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The development regulations (setbacks, floor area ratio, signs, parking, etc.) shall be the average 
of the requirements contained in the surrounding zoning districts as determined by the planning 
and zoning director. Setback regulations for parking lots and garages when they are the main 
permitted use are listed in subsection 142-1132(n). 
(Ord. No. 89-2665, § 6-10(C), eff. 10-1-89) 

With regards to a cultural purpose, the code supports the idea of a facility that encourages year 
round use and also provides recreational opportunity for the Convention Center. These uses 
are stated under Sec. 142-362, Main permitted uses as "performing arts & cultural facilities," 
and "landscape, open space and parks." The additional cultural activity or a skate plaza is not 
referred to explicitly nor prohibited in the code, and should be considered as a cultural activity. 
It may warrant commission approval due to the historic site designation. 

Section 142-365 does permit the development of a building with the stated requirements. 
Further analysis of the surrounding districts is provided to envision compatibility for future de­
velopment. Also setback regulations are determined by the average requirements in the sur­
rounding zoning districts. 

As far as we are able to determine at this stage, the Cultural Plaza/Skate Plaza Program does 
not specifically require parking. However, in the event that Bathrooms are provided, parking 
spaces will be required per the Florida Building Code Fixture Count stipulations. 
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CCC Convention Center District 

CD1 Low Intensity 

CD 2 Medium Intensity 

GU Municipal Use 

RM 1 Multiple Family, Low Intensity 

RM 2 Multiple Family, Med. Intensity 

RM 3 Multiple Family, High Intensity 

RS 1 ,2,3,4 Residential Single Family 
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Site parcel zoned CCC 

HPS-2 21st Street Recreation Center Historical Site 
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The land under review contains an Historic Site known as The 21st Street 
Recreation Center Historical Site. West of the historic site is a strip of land 
zoned CCC, Convention Center District. For this report, the 21st Street 
Recreation Center Historical Site, and the strip of land west of the historic 
site, terminating at Meridian Avenue will be referred to as "21st Street Rec­
reation Center. 

The Historical Designation Report, dated February 11, 1984, describes the 
zoning for this site. Ordinance# 84-2402, and is hereby quoted: 

"The following parcel of land is identified as follows: 
Beginning at intersection of west right of way of Washington Avenue and south 
boundary of Collins Canal in Section 27, Range 42 east, Township 53 south, for 
point of beginning, then south 510ft., west 165ft., north 45° to west 115ft., 
north 160ft., west 140 ft., north 70 ft., northeast along south boundary of Collins 
Canal 435 ft. to point of beginning . 
. . . is hereby designated an historic preservation site and is excluded from the CCC 
Convention Center District and included in the CCC/HP Convention Center /Historic 
Preservation District as said districts are defined and set forth in Zoning Ordinance 
# 1891 . The official zoning map of the City of Miami Beach shall indicate the 
boundaries of this designation and shall use the symbol CCC/HP-2 .... " page26 
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5.2 Existing Buildings Descriptions 
5.2.1 Carl Fisher Clubhouse 
5.2.2 Little Stage Theater 
5.2.3 The Parks and Recreation Building Plaza 

5.3 Existing Conditions to be Demolished 
5.3.1 Band Shell 
5.3.2 Main Plaza 
5.3.3 Mandala 
5.3.4 Site Walkways 
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The existing site includes 3 main buildings and a outdoor bandshell, several 
ancillary minor utility elements and a walkways. It is linked east to west with 
the Collins Canal and includes many existing trees. Historic issues have 
been discussed in a previous chapter. 

Utilitarian security fencing is prominent throughout the site and diminishes 
the historic character. It creates en environment where security is the pri­
mary issue and lack of visibility across the site is of great concern. The 
pedestrian entrance walkways on Washington Ave. are planned without suf­
ficient visual emphasis and seem the consequence of the need only to 
traverse from one end to the other of the site. The walkways are of cement 
pattern surface and regular width throughout, occasionally showing signs 
of settlement. 

Landscape is minimal and a single row of trees at 20 feet on center adja­
cent a utility perimeter fence separates the site from the Convention Center 
service lot. The site is too narrow in the center of the site. The canal side of 
the walk is mostly a sod area with sparse tree canopy. The adjacent 1984 
Park & Recreation Building does not relate well to the Clubhouse complex 
either in orientation or connection. The utilitarian fencing and insufficient 
landscaping that separates the two facilities further diminishes their potential 
integration of larger significance. 

The two historic buildings have added unsightly ADA ramps and handrails 
accessing each and should be eliminated by making walkways that are 
sloped at a maximum of 1 :200. The Dade Canal seawall is in dire need of 
renovation. It should be repaired in conjunction with this Project. 
•• Letter regarding Little Stage Complex: Dade Canal seawall inspection dated 10-19-2007 from 

DeRose Design Consultants, Inc. to Glavovic Studio, Inc. [recommends reconstruction] 
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Carl Fisher Clubhouse: 

little stage theater complex 
basis of design report 

Existing structural walls appear to be in reasonably good repair- significant 
structural restoration to reinforced masonry was accomplished in 1984.* 
However, several areas show unsightly evidence of repairs to surface stuc-
co cracking. · 

At the gable ends of the Clubhouse building evidence of repair with stucco 
patching compound applied to surface cracks is highly visible and unsight­
ly. 

The floor is raised wood frame with finished wood flooring over sub-decking 
& crawl space in all areas of building except the front and rear loggias and 
the front office which are concrete on fill. The concrete floor slope exceeds 
ADA requirements in the rear loggia of the Clubhouse, making it necessary 
to level that room as well as raise the adjacent exterior plaza access. 

Wood flooring in the main room was replaced in 1984. * The wood and 
concrete floors are covered with carpet, so the condition is largely unde­
termined at this time. A minimum code upgrade partial interior renovation is 
underway at this time. During this current interior remodel of the west end 
to install new toilet rooms some deteriorated wood flooring from moisture 
infiltration was discovered and repaired. In other areas it is likely that the 
carpet has protected the surface finish; however, it may have accelerated 
overall deterioration through the retention of moisture and secondary inva­
sion by termites. Carpet will be entirely removed during the current remodel 
work to discover the extent of repairs required. 

Continued on next page. 

* 21st Street Communitv Center Historic Preservation Issues Report Preliminarv Phase. 
11LQ5LQI; Prepared by: Thorn Grafton, AlA, LEED AP) 
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The plaster ceiling in the main room has been damaged by leaks and will 
need areas of replacement. Unsightly exposed electrical conduit should be 
removed or concealed in walls and ceilings. The cove lighting in the Great 
Room is in need of repair and air conditioning supply registers are not 
integrated into the decorative details of this room. 

The roof framing is wood joists with "outrigger" joist extensions that support 
the roof overhangs. The condition of many of these outriggers is poor, due 
to the exposure, and they will need to be replaced on a case by case basis 
(many were replaced in 1984).* The roof decking was partially replaced 
during the 1984 rehabilitation, with some existing roof tile left in place. It is 
likely that some of the wood roof decking that was not replaced will need 
to be replaced now (there is evidence on interior plaster of roof leaks, par­
ticularly corresponding to the small dormers). Spanish S tile was present 
on the buildings prior to the 1984 rehabilitation. The scope of that project 
was to repair the existing tile roof by matching new tile with existing. It is not 
known what type of roof tile was original to the building. A full re-roofing is 
recommended to be able to check the roof decking.* 

The 1984 restoration allowed a cost -cutting approach to the exterior stucco 
- it was spray-applied instead of hand applied.* The surface appearance 
is poor and not reflective of stucco work that is historically true to the time 
of the building's origin. 

Continued on next page. 

* 21st Street Community Center Historic Preservation Issues Report Preliminarv Phase, 
1J.L!lliLQZ; Prepared by: Thorn Gratton, AlA, LEED AP) 
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The exterior doors and windows all need to be replaced. Untested wood 
doors and windows were used and now have either failed or are in the 
process of failing to remain weather-tight. Aluminum clad wood doors and 
windows are recommended, as they will look more like the original wood 
elements, especially on the interior. 

Roof top air conditioning equipment and exposed ducts projecting above 
roof parapets are highly visible from the surrounding sides of the building. 
A high priority for the project will be to minimize or eliminate any rooftop 
equipment, and if some is required to be replaced on the roof, then sight 
lines should be carefully studied to ensure there are no mechanical ele­
ments visible from typical sight lines. 

Exterior wall lights are not original, show wear and damage; should be 
replaced. 

ADA and Florida Accessiblity code changes since 1984 have resulted in 
the addition of two ADA toilet rooms and the modification of one existing 
toilet room; this work is currently under construction. 

Primary and emergency drains required for the flat roof areas are under 
required size.* Vertical drain leaders show significant corrosion near grade. 
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little Stage Theater: 

little stage theater complex 
basis of design report 

Existing structural walls appear to be in reasonably good repair. No signifi­
cant cracking was noticed. 

The floor of this building is assumed to be slab on grade in the lower 
areas, and may be wood frame in the elevated (south) portion where the 
bathrooms are located, if so the wood frame may hold concrete infill un­
der bathroom tile (this was the accepted practice prior to the availability 
of cement board, to prepare wood frame to accept tile floors) - further 
investigation is needed.* 

The terraced auditorium wood platform floor is covered with carpet, so 
the condition is undetermined at this time. It is likely that the carpet has 
protected the surface; however, it may have accelerated overall deteriora­
tion through the retention of moisture and secondary invasion by termites. 
Carpet needs to be removed to determine the extent of repairs required. 
The plaster ceiling in the main room appears sound. 

The roof framing is wood joists. There are "outrigger" joist extensions that 
support the roof overhangs. The condition of many of these outriggers is 
poor, due to the exposure, and they will need to be replaced on a case by 
case basis (many were replaced in 1984). Spanish Stile was present on 
the buildings prior to the 1984 rehabilitation. The scope of that project was 
to repair the existing tile roof by matching new tile with existing.* The roofing 
cement has evidence of asbestos and will require removal as damaged and 
missing tiles have rendered the roof vulnerable. It is not known what type of 
roof tile was original to the building. A full re-roofing is recommended to be 
able to check the roof decking. 

Continued on next page. 
* 21st Street Community Center Historic Preservation Issues Report Preliminarv Phase, 
.11LQ5LQZ; Prepared by: Thorn Grafton, AlA, LEED AP) 
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The 1984 restoration allowed a cost -cutting approach to the exterior stucco 
- it was spray-applied instead of hand applied.* The surface appearance 
is poor and not reflective of stucco work that is historically true to the time 
of the building's origin. 

The exterior doors and windows all need to be replaced. Untested wood 
doors and windows were used and now have either failed or are in the 
process of failing to remain weather-tight Aluminum clad wood doors and 
windows are recommended, as they will look more like the original wood 
elements, especially on the interior. 

The interior of this building has few defining features, other than the original 
structure. This building interior was a complete gut and reconstruction, in 
1984.* 

A new ale unit is required as the existing unit is under-sized. It is under­
stood that one of the challenges is that ground level condensing units are 
problematic due to flood elevation. Electrical wiring has evidence of as­
bestos and must be removed. The electric panel is deteriorated and must 
be replaced. During the design phase consideration will be given to the 
location of utilities. 
Security lighting mounted to front of building is unsightly, inappropriate as 
to the historical form and should be removed. Exterior wall lights are not 
original, show wear and damage; should be replaced. 
ADA and Florida Accessiblity code changes since 1984 require new toilet 
room layouts and building access. 

* 21st Street Communitv Center Historic Preservation Issues Report Preliminarv Phase, 
.11LllliL!1Z; Prepared by: Thorn Grafton, AlA, LEED AP) 
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The Parks and Recreation Building Plaza: 
Added to the complex in 1984, The Parks and Recreation building and its 
adjacent western plaza has failed to activate the main plaza and has had to 
be isolated to ensure its security. With its courtyard enclosed by a wall and a 
high fence, the Parks & Recreation Building Plaza now stands sequestered 
and underused, a secluded space adjoining the main plaza. 

Visually, it occupies and major part of the complex, directly opposite the 
main entrance to the Carl Fisher complex, at the nexus of the site, the Cen­
ter, and at the western side/ticket entrance for the Little Stage Theater. 

A dominant tree occupies the courtyard, which will provide a context for 
the design approach. 
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The Bandshell was added in the 1950's; although it is located on a histori­
cal site, the Bandshell is not listed as significant in the Historical Designation 
Report. The City RFO required that the Bandshell be demolished as part of 
the Little Stage Theater Complex project. 

The North Eastern access of the site will be visually approachable after 
demolition. Community members commented on the acoustic challenges 
of the programming of the Bandshell. 
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The main plaza's haphazard pathways will be demolished and reconfigured. 
The design proposal will be discussed later in Chapter 7. Currently under­
used the Plaza space is disorganized and lacks a sense of place. 

Glavovic studio will present two options to resolves these issues. 

*'''\. ~thf 
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5.3.2 Main Plaza 
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The Mandala: 
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Added during the 1984 renovation, the Mandala was constructed to pro­
vide a setting for the "Dancing Under the Stars" program. Unfortunately 
over the years, it became under utilized as to its original purpose. After 
securing approval from Historic Preservation Board because of the nature 
of the site, the Mandala will be altered to include a primary new green ele­
ment on the site. 
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The Site Walkways: 
Replaced and reconfigured many times, the site walkways have been add­
ed in an ad-hoc manner over the years and have no historical value. After 
securing approval from Historic Preservation Board because of the nature 
of the site, the site walkway will be demolished and replaced to accom­
modate the new design. 
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6.3.4 Site Wa!1<ways 

38 

,<,.:;;.,, 

.·>~·> . 

.. :::::·:· 



.. ·.--" 

·., ......... 

·.·., .. ,.. 

'•,· .. ~.·· 

.•.. .,....· 

·,...,.~,.' 

. ~~ .. ,• 

·"-~·/ 

·· ......... • 

rooAFT==~ 
~ ~ l2£1 05 I 08 J 
&-._;;;;;a o...O::W 

g!avovic stud!o inc. 
little stage theater complex 

basis of design report 

6.1 Planning Process Summary 

6.1. 1 Site Reconnaissance Meeting 
6.1. 2 Programming Meeting 
6.1 .3 Sub-Consultant Meetings 
6.1.4 City Staff Meeting 
fl. 1.5 Community Design Workshop 

6.2 Adjacent Programs 



planning process 

6.1 Planning Process Summary 
As part of the planning process, Glavovic Studio Inc. attended a series of meetings to 
gather input from stakeholders, identify potential issues and identify design opportuni­
ties. These meetings provided us with the necessary background information to actual­
ize a successful design for the "Little Stage Theater Complex". 

6.1.1 Site Reconnaissance Meeting: . 
In the first of this series of meetings, Glavovic Studio Inc. end the entire Planning 
team performed a site reconnaissance visit to identify potential site issues and design 
opportunities. During this visit the deteriorating seawall, the roof of the "Carl Fisher 
Clubhouse" {CFC} and the current state of the interior of "Little Stage Theater" {LST} 
were identified as potential issues which would have to be redressed during the design 
process. 

The first major issue reviewed was the seawall condition. It will have to be addressed 
prior to site remodeling, since park improvements will risk being damaged as a result 
of future seawall construction. Furthermore the currently unstable state of the seawall 
risks affecting the topographic integrity of the site. 

Second, the flat roof top elevation of the CFC had been raised about 6 inches to 
include insulation during the last roof renovation in 1984 resulting in a vulnerability 
to leaks forming at the clerestory window sills. This issue will have to be addressed 
through modification of the design of the clerestory windows, so that a proper flashing 
condition can be constructed. 
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Another important issue is the interior of the LST. It is in such a deteriorated condition 
that it will require a complete remodel. The current auditorium and stage is not ADA 
compliant A major programmatic concern that impacts both the CFC and the LST is 
the absence of support space/changing rooms for the stage that necessitates borrow­
ing space in the separate and adjacent CFC as an ad-hoc dressing room. (Currently 
changing in the kitchen in the CFC.) 

Other design opportunities were identified during this site visit First, it was recognized 
that relocating the park boundary fence further south to create a safer center of the 
park, more visibility from the east and also to provide for the possibility of additional 
space for the skating area enabling a greater distance between the CFC and the 
skate area as requested in the Feasibility Phase Community meetings. Such concerns 
included better buffering of the noise associated with skating and a better separation 
between different programmatic requirements. 

Second, the need to provide a better entry sequence to celebrate the older building 
from the street was also identified. The current pedestrian approach from the street 
does not allow passerby a generous view of the center of the park nor does it present 
an inviting access point, giving emphasis to the historical structures on site. 

Information about progamming demonstrated that communication about programming 
opportunities will continue to be an important part of the success of the project It is 
imperative that a coordinated program and site development occur along with building 
restoration to ensure site users understand the program availability. 
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6.1.2 Programming Meeting: 
Following the Site reconnaissance meeting Glavovic Studio attended a program­
ming meeting with the site's current stakeholders. Accordingly, Glavovic Studio 
met with staff to discuss the current program's context and future opportunities. 
Currently used by the Jewish Community Center and the SOBE Music Festival, 
the Little Stage theater complex program will be expanded as the level of activity 
increases. 

During the meeting, attended by representative from the CIP Office, Planning, 
Public Works, Property Management, Park and Recreations, Tourism and Cultural 
Development and Asset Management, the scope of the existing program and 
future programmatic needs were discussed. Close attention was particularly given 
to future programmatic needs as a way to ensure that the proposal would include 
sufficient infrastructure to support future activities such as outdoor plays and 
festivals. 
Programmatic needs were discussed according to the area in which they would 
take place. 

The "Little Stage" was seen as one element of the site most in need of rehabilita­
tion. The current circumstances, with its borrowed dressing room in the Carl Fisher 
Clubhouse, its poor light and sound insulation, and its urgent need of renovation, 
require much change to become a successful destination. Creating a multi-use 
space with theater support spaces located in a new adjacent connected building 
could accommodate various activities such as: Summer Theater Camp, drama 
club, venue for small theater troupes and programs that include the participation of 
the adjacent high school. 
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Park and Recreation, the main stakeholder, indicated that the Carl Fisher Club­
house would serve as a multi-use space. Small events, such as after-play parties, 
vyould take place in the Great Hall or the clubhouse terrace. These small events 
would be catered; hence the existing kitchen should remain as is, supplanting the 
need for more expensive kitchen upgrade. Additionally, the need to preserve as 
much storage as possible was emphasized by all stakeholders. 

The subject of activating the Park and Recreation Plaza was conveyed. Some 
stakeholders indicated that the separation between the Park and Recreation plaza 
and the main plaza was there to segregate the youth activities from the park's 
vagrants. The separation of the activities could be altered and preserved and the 
subsequent activation of the park would discourage vagrants. 

The programming of the park was then considered. The juxtaposition of perfor­
mance and active space was discussed as a way to promote continuous activity 
in the park. The creation of an environmental garden was seen as an educational 
opportunity. The site also offers other educational opportunities, such as teaching 
children about the history of the city. It was during this discussion that Glavovic 
Studio reminded the stakeholders that public projects cannot be successful without 
active programming from the stakeholders. 



planning process 

6.1.3 Sub-Consultant Meetings: 
Following the programming meeting, Glavovic Studio held a series of meetings 
with each sub-consultant to review various design opportunities and goals. 

Engineering: 
During the meeting with the engineering sub-consultants, issues pertaining to 
the site layout, water runoff and site grading were considered. The opportunity to 
make the entire site ADA accessible ·through the use gentle slopes which do not 
require railing and the idea of using planters instead of drains to capture water 
run-off were discussed. 

Mechanical opportunities were also considered. Keeping in mind the historical 
character of the "Carl Fisher Clubhouse", it was decided that the new mechanical 
rooftop equipment should be hidden from view. For this purpose the compres­
sors would be relocated to a new concealed centralized location. This would 
also dampen noise associated with mechanical equipment. Various mechanical 
system solutions were identified and the most environmentally conscious one was 
selected. 

The electrical engineering aspect of the site was then considered, great attention 
was paid to ensuring that sufficient lighting would be provided throughout the 
park to provide for a safe night time environment. Overall, it was decided that the 
park would have a minimum of 2 foot/candle level of lighting throughout the park, 
with up to 4 foot/candle in the active area such as the Skate/cultural plaza. This 
level exceeds the minimum required by the local code of ordinance, but it was felt 
that the site's somewhat concealed location and high level of anticipated activity 
necessitated a high level of luminance to promote safety and provide a welcom­
ing experience. Finally, the use of energy efficient hardware was recognized as an 
important component to promote "green design". 
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Many design opportunities were discussed with the Landscape Architect, from 
the preservation of existing plants, to the possible programmatic integration with 
the adjoining Botanical Garden. A proper level of shade throughout the park was 
identified as an extremely important aspect of the future success of this park, 
while the use of xeriscaping and the retention of roof runoffs for irrigation purpose 
would promote the "green design" of the park. The use of a green buffer zone 
was designated as a simple way to provide sound insulation from the street and in 
between adjacent programmatic activities. Finally the creation of a "native garden" 
was seen as an educational opportunity which could link to the youth programming 
of the park or to the adjoining high school. 
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6.1.4 City Staff Meeting: 
Ongoing with the design process, Glavovic Studio met with City Staff to 
review and gather input from the CIP office and other City departments. 
Preliminary design review with the CIP department identified the neces­
sity for a park serving the needs of the local community while other city 
park projects would serve the international aspects of the City of Miami 
Beach. Meeting with the Planning Department pinpointed the fact that the 
site had to connect to the existing urban fabric and link to the surrounding 
pedestrian pathways . 

Further direction was also provided regarding the incorporation of the 
design within a historical setting, ensuring that the new structures would 
efface themselves to highlight the historical qualities of the existing struc­
tures. 

6.1.5 Community Design Workshop: 
Finally, this project has been presented to the community on July 22, 
2008 to gather input regarding the proposed design {see appendix}. 
Comments and opinions were registered during this process and taken 
into account as the design was being finalized. Great care was given to 
ensuring that different programmatic activities could take place within 
the same varied areas. Sound buffers will be used throughout the park 
to ensure proper noise abatement, while space with multiple uses will 
guarantee a high level of activity throughout the park. 
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Miami Beach Botanical Gardens 
2000 Convention Center Dr 
Miami Beach, FL 33139 
(305) 673-7256 

The 4.5 acre botanical garden is a showcase for orchids, tropical plants 
and trees, a Japanese Garden an a "living wall" vertical landscape. Also 
the garden is available for rentals to serve as a venue for memorable 
events. 
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Opened in 1957, the Miami Beach Convention Cen­
ter has been the heart of Miami Beach for almost fifty 
years. It has played host to a number of leading con­
vention industry events. 
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Parks and Recreation 
21 00 Washington Ave. 
Miami Beach, FL 33139 
305-673-7730 
Director: Kevin Smith 
kevinsmith@miamibeachfl.gov 

21" Street Recreation Center 
21 00 Washington Ave. 
Miami Beach, FL 33139 
305-673-7764 
Playgrounds, Community Centers, 
Therapeutic Recreation & ADA Coordinator: 
Cindy Cassanova 

1. Recreational Community Center: Building: 
Current Program and Users 

The Recreation Center is utilized by many different groups and ages, from 
Preschoolers to Seniors. Their programming includes: 
- Dance classes - youth and adults 

(i.e .. jazz, ballet, hip hop, salsa, dance company) 
- Guild for the Blind - Social Club 
- Gymnastics classes - youth 
- Meetings - City Departments 
- Miami Beach High School - dances, 

award dinners 
- Performing Arts Summer Camp - ages 6 -16 
- Rentals 
- Sticky Fingers Art Class - preschool ages 
- Scholarships for Summer Camp 
- Toddlertime - parents and toddlers 
- Yoga - adults 

2. Recreational Community Center: Park Site: 
Utilized by all age groups. 

- City wide events - barbeques, musical 
entertainment 

- Rentals - used for picnics, barbeques 
and meal service 

- Summer camp activities -
(i.e .. water theme activities, arts and crafts, scavenger hunts) 

~ http:/ /web. miamibeachfl. gov/parksandrecreation 

45 



DRAFT 

09 I 05 I 08 
............ ~~ 

7.1 Project Concepts 

glavov!c studio inc. 
little stage theater complex 

basis of design report 

[II 7.2 A walk through the New Little Stage Theater Complex 

= 
7.3 Landscape Concept 

7.4 Engineering Concept 

~1 7.5 Precedents and History of Skateboarding 
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The concept revolves around the idea of layers: the layering of vistas, spaces 
and experiences. Throughout the park, the users' gaze is directed towards 
spaces where various activities will take place. As one moves through these 
spaces, one will experience a sequence of linked spaces - be it, spending a 
quiet afternoon in the park, watching a play or observing the urban acrobat­
ics of the skaters in the skate/cultural plaza. 

Furthermore, the programmatic development strategy for this project cen­
tered around connections and links, such as connections between youth 
programming and the existing historical context, or links between contem­
plative and active spaces. These apparently opposite conditions, such as 
landscape and urban, provide the genesis for the integration of the archi­
tecture and the landscape. Ultimately this results in the connection of the 
history and the future of the ever evolving community that is Miami Beach . 

The image to the left represents a series of zones that describes the project 
spaces and major elements enabling the entire site to be occupied simul­
taneously and ensuring a highly active site. 

There are 12 different zones in the site that are all linked and experienced 
as an integrated site with native gardens, landscaped tropical courtyards 
and integrated pathways. For example, Zone 5 is the Central Plaza and 
the primary core of the site. Included in this space is an art water feature 
element, the entrance to the Carl Fisher Clubhouse, a visual connection to 
the Skate Plaza and the landscaped amphitheater lawn and canal walkway 
below, the expanded Parks and Rec Plaza and Cafe Pavilion and a fun 
interactive tropical plaza space. 
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As per programmatic requirements, Glavovic Studio is proposing two 
schemes for the design of the park. 
The two schemes differ in the incorporation of a strip of land to the south of 
the park and the integration of the Park & Rec. Building plaza. 
Scheme 1 proposes that approximately 25, OOOSF land be added to the 
contract boundary, most of which is the existing Parks & Rec. Building 
Courtyard. An important addition will be about 30' expansion of site in this 
area, which will significantly open up this view corridor and enable the site 
aperture to be more visible from east to west. 
Currently this area is part of the green area and is used for retention in the 
parking lot and will be redistributed and utilized it in a similar fashion. 
Once incorporated in the site plan, the Parks & Rec. Building Courtyard will 
be integrated into the design of the site plan. A new "Park Facility Pavilion" 
will be erected to house park support systems, such as mechanical, main­
tenance storage, park bathroom as well as a cafe to cater to the need of 
the park users. 
Scheme 2 proposes a smaller design within the contract boundaries. In this 
scheme the Cultural/Skate plaza is laid differently and located closer to the 
"Carl Fisher Clubhouse". Another difference is the location of the Park Bath­
rooms, which have been relocated into the "Little Stage Theater Pavilion". 
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basis of design ~~eport 

Entering the site through the north - east corner of the park, one will be 
greeted by a light beacon mirrored on the "West Entrance Plaza" as well 
as rotating public art pieces. A beautiful view of a Bosque of Dahoon Holly 
trees at this entrance frames the view of the Little Stage Theater. This 
part of the site will provide a point of access opening up divergent paths 
directed toward the simultaneous staging of various activities and events, 
one path leading down to the "Canal Promenade", the other to the "Theater 
Plaza". Gentle ADA accessible slopes frame the views. 

The "Theater Plaza" mixes some of the original elements of the existing 
mandala, Lighted benches will provide seating area for people to enjoy the 
new major green space that provides both acoustic separation and shade 
on Washington Ave. This space provides a drop-off area and a place to sit 
and rest for a moment in the urban landscape, with an entrance into a busy 
active park beyond. It also frames the Complex entrance on the south side 
of the east entrance and a clear view of the Carl Fisher Clubhouse, the Am­
phitheater and Skate Plaza Iconic Lighting elements and Shade Structure, 
beckoning users into the park, highlighted by the new Theater Pavilion, 
framing the entrance and providing a sense of anticipation and a Light 
Beacon throughout the pathway at night. 
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little stage theater complex 
basis of design report 

Additionally, the southern side of the plaza will act as an ad-hoc auditorium for the open air plays 
performed in the new "Little Stage Theater Pavilion". The trees of the plaza will buffer the sound of 
the street and provide and edge for the open air theater. 
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little stage theater complex 
basis of design report 

The "Little Stage Theater Pavilion" will act as a multipurpose space. This 
pavilion will provide supporting dressing rooms and storage for the electri­
cal room for the Little Stage Theater renovation, while also opening up and 
converting into an outdoor theater or casual park shade space. At night it 
will transform into a light box, advertising the presence of the park and the 
vibrancy of the site as a whole. The Little Stage Theater will become an 
important urban building along Washington Ave and the pavilion its globe. 

Careful attention has been paid to minimize its connection to the "Little 
Stage" - the connection itself will consist only of a floor plane and green 
roof discretely attached to the SE corner of the existing Theater building. 
Its' building envelope is composed of sliding perforated steel and glass 
panels, which when opened will efface its volume and provide an aperture 
to the "Little Stage". Directing the gaze of visitors toward the Carl Fisher 
Clubhouse and active plazas in the center of the park. This relatively simple 
building encompasses dressing rooms for the "Little Stage" and, depending 
on the site plan scheme, the public bathrooms for the park. 

Back-lit at night, the wall surface of the pavilion will present an abstraction 
of the existing historic building, and will act as a beacon to the south-east 
entrance to the site. Its orientation will frame the view of passerby, directing 
their eyes to the center of the park, toward the large specimen tree in the 
"Amphitheater Lawn". 
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little stage theater complex 

basis of design report 

The significant historic building that you will view through the trees on the 
western edge of the plaza space, is the "Little Stage Theater", which will 
be restored. We proposed that the exterior, roof and walls, will be brought 
back to their original state, and the windows be replaced and brought up 
to code. Although the use will not be altered, the interior of the theater will 
be reconfigured to better serve the current programmatic needs of the new 
users. 

The proposal recommends to provide 80 raked seats. The new interior 
will consist of a combination of exposed original plaster walls and partially 
exposed existing wood beams with sorne drywall ceiling and sorne the 
addition of new wood paneling. Wall treatments will include restoring the 
plaster where necessary, sliding acoustic surfaces in front of the windows 
for light and acoustic control. The bathrooms will be located on the north 
side, and the stage on the south, where supporVchanging rooms will be 
provided in the "Little Stage Theater Pavilion". Appropriate ADA compliance, 
life safety and Code Compliance will be achieved and recommended in the 
next phase. See additional drawings/ 
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little stage theater complex 
basis of design report 

After exiting the "Little Stage Theater" after a performance, one could be 
treated to a reception in the historic "Carl Fisher Clubhouse". A new canopy 
links the Little Stage Theater and the Carl Fisher Clubhouse, providing a 
shaded and dry place to gather under, purchase tickets and also, reorient 
ones view as you contemplate the moment and look to the north in the 
landscaped space towards the canal. 
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little stage theater complex 

basis of design report 

Future improvements will include restoring the main room to its former 
glory. The exposed Dade Pine wood floor and plastered ceiling will be 
refinished and the clearstory windows will be redesigned to prevent leaks. 
Careful attention will be paid to highlighting the feature of the space with 
directional lighting. The front porch will be rehabilitated so that its windows 
will match in appearance the original screened opening while preserving its 
usability as an air conditioned space. The floor will be refinished to match 
that of the great room. New coffer ceilings will be arranged to line up with 
ribs of the vaulted ceiling of the great room. This will allow for the conceal­
ment of the mechanical sub systems and the creation of softly lit spaces, 
visually contiguous through the building with the new rear pagoda, connect­
ing the rooms to the exterior space of the "Clubhouse Terrace". 
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basis of design report 

Exiting the "Carl Fisher Clubhouse" through the front logia, one will enter the 
"Central Plaza", which will act as a transitional space between active and 
passive space. Catering to both, the plaza will provide for a contemplative 
space where people can gather for lunch or sit on the individual lawns and 
active spaces during various programmatic events such as music festivals, 
etc. The plaza ties together all the 5 buildings and a sloped "Amphitheater 
Lawn". 

Glavovic Studio is presenting two site plan options to resolves these issues. 
Scheme 1 is a proposal to include the existing Park and Rec. building 
courtyard as part of the "Central Plaza". This would activate the courtyard 
by removing the fence and tying the ground plan to the rest of the plaza. 
The new courtyard will be surrounded by the existing Park and Rec. building 
and the new "Cafe and Park Facilities Pavilion". 

Scheme 2 consists of incorporating the existing southern boundary edge 
but covering the existing fence with a "green wall". The square footage 
differences are provided in detail on the drawings in the Appendix. 

In both schemes, the plaza itself will consist of a large open space punctu­
ated by clusters of hurricane palms, three dimensional landscape elements, 
light poles and a fountain. Its design will incorporate the grid generated 
by the orientation of the historical buildings, while stone inlays will follow a 
more playful and organic pattern integrating with the rest of the site. The 
plaza is primarily an active space at the intersection of three buildings, the 
Parks and Rec buildling, Carl Fisher Clubhouse and the Parks and Rec 
Cafe. As one enters from the east, the view will be towards a large tree and 
Skate Plaza Shade canopy and at night, the iconic light beacons, beyond 
a central plaza fountain providing a visual link from the street to the center 
of the site. 
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g!avovic studio !nc. 
little stage theater complex 

basis of design report 

Activating the new expanded main plaza of Scheme 1, the "Cafe and Park 
Facilities Pavilion" will provide supporting spaces such as an AC chiller room 
for the Carl Fisher Clubhouse, public bathrooms and storage room as well 
as a new cafe. 

The cafe will act as a destination point for park users as well as office work­
ers wanting to grab a quick bite for lunch. This will be an important income 
opportunity for the project. 

With its exterior custom concrete block construction, the pavilion will "grow 
out of" the wall bordering the southern edge of the skate plaza. This custom 
concrete block will function both as a solid wall or bris-du-soleil depending 
on the required circumstance. The hollow core within the blocks will allow 
the green wall and roof vegetation to grow through and on it. Furthermore, 
this block unit will serve as bench seating scattered throughout the park as 
well as the basis for the way finding system. This building is a fence building 
ensuring an acoustic and visual barrier from the Convention Center parking 
area which has a significant negative impact on the Central Plaza and Carl 
Fisher Clubhouse space. 
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basis of design report 

Located to the north of the "Cafe and Park Facilities Pavilion", the "Amphi­
theater Lawn" is a focal point and provides significant green space. It is 
elevated 3'-6". Situated under a large tree, it will be visible from the Wash­
ington Avenue, inviting passersby to enter the park. The lawn could be used 
as an amphitheater to an impromptu plays or music performances in plaza 
or a place to enjoy a picnic during a weekend afternoon. 

Between the "Amphitheater Lawn" and "and the "Carl Fisher Clubhouse", a 
path leads down to the "Carl Fisher Clubhouse Plaza", which will act as a 
shaded gathering space. Surrounded by a sloped lawn and providing op­
portunities for resting or viewing, the plaza consists of rough textures and 
trees meant to slow down passing cyclists. Located at a lower elevation 
than the surrounding buildings, this plaza gives prominence to the historical 
structures on the site. 

To the south from the "Carl Fisher Clubhouse Plaza", one will be able to 
observe the activities taking place in the "Cultural/Skate Plaza". 

~o(QJ 
7.2 

2 1 0 o. w.as h i n g t 0 n 
miami beach, fl 

..::::~::-



a walk through the new little Stage Theater Complex 

··,.,:•' 

·· . ...,./ 

·::·::::·: 

·.:.····' 

~~~~-, 

~ D~ QA~T ~ ~ ' ~ ~ (!, ~ t:: 
~ ~ 
~ 09 I 05 I 08 ~ 
[:}._~~ 

r-.::.....,.VOV'"' ,..,.,'-, ~Mi,.... ;"'"""'C !::j:~Ci ~'""--' ~~L!'U:iU ~~ ~ . 

little stage theater complex 
basis of design report 

The "Cultural/Skate Plaza" is intended as a family space. Multipurpose in 
nature, this plaza can act as both a skate plaza as well as an outdoor per­
formance space. During interviews with skaters, it was discussed that family 
members enjoyed viewing the performance aspect of the skate boarder. 

Steps have been arranged to provide jumps for skaters as well as seating 
for performances. Various colored surfaces will denote zones for the skat­
ers, while drainage areas covered in distinguishing materials will impede 
skaters from crossing paths with the promenade users. 

Two differing site plan schemes have been provided depending on the ap­
propriation of a strip of land on the southern edge of the site. While the extra 
land provides for further distancing between the plaza and the Carl Fisher 
clubhouse, the ninety feet distance also changes the skate area and the 
landscape proposed. The upper image in this page indicate Scheme One, 
indicate access from the south, with a path leading from the west, leading 
past the skate plaza past the Amphitheater up to the Central Plaza. In this 
image, the shade element is not indicated. In the image below, the shaded 
element, in Scheme One is indicated in perspective from from the West, 
looking east along the canal promenade and toweards the skate area. 

The plaza will be shaded by tensile structures supported by lighting ele­
ments whose sculptural shape will reinforce the sites' link to the arts. Care­
ful attention has been given to ensure that this part of the site receives a 
high level of light at night to promote safety of operation and use. Material 
changes in the surfac13s have also been carefully considered. 
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little stage theater complex 
basis of design report 

The upper image indicates a view of the Skate Plaza from the East, ap­
proaching along the canal, demonstrating the concept of the modular wall 
as an impediment to skate boarding and the textured surfaces, along with 
the shade structure elements. 

The image below is a view of Scheme Two, indicating a more open skate 
boarding environment. 
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little stage theater complex 
basis of design report 

The "Cultural/Skate Plaza" and the "Carl Fisher Clubhouse Plaza" will act 
as a central node along the "Canal Promenade" linking the eastern and 
western portion of the site, reestablishing the dominance of the "Carl Fisher 
Clubhouse". Activated by the traffic of the bike path which will be di­
verted on to the site, the promenade will also be enjoyed by people strolling 
through the native garden on their way to the performances in the skate/ 
cultural plaza. 

& r''IA!\AP"Et~rw '-,x,.w ,\j; t··\tv\lt.'h .. t·'~"""'l :s 

CONCEPTS + GOALS 
NEW LITTLE 

STAGE THEATER COMPLEX 

61 



ENVIRONMENTAL 
GARDEN PROMENADE 

7.2 

~ 
~ f"RAFT ~ 

l£~~sj 
a!avovic studio lnc. __, 

little stage theater complex 
basis of design report 

The Canal Promenade has been carefully delineated in section to slope 
towards the canal seawall as another parallel pathway leads up to the build­
ings and creates a series of unique spatial environments. 

Following the "Canal Promenade" westward, one will enter the "Environ­
mental Garden" displaying samples of the local flora and providing for edu­
cational opportunities. At night the landscape will be lighted, providing for 
a sense of wonder while maintaining safety. This location will also provide 
opportunity for cross programming with the adjacent botanical garden. 
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little stage theater complex 
basis of design report 

It was identified in the Feasibility Study that the West entrance was signifi­
cant and under identifiable. 

Through the "environmental Garden" and onward to the western edge of 
the park, one will enter the "West Entrance Plaza" via a significant art ele­
ment beacon and landscaped green element that unifies aspects of the 
east entrance providing visual continuity for the site. The plaza is composed 
of pavers and grass with lighted benches and soft bamboo which will pro­
vide for a quiet contemplative space, with intriguing and well lit art elements 
drawing visitors into the site. 

A light beacon [mirrored on the eastern entrance] to the site will greet park 
users while advertising the site's presence on Convention Drive. The plaza 
will act as very significant connection to the Miami Botanical Gardens, Halo­
cast Memorial, the Convention Center and Parking and the bike path. 
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g!avovic studio inc" 
little stage theater complex 

basis of design report 

The materials have been carefully selected to ensure historic and 
contemporary compatability, along with local sustainability. They 
include recylced decking materials, clay tiles and cement tiles, 
cement and terrazzo flooring materials, concrete and stone exte­
rior pavers, crushed shells and glass and metal panels. An inte­
grated color pallet to ensure sensitivity to the Historic Structures 
and a unifying palette will be recommended. 
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basis of design report 

The difficult shape and constrained area of this site with the variety of users 
(i.e.: skaters, bicycles, pedestrians, community center users, etc.) and pro­
gramming opportunities creates a fairly complex site design. In response 
the landscape requires a simple palette to enhance and define and not 
overwhelm the spaces. 

The landscape palette will be composed of native material and incorporate 
sustainable and best management practices. It is the intent to develop the 
required retention areas into a rain harvesting system that will be used for 
irrigation purposes. Planting areas and surface drains will gather the water 
and deliver to the south patio which will be able to accommodate an un­
derground cistern that can be used for water storage. All water features will 
use recirculating or "closed" systems. 

The East Entrance to the site represents the threshold to the Theater and 
Cultural Plaza. The siting of a Bosque of Dahoon Holly Trees at this en­
trance is the first sign that this threshold is not a space merely to pass 
through. These Small/medium evergreen trees, densely planted on a grid 
create the canopy or ceiling for this outdoor room. Benches and an inviting 
stone and grass mosaic floor further enhance this social gathering space. 
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little stage theater complex 
basis of design report 

The South Patio area is paved to allow maximum flexibility for programming 
of events in this community space. Rectangular plantings of low accent 
ground covers and textures help to visually break up the paving areas and 
act as collection areas for the rain harvesting in the largely paved area. 

In Scheme One a Greenscape or Greenwall component is used to screen 
the maintenance building in this area. 

The north patio area is more private and can serve a variety of post and pre 
function activities for the Little Stage Theater. Crushed shell or limestone 
fines are proposed as a paving material to discourage skaters in this area. 
Small Flowering trees will help to separate this area from the bike/pedes­
trian path below. 

The connection between the two 
spaces must be both physical and visual. We are proposing a promenade 
of large scale fiberglass or plastic pots to further define this connection. 
Consider internal lighting of these site elements to add to their sculptural 
quality. 
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little stage theater complex 
basis of design report 

In the areas around the skate zone and between the north patio and bike/ 
pedestrian path there are some significant grade level changes. In addition 
there is a need to provide a visual and acoustical screen from the south/ 
convention center. It is proposed to develop a wall system that incorporates 
planting to soften and enhance this functional element 

The linear portion of the site that connects to the western entrance will 
be landscaped with a series of environmental gardens, incorporating the 
existing trees along with ornamental grasses and native shrubs & ground­
covers. 
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NADIR RECESSED 
FLOOR LIGHTING - ULT 
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Early on in the design process, it was decided that the entire site should 
have a minimum lighting level of 2candle/foot throughout the park with 
an additional level of 4 candle/foot in the high activity zone such as the 
"Skate/Cultural Plaza". This high level of illumination will ensure safety as 
well as highlighting the activities taking place in the park. 

Iconic lighting fixtures have been placed throughout the park, from the 
LLUM-1 fixture in the skate plaza to The light Columns in the central plaza, 
with the intent to create a sense of place at night, beckoning passerby to 
enter the site. 

Glavovic Studio is recommending that the City obtain the services of a 
Lighting Designer/Consultant for the site and Theater in the next phase. 
Due to the size of the project, the historical context and the quality of the 
spaces, lighting will play a major role in the definition of the spaces. A light­
ing consultant will provide the required expertise regarding lighting quality, 
best maintenance practice and environmental concerns. 

The following lighting is a recommendation of types of lighting options and 
fixtures that have been suggested as concepts in this phase. 

~01 ~' ~::Jf}\ c: ~-~~·~ 
CONCEPTS + GOALS 
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Civil Engineer Design Summary: 
CPN:07073 

The subject property is a total of 135,000 sq. ft. and will encompass a skate plaza, bike­
path, clubhouse, theater, pavilions and various open areas. Site work for the two 
schemes proposed for the park includes providing utility systems for the restroom 
facilities at the new theater and park pavilions, site grading for the plaza areas and 
walks, and adequate drainage facilities for stormwater management. 

Domestic Water and Sanitary Sewer Service: 
Domestic water service for the existing buildings is supplied by a 2-inch service line 
extending from the east side of the property into the center of the site. The 2 -inch water 
service connects to a 6-inch water main located on Washington Avenue. A 6-inch line 
conveys sewage flow from the site to a sanitary sewer main located along 21st Street, 
and is connected to the clubhouse and theater facilities by existing 2-inch and 4-inch 
sanitary laterals. The new theater pavilion will be serviced by the present domestic 
water and sanitary service lines, which will be rerouted to accommodate the proposed 
pavilion location. Services to the new park facilities pavilion will also be provided by con­
necting to the existing service lines. located during the construction phase. 

Site Drainage: 
The park will need to be brought into compliance with current water management 
standards and regulations. Stormwater runoff from the property presently discharges 
directly into the Collins Canal, located along the north property line of the site. Site 
drainage and grading needs to be designed to provide complete on-site stormwater 
retention. To collect site runoff, a system of catch basins and French drains will also 
utilize installed throughout the site, along with the placement of trench drains along the 
seawall. Many of the structures will be placed in pervious areas, with site grades 
directing the rainwater runoff directly to vegetation. Several areas of the park will also 
utilize crushed shell paving. This and other alternative surfaces will help to reduce 
storrnwater flows and promote on-site infiltration in addition to the underground storage 
systems to be provided. 

Methods during construction will incorporate strategies including silt fencing and 
sediment barriers to prevent pollution discharges, erosion, and to control sedimentation 
during land development activities. 
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Additional Site Improvements: 
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The existing seawall delineating the north boundary of the site stretches approximately 
1,1 00 ft. While improvements to the north seawall of the Collins Canal are presently in 
the planning stage, the portion of the south seawall running along the site is in varying 
states of disrepair. Of primary concern is the future structural integrity of the 
deteriorating seawall, as well as wall stability during construction of the proposed skate 
plaza. The site seawall will need to be repaired as part of the scope of work of the 
project. Portions of the seawall also need to be raised to provide adequate site grades 
for the walks and site features proposed for the park. 

Fire protection for the existing and proposed buildings on the property will require 
tapping into the existing 6-inch water main located on Washington Avenue. Fire 
hydrants will also need to be provided on the site according to the National Fire Protection 
Association {NFPA} and/or local standards. 

For the purposes of irrigation, an optional cistern can be provided on site to store rain 
water. The tank will be located underground and will collect roof runoff from the 
Clubhouse building via an outlet pipe connected to the cistern. This water can then be 
pumped to the irrigation system as a supplemental water source during dry periods, 
helping to reduce municipal water consumption and increase the sustainability of the 
drinking water supply. The rainwater harvesting system also allows many nutrients and 
other pollutants from the stormwater runoff to be captured, preventing them from 
contaminating the adjacent Collins Canal. These same nutrients captured by the 
system, when used for irrigation, encourage plant growth. 

~------~---~------------~-
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Mechanical Engineer Design Summary: 
CPN:07073 

The project is composed of two separate schemes for the 135,000 park. Both 
schemes utilizes the existing Carl Fisher Clubhouse and Little Stage Theater with 
one adding a back of house green room for the theater and a utility building. 

HVAC: 
The site lends itself to an air-cooled chiller water system. To maintain quiet theater 
compressors, other equipment should be kept as far away as possible. This is 
accomplished with the chilled water system. Other advantages are better humid­
ity control, use of diversity and more flexible equipment. Chilled water would be 
distributed by underground pre-insulated pipes to each building. 

Air handling units in the building would be either central station style over 2,000 
CFM or fan coil units under 2, 000 CFM. Controls would be local control only with 
the ability at a later date to be linked for a more formed energy management 
system. 

Ventilation: 
The new concession area may require a hood depending on the final design if 

.;;·:·:~ .. 

'"····· 

there is a warming area a Class II hood will be required. If food is cooked than a ·'"' 
Class I hood will be needed. Non-air conditioned areas will have powered (i.e., 
fan) ventilation. 
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Skateboarding is a recreational activity, a job, or a method of transpor­
tation 1 . Skateboarding has been shaped and influenced by many skate­
boarders throughout the years. A 2002 report by American Sports Data 
found that there were 18.5 million skateboarders in the world. Eighty-five 
percent of skateboarders polled who had used a board in the last year were 
under the age of 18, and 7 4 percent were male 2. 

The First Skateboard: 
Skateboarding probably started in the 1950s or 1960s, when surfers in 
California got the idea of trying to surf the streets. [citation needed] No 
one really knows who made the first board -- instead, it seems that sev­
eral people came up with similar ideas at the same time. Several people 
have claimed to have invented the skateboard first, but nothing can be 
proved, and skateboarding remains a strange spontaneous creation. These 
first skateboarders started with wooden boxes or boards with roller skate 
wheels slapped on the bottom. In 1976, skateboarding was transformed 
by the invention of the first modern skateboarding trick by Alan "Ollie" Gel­
fand, the ollie. 

Culture: 
The image of the skateboarder as a rebellious, non-conforming youth has 
faded in recent years. The rift between the old image of skateboarding and 
a newer one is quite visible: Films such as Dishdogz and Lords Of Dog­
town, have helped improve the reputation of skateboarding youth, depicting 
individuals of this subculture as having a positive outlook on life, prone to 
poking harmless fun at each other, and engaging in healthy sportsman's 
competition. Group spirit is supposed to heavily influence the members of 
this community. In presentations of this sort, showcasing of criminal tenden­
cies is absent, and no attempt is made to tie extreme sports to any kind of 
illegal activity. 

1. A Ocean Howell, Topic Magazine. "Extreme Market Research". Retrieved on 
2006-12-13. 
2. A John Fetto. "Your Questions Answered - statistics about skateboarders". Re-

'A 'f\ ~ \j·ee rt . .r""<' < rlk/;;,J\1 1. n &.:l\~,)"1 

73 



rru~ -~~~-~ 

~ DRAFT I 
I 09 I 9,~,L?!l 

giavovic studio lnc. 
little stage theater complex 

basis of design report 

8.1 Design Services Phase 

8.2 Bidding and Award Phase 

8.3 Construction Phase 
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Following approval of the design from the Commission, the following steps 
will be taken to complete this project: 

8.1 Design Services Phase: 
During this phase, the consultants will perform a survey of the existing con­
ditions, proceed to draw a set of construction documents for the project, 
review the constructability of the project with jurisdictional review agencies 
and proceed with acquiring updated cost opinion. 

At this point in the process a Community Design review meeting will be held 
to gather the opinion of the citizens of Miami Beach. 
Following input from the community, the construction documents will be 
revised and submitted for permitting. 

This phase will last approximately 200 days. 

8.2 Bidding and Award Phase: 
Simultaneously with the design Service Phase, the city will proceed with 
bidding and awarding the project. 
This phase will last approximately 43 days. 

8.3 Construction Phase: 
Construction will start subsequently to the Design Service Phase. Construc­
tion is expected to last approximately 12 months. 
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Budget Level Cost Estimate 

Recommended Services 

9.2.1 Lighting Consultant 

9.2.2 Theater Consultant 

9.2.3 Way Finding System 

9.2.4 LEED consultant 

9.2.5 Seawall 
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BOYKEN 
INTERNATIONAL 

,~~- Description I Scheme 1 I Scheme 2 I 
A. Park & Recreation Pavilion (1,072 SF) 392,556 - N.I.C 

B. Carl Fisher Clubhouse (2,201 SF) 802,022 (2,201 SF) 802,022 

C. Little Stage Theater (2,131 SF) 565,169 (2,131 SF) 565,169 

D. Theater Pavilion (1,090 SF) 459,396 (1,320 SF) 638,415 

E. Shade Structure (2,100 SF) 130,585 (2,100 SF) 130,585 

F. Site Improvements 3,654,347 3,423,807 

TOTALS (8,594 SF) 6,004,075 (7,752 SF) 5,559,998 
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(])~e,Jz!.~.ting Plan Scheme1 
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2100 washington 
miami beach, II 

1 CARL FISHER ClUBHOUSE 

2 LilTLE STAGE THEATER 

@ THEATER PAVIUON 

4 EAST PlAZA 

5 MAIN PLAZA 

6 PARK FAOUTIES PAVIUON 
. 

7 CULTURAL SKATE PlAZA 

8 WEST ENTRANCE 
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LEGEND 
UGHT FIXTURE 

UPUGKT FOR TREE • TYPE 8 ~MONACO 2002 BY LUMIERE OR 
EQUIVALENT ~QUANlTTYiBD 

UPLJGHT. TYPE 11 -NADIR RECESSED FLOOR LUMINAIRE BY 
ERCO 

LLMu-1 BY SCOFET 

UPUGHTS FOR SMALL SPECIMEN TREES -CCAMBRlA 201 BY 
LUMIERE ·TREES IN HARDC8APE AND IN SOFTSCAPE 

STEPLIGKTS • TYPE 5 ·(AXIS WALKLIGHTBYERCO) 
ANOINSTALLED IN BUilDING BASE AS SHOWN 

POLE UGHTS ·TYPE 10 • (L.ECOUR D68 POLE UGHT) 
GMT (GROUND MOUNTED)· QUANlTIYlBD 

POI..E LIGHTS -TYPE 3- (LECOUR D68 POLE LIGKT} 
WITH POLE WPM • QUANTtTY TBD ALONG BOARDWALK 

BOLlARD • TYPE 1 ( LECOUR 068 BOLLARD) 

UNDERWATERUGHTS-TYPE9 • A1l.ANTISBYLUMIERE 

IN GROUND FLOODUGHT AROUND BUILDINGS • TYPE oi • (TESIS 
BY ERCO) • OUANTlTY 180 

UNDER BENCH UGHTING SIMILAR TO ARTS PARK 

DOWNUGHT IN AWNING. TYPE 1 (LECCOR. CEIUNG MOUNTED BY 
VISIO) OR TYPE 6 (LC DIRECTIONAL BY LUMIERE) SPACING TBD 

{32) 12 ' LED- MIN. MAINTENANCE REQUIRED 

GM7 • LECCOR COLLECTION POLE MOUNTED • 

WAL!f!NAYUGHTSTYPESIMILARTO ARTS PARK 

1 CARL FISHER Q.UBHOUSE 

10 LITTlE STAGE THEATER 

@ THEATER PAVIUON 

4 EAST PlAZA 

5 MAIN PlAZA 

6 CULTURAL SKATE PlAZA 

10 WEST ENTRANCE 
--- -- --

·~<·.l\ft,~AlV\IBEACH 
COST CONSIDERATION 

RECOMMENDED SERVICES 
···. Lighting Consultant 

Ughting Plan Scheme 2 
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9.2.2 Theater Consultant: 
Due to the programmatic requirement for the design of a theater. we rec­

ommend the hiring of a theater consultant to resolve issues related to this 
field such as theater lighting design, auditorium acoustic speciality layout 
and support spaces layout. 

9.2.3 lEED Consultant: 
Although not required through the main contract, Glavovic Studio is recom­
mending the inclusion of a LEED consultant. Glavovic Studio believes that 
sustainability and minimal impact on the environment are qualities that are 
integral to the success of this project. 

9.2.4 Wavfinding System: 
In order to promote the project, we believe that a way finding system 

should be incorporated as part of the project. Such a system will explain the 
historical context of the site, describe the flora and fauna in the native gar­
dens, make historical connections to the rest of the city and provide space 
for directional and descriptive signs creating a sense of place through a 
contiguous signage package. This signage package should also tie into the 
development of an iconic emblem for the site. 
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DeRose Design Consultants, Incorporated 
STRUCTURAL • CIVIL • LAND PLANNING • ENVIRONMENTAL • ELECTRICAL • MECHANICAL 

0 470 South Andrews Ave. • Suite 206 0 8620 N.E. 2nd Ave. • Suite 203 
Pompano Beach, FL 33068 Miami Shores, FL 33136 

854-842-7703 • Fax 854-842-7833 305-248-3674 • Fax: 305-249-3410 
Website: http: //www.deroseconsultants.com ' 

October 19, 2007 

Ms. Margi Nothard 
Glavovic Studio 
724 NE 3"' Avenue 
Ft. Lauderdale, FL 33304 

RE: Little Stage Theater 
OPN: 07073 

Dear Ms. Nothard: 

Our field inspections of the subject site together with discussions on the program 
indicate that we will be providing substantial hardscape and landscape along the border 
to the existing Dade Canal. 

The proposals that are likely to result from this program includes such things as 
extended patios to the north of the multipurpose building and some screen or decorative 
walls in order to create grade separations from the very low point of the seawall cap to 
the much higher locations near the building floor elevations. There are many transitional 
areas along the linear Park as well. In addition, there may be embellishment relying 
upon new landscaping. 

During our field visit it was evident that the seawall for the Dade Canal was substantially 
corroded and decaying. There were areas of sinkholes due to undem1ining below the 
seawall which drains the upland soil. The seawall was also out of line and plumb in 
many locations and tilting in some spots. When one considers the program and related 
proposed construction it is evident that the existing condition of the seawall is 
unacceptable. We will be risking damage to Park improvements or the reconstruction of 
Park improvements as a result of future seawall construction. Therefore, I write this 
letter to you to emphasis that the existing seawall along the Dade Canal must be 
considered for reconstruction either within our project or prior to construction of the 
improvements proposed for our project. Further, it is probable that the seawall should 
be included in our project as the coordination of upland hardscape to seawall dead man 
anchors is most efficiently done in a single project effort. 
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9.2.5 Seawall Design: 
Unfortunately the seawall's current deteriorated state will be a major im­
pediment to the redevelopment of the site, as no work can be performed 
adjacent to the edge of the seawall. We highly recommend an integrated 
renovation of the seawall that incorporates a sustainable approach that 
includes these Master Plan design concepts. 
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19 October 2007 

Nury Menicucci 
Capital Projects Coordinator 
Capital Improvements Projects Office 
City of Miami Beach 
1700 Convention Center Drive 
Miami Beach, FL 33139 

Re: Little Stage Theater Complex: Dade Canal Seawall 

Dear Ms. Menicucci 

margi nothard 
margi@glavovicstudio.com 

Please find attached here a letter from Mr. Larry De Rose, Structural Engineer and 
Consultant to Glavovic Studio Inc. for this project regarding a recommendation on the south 
seawall for the Dade Canal. I would like to reiterate our concern, that whilst we are in the 
beginning of our conceptualization of the Master Plan, the full extent of the site, up to the 
canal site should be considered as part of this project. As you know, the site is extremely 
restricted in width. 

It is important on this very restricted site to utilize as much of the site as possible to solve the 
difficult site adjacencies. One of our inventive design solutions in the Feasibility Phase, was 
to extend the interior programming of the Clubhouse in the form of a terrace to the south, 
whilst sloping the site alongside the canal to preserve the east west axis continuous for 
pedestrians, bikers and the general site users. This solution has been unanimously supported 
as a plausible solution and requires us to further explore it in this next phase. 

It would be appropriate at this time to also look at the seawall whilst this area is under design 
consideration and then under construction, in order to best integrate it into this scheme. This 
is design appropriate and time and cost beneficial. Also, given the slopes and necessary 
programming, it is important not to restrict this to any predetermined dimension, as we need 
maximum flexibility at this time to be able to appropriately develop the best solutions for this 
area and to best integrate the site conditions successfully for the multiple users on wheels 
and on foot. 

This area is one example of an area of restriction. As the site moves towards the west, it 
becomes extremely narrow. An area of concern for some folks previously interviewed is the 
proximity of the skate plaza to the Clubhouse. It is the intention of the design of the project to 
keep the skate plaza area as far to the west as is feasible to minimize the potential for 
competing sounds from the programming in the plaza and the clubhouse. 
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Summary of basic Fees & Permits: 

Florida Dept. of Environmental Protection (DEP) 
Dept. of Environmental Resources Management (DERM) 
Army Corps of Engineers 
Historical Preservation Board (HPB) 
City Demolition Permit(s) 
City Building Permit(s) 
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I]] Appendix A Meeting Minutes 

Appendix B Park and Buildings Plans, Sections and Elevations 

Appendix C Environmental Feasibility Report 
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appendix A 

August 30, 2007 Meeting 

Project Name: Little Stage Theater Complex 
ence Room 
Project No. 0705 
August 30, 2007 
SubjecVPurpose: Kick-off Meeting: Little Stage Theater Project 

Name: Pascal Campi 
Title: Project Coordinator 

11 :00 am meeting started. 
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Location: CIP Confer- developed and also added that programming will continue in the planning phase to include new 
stakeholders as per the city's determination. 

Meeting Date: - MS stated that the clubhouse will be used for classes, theater and receptions. 
.- MN stated that the city will need to identify which entity will make programming deci-
sions. 

WC stated that since the structures were historic and that the floor plans could not be 
modified. 

MN discussed the process where the team will present the community with a design 
proposal during the Community Design Workshop 

WC stated that accessibility and life safety will be two major issues 
NM stated that each building should preserve its separate functions. 

NM introduced the project and Introductions were made by Miami Beach staff and 
consultants. 

MN stated that another significant issue will be bathrooms for the park. It was suggested 
that Parks and Recreation's Facility may be able to provide the restrooms for this use. 

NM provided the project's Notice to Proceed to Margi Nothard. EF stated that the band shell is currently being used as the refuse area for the two build-
NM stated that Glavovic Studio is to request existing documents from Public Works ings. 

through NM MN suggested that a utility/garbage area may be a necessity from the South side of the 
NM stated that she will act as point person for the city and that she would coordinate all convention center due to restricted site access. 

queries between staff and consultants unless it was more effective to work with staff directly. MS suggested that the convention center may be willing to provide refuse space, ai-
NM described the scope of the project to the attendants. though the existing refuse area is located on the south side of the convention center property. 
The terminology of the skate plaza was discussed. However, the convention center will not be willing to do anything that would lower the number of 
NM stated that a major portion of the project is historic. loading docks. 
WC stated that any renovation will not necessitate approval from HPB, on the other hand - NM stated that the consultant should discuss programming with Tourism and Cultural 

any site planning, addition or modifications will. Development office after the site meeting. 
RG stated that HPB should not have any opposition to the demolition of the band shell - MS stated that a drop off zone and limited parking would be desirable. 

since it was constructed in 1984, but it will still require approval from HPB since it will fall under site - Site aerials were provided and a discussion regarding drop off, loading and limited park-
planning. ing options were discussed. 

TG added that the Mandela was a recent addition dating from 1984. It was originally - EF stated that the linear skate plaza would create a great approach to the neighborinq 
designed as par t of the "Dancing under the stars" program for senior citizens. facilities. He also stated that any parking would be appreciated as well as a loading zone. 

NM reviewed the project phasing and indicated that the HPB approval will happen during - WC stated that since HPB will issue the demolition permission, the process could be 
Task 2 (Design Services.) complicated by community concerns. 

NM stated that the project budget had been estimated and partially funded. 
NM stated that the CM will be hired before the beginning of task 2. 
MN stated that the structural engineering budget will be unknown in Task01, an investiga­

tion will be conducted in Task01 and recommendations made to the city as part of the BOOR. Final 
budgets on the building renovations will be determined upon knowing some of these items. 

NM stated that the consultants should provide her with a list of drawings to be acquired 
from the city, such as construction documents. 

we inquired about the programming for the project. 
MN demonstrated the feasibility study to show that preliminary programming had been 
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August 30, 2007 Meeting 

CDC stated that a drop off area would be great for providing access to adjacent parks. 
The skate plaza program was discussed including the use of materials and connections across the site 

suggested in the Feasibility study. 
WC stated that one of the main challenges will be to connect the skate plaza to the high school. 
WC stated that the A/C in the clubhouse had been replaced two years ago, but some problems, such as 

leakages, have persisted. 
EF stated that the space will be used at night and that significant lighting will be important. 
LOR stated that he will need to spend some time within the buildings to consider its structural condition. 
LOR requested existing plans for adjacent structures frorn NM. 
TG stated that existing plans should be procured before site visit. 
MN stated that the next meeting time and location will be provided to all participants by e-mail. 
MN stated that if the seawall project is going ahead, it should be coordinated with the design of the Little 

Stage Theater project. 
NM will verify if public works has any information regarding the seawall. 
PSJ stated that she will bring survey and aerials of area from the Dade Blvd, Bike Trail project. 
Site Aerials from 1965, 1999 and others were provided by NM to Glavovic Studio. 

12:21 meeting adjourned. 

The above represents the writer's understanding of the discussions and a complete and accurate record of the 
decisions and agreements made. Amendments to this record shall be made in writing to the author within five (5) 
days. 
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September 10. 2007 Meeting 

glavovic studio inc. 
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basis of design report 

Project Name: Little Stage Theater Complex Location: Little Stage Theater this way to provide a sense of coolness at the top the space. 
West entrance ADA access was reviewed. Complex Site 

Project No. 
SubjecVPurpose: 

0705 Meeting Date: September 10, 2007 - Site opportunities for the location of the skate plaza and the desire to locate it as far west 
Site Reconnaissance: Little Stage Theater Project as possible were discussed, as well as the challenges of ADA and the existing slopes and issues of 

Name: Pascal Campi 
Title: Project Coordinato 

11 :20 am meeting started 

the sea wall and project budget. 
Also discussed was the possibility of moving the metal fence further south to provide for 

the possibility of additional space for the skating area and mitigating some of the concerns previ­
ously expressed during the Feasibility Phase of the project. All of this would be discussed 
further in a programming meeting with the City. Currently this area is being used as retention areas 
for the Convention Center Parking. 

Nury Menicucci stated that the Band shell is to be demolished and any equipment stored - The interior sloping floor in the clubhouse was reviewed and issues considered pertaining 
in the facility is to be relocated. Coordination with the applicable City Department(s) will be re- to raising slope versus affecting existing doors was discussed and the challenges of changing the 
qui red.. slope and maintaining the door heights and not affecting the integrity of the doors. 

Thais Vieira was introduced as the Construction manager with CIP. She will also be a - Larry DeRose indicated that he would have to perform some destructive inspections to 
contact person with Nury. She will get information for Glavovic Studio on the status of the seawall check that status of the floors and walls and Nury indicated that CIP would coordinate with the City 
project. Property Management Department to assist in repairing (as applicable). Margi requested coordi-

Larry DeRose expressed concern regarding developing the site along the seawall noting nation from Nury with this and also that Larry ensure no historical components are affected. Larry 
the existing conditions of the seawall and discussed the fact that the upgrades to the site will be DeRose also indicated that an access to a crawl space in the multipurpose building will have to be 
drawn into the canal and later site work will potentially destroy new work along the canal. The City provided for further structural inspections/evaluations. 
needs to look into the opportunity for coordinating the seawall improvements if possible. Roof AC was superficially reviewed and severe window damage looked at, as well as 
Larry indicated that the seawall could collapse if any improvements are made next to it without any damage to east and west gable walls. 
mitigation. A possibility is to enhance portions in front of areas improved in our current scope. Larry DeRose guessed and Thorn Grafton warranted that the roof windows were being 

Milton Kramer Indicated that all site electrical lighting will be new. damaged by the fact that the height of the ceiling had been raised to include insulation. This created 
Discussion and questions were raised regarding the status of the north bike park project. a poor flashing condition by the windows which led to the windows being damaged. Thorn indi-

Nury will clarify status of this project. cated that the roof windows could be replaced with smaller units to provide for proper flashing. 
Glavovic Studio is to send a copy of the Coastal Systems Inc. report letter to sub consul- - Thorn indicated that the clubhouse was originally use to sell real estate in Miami Beach 

tants from the feasibility report. and therefore was the incubus for Miami Beach. 
Larry and Margi discussed impact issues with regard to the doors and windows of the 

Clubhouse. Larry discussed options for adding additional exterior doors. Cost scenarios of shutters 
vs. impact were discussed and these considerations will be addressed in the BOOR. 

Thorn indicated that the club house porch is not an historical element. Originally the 
porch was screened in; the walls were added as part of the adaptive reuse process. 

Thorn stated that the clubhouse door will have to be custom build to match the appear­
ance of the original door and to meet today's code standards. 

Thorn stated that the Dormer louvers could be filled in from behind to meet today's code 
standard since the ventilation system is no longer in use as the building is air conditioned. 

Larry indicated the presence of numerous leaks in the roof while walking through the 
clubhouse. 

Thorn indicated that the ceiling color inside the clubhouse was not original; it was painted 
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September 10. 2007 Meeting 

Discussion about the need to provide a better entry sequence to celebrate the older 
building from the street and its importance ensued. Margi also pointed out some of the other 
challenges of the arrival sequence, the bus stop and the opposite street entrance, along with the 
considerations of the Parks and Recreation drop off. All will need to be coordinated in this entrance 
area. 

The Theater was explored and intense vermin smells noted, along with difficulty of ADA 
access, and limited programmed space. 

Discussion was had with Nury on a next site meeting with appropriate City staff who will 
be responsible for programming as key to long term success of buildings as an essential first step 
in project program. 

Thorn indicated that a lack of programming led the previous renovation to being unsuc­
cessful. Thorn also indicated that he thought that a way to make the new programming successful 
would be to include the programming of the adjacent park and recreation building. 

Margi requested that Milton take into account the electrical capacity of the theater re­
garding future uses and that the City will need to provide us with their anticipated uses for this 
requirement, including lighting. 

Thorn indicated that the S-tile roof on the theater does not have a good warranty and 
would probably require a complete overhaul. 

Margi indicated that an enhanced and architecturally significant fagade and entry to the 
theater would also help to emphasize the presence of the clubhouse. 

Thorn Grafton agreed and added that construction of the Park and Recreation building 
had really disregarded the approach to the Carl Fisher clubhouse. 

Larry indicated that renovating these two buildings will require a complete dress down to 
the shells and the addition of new systems. 

Discussion regarding the challenges of enhancing the arrival and providing parking were 
discussed. 

Larry indicated that the construction documents will have notes relating to the prediction 
made regarding the existing structure to enable the GC to budget the project properly. 

Next steps were discussed for a meeting with City staff on programming and sub consul-' 
tants to commence their respective tasks for analysis of the building and site. 

1 :1 0 pm meeting Adjourned 

The above represents the writer's understanding of the discussions and a complete and accurate 
record of the decisions and agreements made. Amendments to this record shall be made in writing 
to the author within five (5) days. 
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September 24, 2007 Meeting 

Project Name: Little Stage Theater Complex Location: CIP Conference Room grass. 
Project No. 0705 Meeting Date: September 24, 2007 - Margi requested a copy of the canal plan showing the canal elevation from Lisa. 
Subject/Purpose: Programming Meeting: Little Stage Theater Project 

2:00pm meeting started. 

Lisa stated that the seawall running by the site, north of the site will be a living seawall. 
Lisa stated that the bike path followed along the north shore of the canal, except by the 

'project site where it would run on the south shore, across the project's site. This was verified on 
the phone by the project manager for the Bike path project. 

Introductions were made by Miami Beach staff and consultants. Lisa stated that only the north shore of the canal seawall was being renovated because, 
Meeting started with Property Management representative, John Gresham and discus- the south shore was mostly privately owned. 

sion regarding electrical systems only. Margi inquired about the possibility of including the site's south bank seawall in the reno-
Margi Nothard requested that any pertinent information regarding the existing electrical vation project and Nury thought that this was an appropriate avenue of enquiry and stated that she 

system be provided plus a wish list from maintenance for future programming commensurate with would follow up on this requesting additional information from the coordinators of this project and 
the Cities expectations for capacity be provided to the consultant. This should consider both the Public Works. 
existing buildings future programming and site future programming including outdoor amphitheatre - Lisa expressed her concern that the consultants may be concerned that the project was 
use and film series. too far along to incorporate any revisions. 

Margi stated that any future programming should be taken into account as we develop - Margi inquired about the possibility of removing some of the non-native trees on the 
the program for the project, so that the infrastructure can be provided for or at least recommenda- north shore of the canal to provide view corridors to the site to help enable a greater level of visibility 
tions in the BOOR can be made. of the site from the north. 

Lisa replied that most of the trees were protected, but she also indicated that any trees 
Margi Nothard stated that the overall Master Planning goal of the project was to connect that might damage the seawall or that would be in the way of the bike path would be removed. 

the two buildings, the park and its entrances. She indicated that she would communicate this request. 
John from maintenance stated that he would provide Glavovic Studio with any pertinent - Lisa indicated that DERM will want the shores of the canal to stay as natural as possible. 

electrical data. John also indicated that Public Works was in charge of the park lighting and that the - Margi inquired about the possibility of creating a docking space for dingies on the south 
lighting was tied in with the street lighting. side. Lisa indicated that it would be acceptable. 

Nury stated that the current users of the Carl Fisher Clubhouse are the Jewish Community - Margi requested that Lisa provide Glavovic Studio with the minimum width and any other 
Center and the SOBE Music Group. relevant specification for the bike path. 

Margi reiterated the need for separate dressing rooms and bathroom in the theater. Margi 
also suggested that this need could be met with the addition of a separate structure to house the 
dressing rooms. This solution may prove more cost effective than trying to retrofit all the program­
ming in the theater building and space capacity will not be possible. 

Lisa Botero of Public Works joined the meeting and John left the meeting 

Lisa stated that the canal seawall project was about to start, the construction document 
were completed and they are waiting on DERM and the survey before bidding the job in October­
November. 

Lisa stated that the canal renovation project did not include the renovation of the south 
shore seawall by the project's site. 

Lisa stated the canal would not be dredged because it contained endangered turtle sea 

Lisa indicated that Glavovic Studio will be able to control the design of the bike path on 
the project's site. 

Margi indicated that the noise from the convention center's loading dock will limit some 
of the programming of the site. 

Margi indicated that the programming will be youth and destination oriented. Margi 
requested Lisa's input and ideas for programming. 
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glavovic studio inc. 
little stage theater complex 
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Lisa suggested that the program should include some educational signage regarding the perhaps the control booth and that he would like to raise the ceiling. 
canal's history and environmental make up and talked about the unique habitat of mangroves on - Eric indicated that new lighting will be required for the theater. 
the northern edge in this area. Margi indicated that the lighting will come out of the FFE budget (Furniture, Fixtures and 

Lisa indicated that the city ran a program titled the" Urban Resource Initiative". This pro- Equipment Budget) and the electrical and Mechanical budget will be a part of this phase. 
gram and the adjacent school's ecology club could use the site to learn about the canal. Margi asked about user groups. 

Margi stated that a goal of the project was to recognize the local qualities of the site and - Julio indicated that the drama club might use the space. 
introduce the youth to its resources, both culturally and environmentally. Eric indicated that he knew of some small troupes that could use the space. 

Lisa stated that the mangroves by the site were actually quite rare in South Beach. Ellen indicated that the drama camp could possibly use the space during the summer. 
Lisa indicated that she would provide all this information to Glavovic Studio on disk. Eric indicated that it was important to prevent exterior sound and light from penetrating 

· the theater. 
Additional City Staff Members arrived at this time. Eric indicated that programming will happen simultaneously in both buildings. 

Nury indicated that providing bathrooms for the site will be a challenge. Eric indicated that the theater could be used to get younger kids interested in the the-
Ellen Vargas stated that she had not provided programming for the site due to a lack of ater. 

parking and that previous attempt to use a shuttle system had failed. The Clubhouse: 
It was stated that the new parking being built across the convention center could be used - Margi Nothard requested that the stakeholders provide Glavovic Studio with a program-

for the site. ming wish list for the Clubhouse. 
Margi stated the primary purpose of this meeting was for Glavovic Studio was to listen - Ana-Cecilia Velasco stated that if the city owned the space, it would need to maintain it. 

to the wishes and requirements of the site's stakeholders with respect to the programming op- - Julio Magrisso indicated that they had not programmed the space because they had not 
portunities for both the buildings and the site/park. Margi also stated that this meeting should be been told that the space was theirs to use. 
considered in three sections: The Theater, The Clubhouse and The Park. Max Sklar stated the Parks & Recreation Dept. would have first priority for programming 
MK- access to parking to be defined on site plan followed by Tourism and Cultural Development and then third parties. 
MK - define level of illumination Julio indicated that he thought that 70% of the programming should be for multi-use. 
MK - lighting for path to match parking, 1 CPSF Lisa Jay requested double door storage (in general) for ease of access. 

PC to check bike path lighting requirement Margi requested clarification of types of storage, ranging from office paper storage to 
Min 1 cpsf should provide enough light for night cultural activity chair storage and asked if there was any storage in the Parks and Recreation building. 

MK - Should consider landscape in photometric. Eric indicated that no permanent offices will be required in either building. 
PC to remove ballard from grassy area Eric indicated that he expected to hold receptions for roughly 1 00 people. He also 
1 cpsf everywhere, 2cpsf on skate area indicated the clubhouse when used for receptions will be opened on the north side to expand the 
PC to check with planning regarding max 16' high lighting poles space, as per the Feasibility Study recommendations. He also indicated that the kitchen's electrical 
MK to figure min. lighting requirement for surveillance. system should be upgraded to provide the ability for a caterer to heat up some food. 
PC to redesign wall on slopped grass. It was discussed that the kitchen requirements will be as per the existing kitchen i.e. no 
PC and SL to update site lighting plan additional ovens and equipment will be required. 
PC to draw up reflected ceiling for pavilions. Eric indicated that some small event such as after play parties should accommodate 
PC to review lighting cut sheet about 80 people. 

Eric indicated that he thought that the storage of the flex seating might be an issue. 
Margi indicated that a small addition to the theater might be desirable; to accommodate 

necessary program spaces that otherwise might not fit within the existing building, such as the 
dressing rooms, which are currently occupying space in the Clubhouse. 

Eric indicated that he would like to see the space above the ceiling used for lights and 
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Eric indicated that all functions will be catered. 
Julio indicated that small size events would be held in the clubhouse instead of the 21st 

St Center. 
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Nury Menicucci will inquire about shared parking with the high school 
Margi reiterated that the stakeholders did not appear to envision any major changes from - Ellen Vargas stated that if services are duplicated, they will be unused. 

the current use of the site. Nury indicated that the city will control the use and the hours of operation for the skate 
Discussion ensued regarding the entry sequence of the site. plaza. 
Ellen indicated that parking in the loading area of the convention Center was dangerous - Margi Nothard stated that the contemplative quality of the park should be preserved. 

due to truck traffic. ~ Max Sklar agreed to the south edge of the grass area of the convention center as the 
Max indicated that the theater will be heavily used once restored. defined edge of the site, as per the aerial plan dated 02/27/07. [As long as the western edge is 
Margi discussed the importance of a proper entrance to the site. preserved as indicated by several trucks located in the aerial.] Max will walk the site with Margi.] 
Ellen indicated that the chess table was not used anymore. Margi recommended that site should provide some historical/environmental program-

Margi inquired about the possibility of enhancing the fenced in space in the back of the ming. 
park & recreations building and what the current programming was for this. Julio indicated that the city had a marine biology program. 

Julio indicated that the space was primarily used for picnics, outside camp, and to provide - Ellen indicated that the site should be a cultural site. 
access to the exterior bathroom. Julio also indicated that the 21st ST Center only has one bath- - Ellen indicated that the site must be secured due to the children oriented programming 
room inside the building. of the 21st St Center. 

Julio indicated that the area was fenced in to keep the children separated from the adults - Discussion ensued as to the nature of this and it was discussed that there would not be 
who used the park. a fence or gates around the site. 

Julio indicated that it was important to preserve this separation. Nury indicated that she could get the input of the police regarding the safety of the site. 
Margi enquired about the future possibility of providing shared bathrooms for the park - Margi indicated that an active program would help prevent the presence of vagrants. 

programming and upgraded bathrooms for the 21 str Center if possible, whilst preserving the sepa- - Eric agreed and indicated that the program will have to be activated right after the end 
ration of children and adults of construction. 

Margi indicated that it might be desirable to update the 21st St. Center outdoor facilities - Margi asked Michael Belush about the developing progress regarding this site and the 
for the long terrn development of the site issue that half of the site is historic. Michael Belush indicated that HPB will provide guidance for the 

Julio reiterated that this would not be acceptable to the Parks and Recreation depart- development of the site. 
ment. 

Margi discussed the significance of this courtyard space and the importance of connect­
ing it to the clubhouse visually, spatially and programmatically. 

Nury discussed the importance of all City departments working towards the same goals 
on the project and looking ahead to see what opportunities there may be. 

Further discussion ensued whereby consideration was given to the possibility that Public 
facilities may need to be provided for the park that could be shared by any outdoor activities, but 
that any children's activities in the Parks and Recreation Center should maintain separate and con­
trolled facilities at all times. 

rooms. 
Margi indicated that the current budget does not include the creation of new bath-

Max indicated that the main clubhouse roof had been refurbished recently. 
Ellen indicated that she would prefer large multipurpose rooms. 
Eric indicated that here is a large hole in the kitchen floor. This hole could be used for the 

engineer to explore the existing conditions. 
Ellen indicated that while the classroom is not in use they tend to be used for storage. 

The Park: 
Discussion regarding Park programming began. The notion of performance space and 

Michael indicated that Glavovic Studio should try to limit the impact of ADA improve-
ments. 

Margi indicated that a branding or identity should be created for the new project in order 
to help promote this as a new and exciting destination in amidst the various cultural venues the city 
has to offer. 
5:10pm meeting adjourned. 

The above represents the writer's understanding of the discussions and a complete and accurate 
record of the decisions and agreements made. Amendments to this record shall be made in writing 
to the author within five (5) days . 
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Dec 13. 2007 Meeting 

Meeting purpose: 
1) Review scope of work for the two schemes proposed by Glavovic Studio. 
2) Review relevant engineering issues, such as but not limited to: 

Civil issues: 
1) Grading issues (site issue) 
2) Water run off /storage (site issue) 
3) Seawall (site issue) 
4) Retention walls (site issue) 
5) Contact city to get utility location (site issue) 
6) Coordinate with Landscape architect. Follow up with phone conference. (site issue) 
Structural Issues: 
1) Retention walls (site issue) 
2) Stepped plazas (site issue) 
3) Structural inspection of existing building. 
4) New buildings on site. 
5) Dock (site issue) 

Mechanical issues: 
1) Status of current mechanical system (preserve/replace) 
2) New ale , with condensing unit placed on the ground, or on roof hidden from view 
3) Mechanical inspection of existing building 
4) New mechanical systems for new buildings. 
Electrical issues: 
1) Relocate electrical riser from clubhouse western wall 
2) Coordinate with lighting dynamic and glavovic studio for light fixture selection and loca­
tion 
3) Closing off services in outdoor stage 
4) Electrical inspection of existing building, provide lighting dynamic with summary of exist­
ing condition. (site issue) 
5) Provide site lighting feed, currently attached to street lighting. (site issue) 
6) New electrical systems for new buildings. 
Plumbing issues: 
1) Roof drainage issues 
2) Remove drinking fountain from eastern little theater wall 

3) 
4) 
5) 
6) 

RAFT gi§~9Y!~ §>!~9.i9. !Q.~ .. : 
little stage theater complex os;oe ................ '....~~ basis of design report 

Relocation of bathrooms in theater from south end to north end of building. 
Plumbing inspection of existing building 
New ADA bathroom in clubhouse. 
Providing plumbing to additional buildings. 

The above represents the writer's understanding of the discussions and a complete and accurate 
record of the decisions and agreements made. Amendments to this record shall be made in writing 
to the author within five (5) days. 

Dec 13, 2007 Meeting 
Meeting purpose: 
1 ) Review scope of work for the two schemes proposed by Glavovic Studio. 
2) Review relevant landscaping issues, such as but not limited to: 
a) tree survey 
b) Areas to be landscaped. 
c) Grading 
d) Gabion walls. 
e) ADA access 
0 Canal flora and shade issues. 
g) Materials 
h) Planter size. 
i) Sustainable design 

Agenda: 
1) 
2) 
3) 

Review the two schemes proposed by Glavovic Studio 
Review scope of work 
Review schedule 
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March 05. 2007 Meeting 

Attended by: 

Margi Nothard 
Pascal Campi 
Sandy Langner 
Milton Kramer 
Andy Siege 

Meeting purpose: 
1) Review scope of work for the two schemes proposed by Glavovic Studio. 
2) Review relevant landscaping issues, such as but not limited to: 
a) tree survey 
b) Areas to be landscaped. 
c) Grading 
d) Gabion walls. 
e) ADA access 
n Canal flora and shade issues. 
g) Materials 
h) Planter size. 
i) Sustainable design 

Agenda: 
1) Review the two schemes proposed by Glavovic Studio 
2) Review scope of work 
3) Review schedule 

March 05, 2007 Planning Review Meeting 
Destination and path to other locations, it's about connectivity between the city's? as a 

locus and as an element that connects everywhere else right in the heart of the city and we see it 
as a path and as a destination and we want it to be a green space , right now it has the distinction 
of being a tough urban space, and since it is a highly recognizable historical resource that ties in 
really well to an idea of sustainable restored environment, our 1st goals to recognize the value of 
the centerpiece of that site and also recognize the environmental value of the canal and bring those 
two together.\next 

We have said that each aspect of the site is to be reclaimed and we recognize that within 
any sites are micro-sites. We have broken down the site into many seamlessly connected com­
ponents. One of the goals to acknowledge that people will come to the site many times and have 

glavovic studio inc. 
. little stage theater complex 

basis of design report 

many different experiences. I.e. on the east side, to allow the LTS to have prominence and give the 
daily user the chance to experience the site through this aspect without going through the entire 
site. What is the value of the east approach? How might we experience the center of the site and 
the Carl fisher clubhouse as a destination, the center with active programming, or the environmental 
corridor, or on the west a major art element or a moment of recognition of something going on 
beyond the entrance. A series of element that occur on the site in layering is how we see the site 
on an experience and programmatic level. 

We recognize that the site had a very particular constraint and set of opportunity, and 
that was the constraint of the relationship to the convention center and it wasn't just the physical 
shape that was difficult, but it was the activity that takes place on the noise level . -Skateboarding is 
one activity, one in a continuum of activity to recognize that skateboarding itself is a youth oriented 
activity. What is distinctive about his site? It is part of a family community to the north, families with 
kids. So, one child might want to skate , the other might want o take part in parks and rec. program­
ming some might want to take part in a play in the little stage theater , . We should try to think of 
the skate plaza as a performance space. We are thinking that the site needs to work acoustically; 
therefore we recognize that the two sites needed to be separated, so we talked about expending 
the site to the south. The two schemes we looked at as per diagram claimed a little bit more space. 
Plus added space at entrance will provide nice aperture to view the site and allow a bigger entry 
feature. 

Ultimately the Park and Rec. courtyard is an important element as well as the constricted 
entry relationship between the center and the rest of the site. This is significant to help open the 
space, looking through the easer entrance; one should feel that the site is not constrained and safe. 
Any one walking sown these street should feel inclined to visit the site - Nury interjected that the city 
as created and unfriendly environment with the addition of fences to prevent vagrant from access­
ing the site -feasibility study had identified eastern axis as connection the cultural campus - liked 
reinforced as part of the urban design component - more leisurely bikers might choose to follow 
the bike path in to the site whereas t most bikers will follow the road. We are trying to recognize 
the different types of surfaces to control bikes and skaters. Minimal standard for bikes have been 
identified.- Note to expand drawings to include side streets- need to know street trees-
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Now illustrating different zones with a host of activities, various active and passive uses- turned into a dressing room. Right now the current user are changing in the kitchen of the CFC, 
starting on the east side with the theater plaza, unique and activates the space, the band shell carne therefore the pavilion provides supporting spaces to the LTS and replace the band shell. This build-
to us as a demolition which we support because it shuts down the north west corner, by opening ing open up, becoming almost a non -building- the idea being to create the smallest footprint and 
it up the city will have a more visible site, with a grove of evergreen trees, to create a passive park the smallest enclosure on the site to give credence to the pavilion while not impacting the LST 
space that introduces a more formal quality to the LST. WE have included a pavilion which frames -the stage of the LTS has been flipped to reorganize the supporting spaces to the south avoiding 
the view, we have some parking that has been reorientated according to William's suggestions, we a potential site constriction on the north side along the bike path 
have an art opportunity in the North West corner, it should be similar to the west entrance, indicating - At this point we are providing the city with options regarding the cost of the windows to 
that something significant is taking place on this site. be used as discussion point with the HPB, do you want to use windows, or do you want to bring 

Another important element to the site is the topography, unlike the flatness of Florida, we it back to s screened porch. No details have been looked at since this is not a part of the current 
have created a slight change in elevation to give prominence to the site's buildings and use the contract. 
existing topography to carve down to separate the active from the passive spaces of the building - Going back to the pavilion and how it interacts with the entry sequence, the idea being to 
harkening back to the day were the building overlooked the activity of the golf course, which now create a light box, glowing at night, providing a strong presence to people who drive by. It also has 
has been replaced by the activity of the skate plaza (historical reference). One argument against not a green roof similar to the other pavilion which houses the cafe and has a ying-yang relationship to 
creating activities juxtaposed to the building is the fact that golf is an active sport, therefore bringing this pavilion. This building becomes quite thin under different view, the idea being a building that be-
back an active program is an n historically appropriate use for this site. The idea of bringing art in comes almost invisible under certain point of view. A performance space, a place for people to seat 
and reactivating the programming- we created a series of soft and hard spaces where - trying to under and have shade. The building is made out of perforated steel panels and glass panels- steel 
think of places of where art can go (art Basel, art community) + a performance environment . frame and sliding/ collapsing panels- containing electrical room for LST. Pavilions are actually uses 

Passive use interacting with active use (see theater plaza section), we can see how the to support mechanical and electrical upgrade supporting spaces, which enables us to removes the 
elevation change works through the plaza. The restoration of the seawall is recommended as being mechanical from the roof of the CFC. 
performed before the site renovation Material palette trying to harkens back to some of the older materials with the introduction 

The central plaza is a really important link between east grass amphitheaters, which of newer simple materials which all work together. 
slopes up toward a new specimen tree linking it to the existing sea grapes tree on the east site - LTS now seating 80 as opposed to current 75, existing plumbing on north and south 
which will all be really well lighted at night. The fountain in the middle is located at the crossing side. Existing windows will be covered with sliding Homasote panels. 
of the axis in between the two trees, the center of the clubhouse and the park and Rec. tree and - LTS pavilion is shorter in scheme 1, in scheme 2 it needs to incorporate the bathroom 
behind that is the skate plaza activity, located quite far into the site, substantially moved away from which would be house in P&R pavilion in scheme 1. 
the building to alleviate any concerns from the people who were worried about- surface are rough P& r pavilion bathroom, cafe, mechanical located at max 80 'from supported space, star-
difficult to skate on but conducive to ADA age for maintenance. We invented a modular green wall used throughout the project as a system 

The pavilion LTS- we are reintroducing steps down to the canal as depicted in older im- which cannot be skated on. This is a fence building g providing an acoustical wall as well as a 
ages- the canal as been ignored and we are trying to bring this aspect back so that the recreational 3-dimensiaonl space- covered in plant above. The wall can change to bris du solei! depending on 
aspect is a part of it - the site should be directed to the community, therefore the history should' the course type. The building eventually becomes a wall as it turns the corner- interactive art is a 
be promoted as resources to families. great way to bring people in. 

Come in through the dock and walk up in the space between the buildings which is cur­
rently does not link the space. The dock can be used to reawaken this space and the bike path. The 
CFC will be surrounded by grass as link to the history of the clubhouse further separating it from the 
activity taking place below. 

Recommending some kind of pergola as historical reference to be used as additional ex­
terior space, covered in bougainvillea- use for party, wedding, basically additional rentable space 
We are also proposing a new contemporary awning in between the theater and the clubhouse to 
act as a link above the ticketing window. The pavilion operates as an open space t that can be 
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March 05. 2007 Planning Review Meeting 

P& r pavilion bathroom, cafe, mechanical located at max 80 'from supported space, stor­
age for maintenance. We invented a modular green wall used throughout the project as a system 
which cannot be skated on. This is a fence building g providing an acoustical wall as well as a 
3-dimensiaonl space - covered in plant above. The wall can change to bris du soleil depending on 
the course type. The building eventually becomes a wall as it turns the corner- interactive art is a 
great way to bring people in. 

Central plaza to be a combination of soft and hard surfaces depending on ADA a pro­
grammatic requirement. Getting concession would be a way to get fund for the park. 
The par and rec. pavilion will be raised to match the FF of the P&R Complex. 
The site has been raised to remove steps by the building. Most paths are made to lead to the center 
such as the ramp in the P&R pavilion. 

We are not proposing a large skate park- skaters would like to bring their families be­
cause they want to share the experience. 

Pocket Skate Park as neighborhood experiences take pressure off the city from having 
large skate parks. Experience is not multicultural 

Plaza is a series of seating/jumping areas. What we tried to do was to make seem as 
place to gather, so that there is a conversation. Surrounded by trees for shades, we are also recom­
mending sail cloth for shading. Stage element in center. This will be a regulatory environemtn, activi­
ties will be scheduled, petry on Monday evening etc. - max step height is 5-6 steps as requested 
by skaters. Change in surface to keep skating to certain zone - same with modular wall. Drainage 
where change in texture is taking places. 

Escofet light as nice vertical element (intrinsic sensibility) to attract attention to the plaza. 
Site always well lighted. 

Modular wall can be used differently; scale can be changed to accommodate different 
uses. 

-- - Western pathway is native garden, spent time thinking about programming and partner­
ing with city's green initiative. Could be extension of botanical garden, would recommend input from 
botanical garden. We have way finding signage package. 

~---~·· 
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ies. 
Park will be well lighted throughout. Special attention has been paid to photometric stud-

West entrance is a well lighted contemplative garden. 
Lights were placed on the outside of the walkway due to light spillage concerns. 
Beacon on the west to attract attention to the western entrance, space is constricted and 

trying to get some space from convention center. 
Should only provide drop off (can be historical reference), HPB will not support parking 

LST pavilion tries to be both visible and invisible, providing the LST with more presence, acting as 
a beacon and disappearing to reveal the LST. 

Site can be used as a local cultural community resource where people can enjoy the 
Florida climate. 

glavovic studio inc. 
............. Tlftle .. stage theater complex 

basis of design report 

This is the site of the oldest building in Miami Beach next to the oldest surviving manmade structure 
in Miami (the canal). 

If scheme one is rejected, a wall should be created between the central plaza and the 
P&R plaza, because fencing in the plaza will create unoccupied and incomplete spaces. 

Park as a way to link multiple activities and pull the community within the site - program­
ming not beautification. Park should be seen as part of the series of walk located around the city, 
this being connected to the upcoming canal walk .. 
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July 22. 2008 cow Meeting 
Number of attendants from sign in sheet: 58 
Number of attendants counted (including those who signed in and those who did not): 80 - 85 
Summary of Glavovic Studio Presentation: 
Located alongside one of the oldest constructed structures in Miami Beach, the Collins Canal, built in 1912, the Little 
Stage Theater Complex is a challenging neglected urban space seeking to be reconnected to the surrounding fabric of 
the city. Within its bounds is what is believed to be the oldest building, the Carl Fisher Clubhouse, built in 1 917, in the City 
of Miami Beach. With a creative and sustainable approach of connectivity and creativity for both site and buildings, the 
opportunity ahead, provides for a future for the community for a creative energized and sustainable link merging history, 
culture and community. 
The goal is to focus on the unique circumstances the site has to offer for Youth o~ented and Family programming, given 
the location of the neighborhoods, the Miami Beach High School, the Parks and Recreation Programming. 
Further, the goal is to see the site as a new nexus linking the west. east and north south, through the connection to 
existing paths and patterns. 

Project Concept: 
Layers: Layering vistas, spaces and experiences through connections and links, which will be achieved through youth 
prograrnrning + historical context, contemplative + active spaces, Landscape + Urban. 

Proposal of Two Schernes: 
They represent approx. 25, OOOSF land difference, most of which Is the existing Parks and Rec. courtyard. M important 
addition will be about 30' expansion of site in this area, which will significantly open up this view corridor and enable the 
site aperture to be more visible from east to west. 
CurrenUy this area is part of the green area and is used for retention in the parking lot and we will be utilizing it in a similar 
fashion, but redistributing it. Another difference will be the introduction of two Pavilions [which will change depending 
on the Scheme]. 
The primary opportunity is to open up the center of the site, provide visual connection to Washington Ave, which previ­
ously was less possible. This also will be further enhanced by active programming. Youth oriented activities such as 
outdoor performances and skate boarding attract attention and will encourage users to the site. 

Zones: 
The site is designed for many activities simultaneously. It's uniquely situated at the end of a block, and whilst this has 
been an irnpedirnent. we have tried to turn this into an opportunity. 
[Bring the kids to SOBE music, or to the Rec. Center, or come to site to walk casually along the promenade on Sunday 
to go fishing along the canal.] 
Simultaneous access - means that spaces can be used at the sarne time, without the public interfering with each other. 
The east plaza, or Little Stage Theater plaza is an arbor of evergreen trees, providing an immediate green view from' 
Washington, a place to sit and rest for a mornent in the urban landscape, or the entrance into a busy active park beyond. 
The Canal Promenade has been carefully utilized in section to slope down towards the canal seawall and another pathway 
up to the buildings distinguishes the buildings and creates a series of unique spatial environments. Also, the canal was an 
important economic link in the development of Miarni beach as a waterway systern, and this site always used it. 
In the Center of the park, the Central Plaza ties together all 5 buildings and a sloped amphitheater lawn, 3 1/2 ft above 
grade tilts towards the west. Your eye connects a major tree that is sited between the large seagrape and the central 
plaza fountain and perpendicular to the Carl Fisher Clubhouse entrance. 

Renovation of the Central Plaza: 
The central Plaza ties together all 5 buildings and a sloped amphitheater lawn, 31/2 ft above grade tilts towards the 
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west. 

Renovation of the Little Stage Theater: 
The interior renovation provides for 80 raked seats, a combination of exposing the original plaster walls and beams and 
new wood paneling with sorne sliding acoustic paneling in front of the windows for light and acoustic control. 
The bathrooms have been located on the north side, and the stage on the south, where support/changing rooms are 
provided in the LST pavilion. 

The Boat Dock: 
It will produce a rninor irnpact on the water and small boats can fit under the fixed bridges. 
This is an important north south connection to the Central Plaza and the Courtyard and Cafe beyond. It activates the 
space between the Carl Fisher Club house and the Little Stage Theater. 

Renovation of the Carl Fisher Clubhouse: 
For the renovation of existing CFC it is important to consider level of details and historical elements. We have evaluated 
options and connections and will rnake recornrnendations in our BOOR. 

Cultural Skate Plaza: 

The following are activities and elements that will be activated in the Cultural Skate Plaza. 
Scheme 1: 
Aprox. 9,000 sf 

Integrated skate and performance space 
Theater troupes 
Family Space 
Surfaces denote clear skate edges 

Youth Programming, 
Cornrnunity Activities, 

Scherne 2: 

Outdoor Cultural Performance Space 
Iconic Lighting 
Art Elements [Performance as Art, Lighting as Art, Shade as Art] 
Shade[ provides place for casual + programmed uses] 

Integrated skate and performance space 
Theater troupes 
Family Space 
Surfaces denote clear skate edges 
Shade provides place for casual + programmed uses 
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The following are hand recorded questions and comments from the public after formal presentation of proj- should make use of some of the well known local consultants to achieve a good Skate Plaza. As an example, 
ect. Glavovic Studio has made every effort to be as accurate as possible. the skateboarding community made available blueprints of other built Skate Parks. 

1. Member identifying himself as from the Skating Community: It is important to gather different 
generations in a safe environment where the Arts and Skateboarding programs could be performed. It is 
fantastic that Miami Beach is engaged in a project like this. 

2. This is a good project for the community, safe for the environment, great element for Junior High 
School. It draws attention to the youth because it is full of activity and things they enjoy. 

3. Why is the Skate Plaza in the middle? There should be more space designated for the skating 
community. The main concern is the idea of pleasing all and not accomplishing the best for the Arts and 
Skateboarding communities. Also, the size of the site will not accommodate all of the proposed programs. 

Response in meeting: 
The Skate Plaza is located where proposed since if placed in front, concerns with noise would be higher 
due to the reverberations witih the hard surfaces and the Little Stage Theater. With respect to maximizing 
the area for Skateboarding, we are creating an opportunity for multiple programming. Moreover, we saw the 
opportunity to tie the Art and the expressiveness of Skateboarding in a fun multicultural space. The size of 
tihe Skate Plaza is a result of the optimal organization of program on the site as a whole. 

4. How long will it take to complete the project? The community needs a prompt solution. The 
proposed project is very fun for families. Will there be a membership to use the facilities? When will the park 
be opened? 

Response in meeting: 
It will take approximately 12 months to complete the project and start date will depend upon the Commis­
sion's approval. Also, no membership is required with reference to the Park. The public will have access to 
the site. For further information we defer to the programming of Parks and Recreation. 

5. Member of the Skating Community: Who will build the Skate Plaza? The designer should contact 
the Skating Community in regard of the design of designated Skate Plaza. Also the fact of the Skate Plaza 
being a multipurpose area preoccupies the community because it means the area will not be available for 
skating always. 

Response in meeting: 
This is not the final design. What was presented is the concept of the project and will be developed further 
in once the Basis of the Design Report has been approved. 
Glavovic Studio will design the Skate Plaza with input from the community. As previously discussed Parks 
and Rec. will determine the use and availability of the Cultural/Skate Plaza. 

6. The designated budget of 300,000 US dollars for the Skate Plaza could easily build a World Class 
facility for skateboarders. According to presentation, tihe Skate Plaza area should only cost about 50,000US 
dollars. The skateboarding budget should not be all used in tihis Complex, so that funds are available for 
the construction of a Skateboarding Facility in otiher location. What will be the hours of operation? Architect 

Response in meeting: 
'This is a preliminary budget, not a final one. We presented the concept of the project and if approved by 
commission we will engage the skate boarding community in the design of the Skate Plaza. As previously 
mentioned Parks and Recreation will be in charge of the hours of operation and all programming concerns. 

7. As a father and skateboarder, I love the project and would enjoy taking my son there. Also see 
the need of a more professional facility for the Skateboarding Community in Miami Beach. 

8. Why has the Band Shell been demolished in the proposed program? If it blocks the view to the 
park, why planting trees in the same area where the band shell is located, and why building the Theater 
Pavilion there? 

Response in meeting: 
Demolishing the Band Shell is part of the requirements of the program. However, its current location blocks 
visibility to the site from the North East and opening up this side of the site provides an opportunity to connect 
to the canal and enhance the east and west connection. On the other hand, the Theater Pavilion will serve as 
supporting spaces for the Little Stage Theater, as well as, an outdoor stage to replace the Band Shell. Also, 
evergreen trees serve as an acoustic barrier. 

9. The main reason why the Band Shell is not effective is because of the noise factor. Musicians 
cannot make a good use of it because the noise factor from adjacent streets is very high. This issue should 
be studied carefully to avoid interruptions when performances are conducted in the Theater Pavilion and other 
outdoor facilities. 

Response in meeting: 
As discussed above evergreen trees and green space will function not only as acoustic barrier, but also as 
a heat absorber. 

1 0. A father of a skateboarder girl declares himself as a supporter of the project, but is concerned 
about developing the two visions in one place. Both disciplines (Arts + Skateboarding) are increasingly 
growing and each one deserves a place where they could be practiced. The issue is the chosen site for both 
programs. If the skate Plaza will be included in the project, then it has to be reduced in size. In other terms, 
do more of the Arts and less of tihe skateboarding. 

11 . Is skateboarding not an Art? 
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July 22. 2008 Meeting 
12. A place for Skateboarding should be developed in another location like the Flamingo Park area. 
The site should not accommodate both programs. What will happen after July 22, 2008 meeting? Is there 22. If possible propose two schemes, one for the Arts and one for skateboarding. 
another chance to discuss these issues and to collaborate with the design of the project? 

Response in meeting: 
After July 22, 2008 meeting, the city will review the Basis of Design Report, and then the project will be 
presented to Commission. 

13. Designer introduced during presentation the concept of Love Park, and how it was not first de­
signed for the purpose of skateboarding, but it turned out to be a success for skaters. The concept of Love 
Park needs to be further developed into the Little Stage Theater Complex. As of now the experience of the 
project does not remind one to that of Love Park. 

Response in meeting: 
Current design is ongoing, not final. 

14. Concern that native species should be maintained as one of the landscape concepts of the proj-
ect. 

Response in meeting: 
Designed Native Gardens, which is one of the core concepts of the overall design. 

15. An architecture student from UM states that a designer needs to be open to changes with regard 
to the concepts of a project. Supports proposed scheme, but suggest that skateboarding element in the 
project has to be reviewed and improved with a consultant specialized in building Skate Parks. 
16. Carson Kievman, Director of SoBe: to further the goals of a world class music arts educational/ 
performance institution in South Florida this is the "last site available to build a 'Julliard Campus-like place' in 
Miami Beach". 
17. Miami Beach does not have a facility for skateboarding; basically there is no place to skate. 
Therefore people have to drive long distances to have access to Skate Parks. They have adopted to use 
their garages as a refuge. The project should include a Skate Plaza as proposed by designer. Some say 
skateboarding is viewed as illegal in Miami Beach because they encounter problems finding nearby areas to 
skate and chose to skate where it is banned, since there is no other option. 

18. Police state that skateboarding is not illegal, meanwhile damaging someone's property is. 

19. Skater states: The image of a skater is usually misunderstood for that of a drug user or rebel; 
which is contrary to what the Skating Community represents. Many strongly believe that Skateboarding has 
kept them out of trouble. Skater supports the proposed scheme. 

20. Skater states: If people are going to complain about a Skate Park behind the loading docks of the 
Convention Center, then, where will we be able to build a park without opposition? 

21. Don't lose opportunity to develop and make a better environment and maintain the Heritage for 
the entire community. 

Response in meeting: 
The City of Miami Beach would have to assign fund for redesign. 

23. As an arts supporter, the project is fantastic. It definitely brings the community together and the 
way the site has been renovated to host outdoor performances is great. 

Response in meeting: 
Thank you 

Community Design Workshop Comment Cards and Comments 

1) " I think the location for the proposed SkatePark is great. 9,500 sq ft is adequate for a SkatePiaza. 
The overall stake community's concern is the execution of the final layout of the skatepark." 

2) "The project is fantastic, surpass my expectations. The stage for little performers is something re­
ally gorgeous, the way sliding doors open and close. I really love it!!! Thank you for the great efforts, continue 
the good job and also many thanks to the City Manager and his staff." 

3) "The moderator should look at www.skatepark.org for better planning information. Something is 
better than nothing, but she should defer to skateboarders for design element. Also, I fear that skateboarders 
are being looked at as sort of trained, performing monkey. Creating a SkatePark for the purpose of entertain­
ing spectators will likely engender more resentment than it seems to be currently acknowledged. However, 
that won't be as much of a problem if the Park setup stinks ... " 

4) "A meaningful Arts Campus/Institute in the heart of CANDO is not compatible with a SkatePark. 
They should be in an active area like Flamingo Park, North Shore Park or the Par 3 Golf next to Scott Rakow. 
IMO 
Thank you for all your efforts at restoring this beautiful Area in the heart of the Arts District." 

5) "I believe the area should be used entirely for the Arts and a separate park should be built to 
accommodate the Skateboarders. The site is in the CANDO district and already has the Clubhouse, Theater 
and Band Shell. Clearly the best use is to establish a Campus for the Arts." 
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COASTAL SYSTEMS INTERNATIONAL, INC. 
464 South DWe Hish""J' • Ccn1 Gobles, Plorida 33146 
'101: 305-661-3655 • Pu: 305-661-1914 
www.c-ralsystemSint.com 

U:.~ .. :U .. M .. $. 
I.'<Tf:Ft>tA.TIC'IU;\1• 

Ms. Margi Nothard 
GLA VOVIC STUDIO, INC. 
724 NE 3n1 Avenue 
Ft. Lauderdale, Florida 33304 

July 25, 2005 

237200 

RE: PERMITl'ING FEASmlLITY REPoRT FOR THE PROPOSED CITY OF MIAMI BEACH 
SKATE PLAZA PROJECI', MIAMI BEACH, MIAMl·DADE COUNTY, FLORIDA 

Dear Ms. Nothard: 

Coastal Systems International, Inc. (Coastal Systems) has reviewed relevant background 
information and regulatory codes regarding the proposed Skate Plaza ("Project") adjacent to the 
Collins Canal in the City of Miami Beach, Florida. The following report addresses the pennitting 
feasibility for the Project, and takes into consideration various alternatives discussed during our 
Project Teant meetings. 

EXISTING CONDITIONS 

A site visit was conducted on July 11, 2005. The site visit revealed the presence of various 
natural resources that should be considered during the development of the conceptual design. 
Juvenile white mangroves (Laguncularia racemosa), and halophytic vegetation including sea 
purslane (Sesuvium portulacastrum) and sea ox-eye daisy (Borrichia sp.) were observed on the 
uplands adjacent to the bulkhead. Turtle grass (Thalassia testudinum) and manatee grass 
(Syringodium filiforme) were observed in the marine environment, along with macroalgae. The 
potential for impacts to this vegetation will have implications on pennitting for the proposed 
Project where activities are proposed adjacent to the shoreline, or within the marine environment. 
Please see the photos in Appendix A with pictures of the bulkhead and vegetation on-site. These 
findings are consistent with the Field Observation Report dated November 16, 2004 prepared by 
Coastal Planning and Engineering, Inc. In addition, the City of Miami Beach provided a 
supplemental marine resource assessment prepared by Coastal Planning and Engineering, Inc., 
dated December 1, 2004, which describes the relative abundance of marine resources adjacent to 
the Project site. Please see attached information in Appendix B. 

The Project site consists of mostly sloping uplands, that angle down towards the bulkhead and 
Collins Canal. The grassy slope creates about four to five feet of relief between the top of the 
bulkhead to the level area of the uplands. The existing bulkhead is fuhctioning for the majority of 
the length of the property, but is beginning to show evidence of undermining in several locations. 
A portion of the bulkhead on the western half of the property contains evidence of ponding water 
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(and wetland vegetation) on the landward side (see photographs in Appendix A). In addition, 
several cracks in the cap were observed along the bulkhead. 

The City of Miami Beach, in addition to proposing a Skate Plaza at the Project site, has begun a 
beautification project along Collins Canal which includes improvements to a portion of the 
Project site. The Collins Canal project, in the vicinity of the Skate Plaza, will consist of an eight­
to twelve-foot-wide bicycle path on the uplands set back from the bulkhead. Dredging the canal 
was also proposed, but the costs and mitigation were detennined to be too high to currently be 
feasible. 

SETBACKS 

The Project site is zoned GU-Govemmental Use by the City of Miami Beach. According to 
Chapter 142-425(a) of the City of Miami Beach Code of Ordinances (City Code), "The 
development regulations (setbacks, floor area ratio, signs, parking, etc.) in the GU government 
use district shall be the average of the requirements contained in the surrounding zoning districts 
as determined by the planning and zoning director, which shall be approved by the City 
Commission." Therefore, structures proposed at the Project site should be setback from the 
shoreline the same distance or greater than structures in the surrounding area. Review of aerial 
photography from 2004 on the Miami-Dade County Property Appraiser website revealed major 
structures in the vicinity of the Project site within approximately 20 feet of the shoreline of 
Collins Canal. Please see Appendix C for the section of the City Code referring to GU district 
requirements. 

SKATE PLAZA PROJECT 

The Project is proposed to consist of a Skateboarding (Skate) area separated from the bulkhead 
by an eight- to twelve-foot-wide bicycle path along the length of the parcel. Given this offset, it 
is not likely that coastal pennits will be required for the proposed upland development. However, 
any work associated with the bulkhead may require a coastal or environmental resource pennit, 
depending on the proposed scope of work. The following sections highlight the pennitting 
implications of proposed work adjacent to the bulkhead or within the marine environment. 

Raising Bulkhead Cap Elevation: The City of Miami Beach and Project team expressed 
interest in possibly raising the top of the bulkhead, and backfilling the area between the raised 
bulkhead and proposed bicycle path to create a level upland surface. While the backfilling would 
likely be considered upland construction, modifications to the bulkhead and impacts to any 
natural resources, particularly wetlands, would require coastal pennits. Building on top of the 
existing bulkhead (i.e. a retaining wall) and backfilling the area behind the wall may compromise 
the structural integrity of the existing bulkhead as a result of the additional vertical and lateral 
pressure created by the placement of the wall and fill. An evaluation of the existing condition of 
the bulkhead, along with any design of this elevated cap, must be conducted by a Professional 
Engineer, and may not be feasible given the condition of the existing bulkhead. The recent site 
visit revealed the presence of cracks and un~g of the existing bulkhead (see photos in 
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Appendix A). H raising the bulkhead can be accomplished without having to replace the 
bulkhead, the work would likely qualify for exemptions from the regulatory agencies. 

Replacing the Bulkhead: Replacing the bulkhead would require the installation of new sheet 
panels up to eighteen inches waterward of its original location, the maximum allowed by the 
Florida Department of Environmental Protection (DEP) for an exemption from permitting. The 
Miami-Dade County Department of Environmental Resources Management (DERM) prefers 
installing new bulkheads within a maximum of twelve inches of their original location. Please 
reference the DEP and DERM sections below for more information regarding permitting of 
bulkhead replacements. Given the narrow width of the Collins Canal as well as the proximity of 
substantial marine resources, it is likely that replacement of the wall in the same footprint as the 
original bulkhead (rather than 12- 18 inches waterward) will be recommended. In addition to 
permitting requirements, mitigation is typically required for replacement of a bulkhead as a result 
of impacts to marine resources such as seagrasses and mangroves. 

An estimated cost to replace the bulkhead in-kind would be $650.00 per linear foot, for a total of 
$663,000.00 for the length of the Project site, based on an estimate of 1,020 linear feet of 
shoreline. To replace the bulkhead, raise the cap elevation, and to backfill, an estimated cost 
would be $1,050.00 per linear foot for a total of $1,071 ,000.00 for the length of the Project site. 
These cost estimates must be confmned by a marine contractor based on design selected and 
other variables. Any mitigation costs would be additional to the aforementioned estimates. 

Cantnevered Platfonn Over Water: Discussions during Project team meetings included the 
potential for cantilevering a horizontal platform over the water. No estimate of size was 
discussed. It is assumed this cantilevered platform would extend a minimum of 5 feet into 
Collins Canal, and run the length of the Shoreline (1,020 linear feet). A cantilevered platform 
would allow for the proposed bike path to be shifted closer to the shore, to create more open 
space for the Skate Plaza. 

FLORIDA DEPARTMENT OF ENVIRONMENTAL PROTECTION (DEP) 

Raising Bulkhead Cap Elevation: According to Chapter 40E-4.051(4)(a) of the Florida 
Administrative Code (F.A.C.), "Construction of seawalls or riprap, including only that 
backfilling needed to level the land behind seawalls or riprap, in artificially created waterways," 
qualifies for an exemption from DEP permitting. Therefore, raising the level of the bulkhead will 
likely not require a permit. Chapter 40E-4.051(4)(a) F.A.C. further states that construction is 
authorized, "where such construction will not violate existing water quality standards, impede 
navigation, or adversely affect flood control." 

Replacing the Bulkhead: In addition, replacement of the seawall may qualify for an exemption 
under Chapter 40E-4.051(4)(b), F.A.C., which indicates that, "'The restoration of a seawall or 
riprap at its previous location or upland.of or within 18 inches waterward of its previous location, 
a~ measured from the face of the existing seawall slab to the face of restored seawall slab," 
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would qualify for an exemption. H the bulkhead is to be replaced, proprietary authorization from 
the DEP would be required for use of sovereign submerged lands in the Collins Canal. 

Cantilevered Platform Over Water: A cantilevered platform over water would require a 
permit as it has the potential to impede navigation on the canal and therefore would not qualify 
for an exemption under Chapter 40E-4.051(3)(b). Generally speaking, agencies, including DEP, 
will not permit a non-water-dependent structure to be constructed over water. Therefore, the 
platform would have to be specifically used for mooring of vessels, fishing, or another water­
dependent activity to be classified as a "dock" or "viewing platform" by the DEP. In addition, 
impacts to significant marine resources in close proximity to the bulkhead would have to be 
minimized or avoided, if possible, for DEP to look favorably on issuing a permit for the 
platform. Mitigation would be required for unavoidable impacts to these marine resources. 

Mitigation: The DEP generally requires the placement of riprap at the foot of new seawalls as 
mitigation for a seawall replacement. Additionally, in-kind mitigation may be required for 
impacts to seagrasses and mangroves on-site that might be impacted from the proposed 
development. The City of Miami Beach expressed interest in the concept of a "living seawall," 
similar to a vegetated riprap revetment or a riprap mangrove planter (see Appendix D for some 
living seawall concepts). A riprap mangrove planter may be acceptable as a form of in-kind 
mitigation, although placement of riprap along the shoreline in association with a mangrove 
planter would likely impede navigation on the canal, as well as impact seagrasses, and therefore 
would not likely be a feasible option. A riprap revetment would have similar impacts to 
navigation and seagrasses and also would not likely be a feasible option. In addition, the DEP is 
not likely to approve a riprap mangrove planter, due to the close proximity of seagrasses to the 
existing bulkhead. In general, seagrass mitigation can be risky and costly; therefore, it is highly 
suggested that any impacts to seagrasses be avoided. 

Schedule: The DEP must adhere to strict 30 day timeclocks. Usually, the DEP is the first 
agency to issue a permit for shorelinefm-water construction. Depending on the option chosen, 
the permit approval process would likely be 6 to 12 months. 

MIAMI·DADE CoUNTY DERM 
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Replacing the Bulkhead: .Replacing the bulkhead or alteration of mangroves/wetlands would 
require a Class I Pennit from DERM, according to Chapter 24-48(1) of the County Code. Both 
of the aforementioned activities would qualify for a short form application, which would not 
require approval from the Board of County Commissioners and, therefore, could be typically 
issued in a shorter period of time as compared to the standard form application. When evaluating 
the Class I Pennit application, DERM will look for avoidance and minimization of impacts to 
natural resources including the mangroves and seagrasses observed on-site. 

Cantilevered Platform Over Water: Non-water-dependent structures over tidal waters of 
Miami-Dade County are explicitly prohibited under Chapter 24-48.24 of the County Code. 
Therefore, if a cantilevered platform were to be proposed over water, the applicant must 
demonstrate that the platform is to be used for water-dependent activities when applying for a 
Class I Permit. In addition, DERM will examine plans to see if the proposed platform 
demonstrates avoidance and minimization of impacts to natural resources, will not be an 
obstruction to navigation, and will have adequate water depth for any vessels to be moored at the 
platform. Mitigation would be required for any unavoidable impacts to natural resources, 
including shading of seagrasses from the platform. 

Mitigation: For unavoidable impacts to natural resources, DERM requires mitigation. 
Typically, for a seawall replacement, DERM would require one cubic yard of riprap to be placed 
at the toe of the bulkhead for every linear foot of seawall to be replaced ($70.00 per cubic yard of 
riprap is a typical cost). An equivalent donation could be made to the Biscayne Bay 
Environmental Enhancement Trust Fund (BBEETF) at a rate of $50.00 per cubic yard of riprap 
that cannot be placed on-site. Therefore, to replace the bulkhead at the proposed Project site, at a 
minimum mitigation would be approximately $51,000.00 (1020 feet = 1020 cubic yards * 
$50.00). Additional mitigation would be required in the amount of one cubic yard of riprap for 
every ten square feet of seagrasses shaded or impacted by a cantilevered platform, as well as the 
associated slip area (if the platform is to be used for the mooring of vessels). Similarly, an 
assessment to the BBEETF may be required as mitigation for impacts to mangroves/wetlands on­
site. 

Timing: If the application is a short form Class I, timing for issuance of a pennit is generally 8 
to 12 months. 

U.S. ARMY CoRPS OF ENGINEERS (CORPS) 

Raising Bulkhead Cap Elevation: Similar to the DERM exemption, if raising the bulkhead and 
backftlling did not impact any surface waters or wetlands (including mangroves), the activity 
would be outside the jurisdiction of the Corps, and would be exempt from permitting. If the 
proposed work may impact the mangroves on-site, authorization from the Corps would be 
required (likely a Nationwide Pennit or Letter of Pennission would be issued). 
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Replacing the Bulkhead: Replacing the bulkhead would likely qualify for a Nationwide Permit 
3 for Maintenance. Obtaining a Corps permit, including general permits, can take a considerable 
amount of time due to the heavy workloads in the Corps offices. 

Cantilevered Platfonn Over Water: Similar to the DEP and DERM, the Corps does not look 
favorably upon non-water-dependent structures. If the platform were to be constructed for water­
dependent uses, it would require a permit from the Corps. The proposed platform would require 
coordination with other federal agencies, such as the National Marine Fisheries Service and the 
U.S. Fish and Wildlife Service. Because the platform would be considered a potential obstruction 
to navigation, due to the narrow width of Collins Canal, and the platform would most likely 
impact seagrasses, the Corps would require substantial justification for the installation of the 
platform. as well as mitigation for any unavoidable impacts to marine and terrestrial resources. 
This Project would likely require a Letter of Permission or an Individual Permit. 

Timing: The Corps is severely understaffed. It is possible that a letter of permission could be 
issued in 12 months, although it frequently takes longer. An individual permit will require 2+ 
years of permit processing . 

SUMMARY AND CONCLUSIONS 

The primary challenges associated with this Project, if activities are proposed adjacent to the 
shoreline, include the following: 

• Raising the level of the bulkhead is likely not feasible without replacement, due to 
structural limitations. However, a complete evaluation of the seawall must be conducted 
to confmn potential design options. 

• Replacing the bulkhead is an option, but it is likely that the bulkhead will be required to 
be replaced in its original footprint in order to avoid seagrass impacts. 

• Replacing and raising the bulkhead would be expensive, but would be more aesthetically 
pleasing and enhance use of the lands adjacent to the bulkhead . 

• Constructing a cantilevered platform over water would not be looked upon favorably by 
the regulatory agencies unless it was to be used for water-dependent activities. In 
addition, the platform would obstruct navigation and impact seagrasses, therefore, 
extensive negotiations to permit the structure and expensive mitigation for unavoidable 
seagrass impacts would be required . 

• Finally, a riprap mangrove planter would contribute indigenous wetlands to the site, but 
would come at a cost of impacting seagrasses, this concept therefore would not likely be 
permittable. 
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Ms. Margi Nothard 
July 25, 2005 
Page7 

• As noted above, substantial mitigation costs are anticipated as a result 
work. 

• The Corps pennit processing time can be substantial (upwards of 2+ ye 
submittal should be conducted as soon as possible following confunu 
design. 

Thank you for your review of this information. Should you have any que! 
additional information, please do not hesitate to contact me or Kirk Lofgren at 31 

LV 
Enclosures 

r 
Sincerely, 

c~~ 

Lauren B. Voluck 
Marine Scientist 
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Program Level Estimate 
August 20, 2008 

SECTIONl 

EXECUTIVE SUMMARY 

TASK OUTLINE 

LITTLE STAGE THEATER COMPLEX 
MIAMI BEACH, FLORIDA. 

BOYKEN 
INTCRNATtONAL 

Boyken International, Inc. has been retained by Glavovic Studio, Inc. as cost consultants 
for renovation of the existing Little Stage Theater Complex in Miami Beach, Florida. 
Our task for this scope of work is the preparation of Planning Estimates for Scheme 1 & 
Scheme 2 as indicated in the Planning Documents prepared by Glavovic Studio, Inc., 
and their consultants or through discovery during our inspection of the site. 

PROTECT DESCRIPTION 

The City of Miami Beach proposes upgrades and historic preservation, restoration 
and/ or rehabilitation of the Carl Fisher Clubhouse, Little Stage Theater and Park 
Facilities Pavilion, demolition of the 21st Street Bandshell and site improvements, 
including the Main, East, West Plazas and Cultural Skate Plazas located on 
approximately 2.25 acres. 

COST SUMMARY 

The total estimated construction cost for Scheme 1 & Scheme 2 is estimated at 
approximately$ 6.0 million and$ 5.56 million respectively. 

The breakdown of costs for this project includes the following: 

Park & Recreation Pavilion 
Carl Fisher Clubhouse 
Little Stage Theater 
Theater Pavilion 
Shade Structure 
Site Improvements 

TOTAL COST 

SCHEMEl 

$ 392,556 
802,022 
565,169 
459,396 
130,585 

3,654,347 

$ 6,004,075 

SCHEME2 

$ N.I.C. 
802,022 
565,169 
638,415 
130,585 

3,423.807 

$ 5,559,998 
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Program Level Estimate 
August 20, 2008 

SECTION2 

LITII.E STAGE THEATER COMPLEX 
MIAMI BEACH, FLORIDA 

NOTES CONCERNING THE ESTIMATE 

GENERAL NOTES 

BOYKEN 
IN l R.KNATtOHAL 

• The Program Estimate and the "Notes Concerning the Estimate" are prepared for the 
purpose of providing a cost basis and a reference point during the design process. 
The cost information will enable the designers and the Owner to review the 
proposed options and modify the scope of work as needed to arrive at a design that 
both satisfies the Owner's needs and is within the development budget. 

• By definition, allowances are amounts for still undefined building systems that will 
be needed for the project, and which the owner should expect to spend. 
Contingency are amounts the owner should reserve for unknown elements or 
conditions of the project, but which the Owner should not necessarily plan to spend, 
and which the project team should endeavor to save. 

• The basis for the estimate is centered on information provided in the Planning Phase 
Documents for 0705 Little Stage Theater Complex through Revision 1 Design Review 
dated February 19, 2008, prepared by Glavovic Studio, Inc., Ft. Lauderdale, Florida. 

• The material and labor rates included in this cost model are based on our research on 
local market conditions, Boy ken International, Inc. historical costing information and 
discussions with the design team. 

• The construction delivery system is to be CMI GC at risk. 

• Total cost model includes the following Contractor and Development mark-ups: 

CONTRACTOR 

~ Design Evolution 
~ Contractor's General Conditions 
~ Contractor's Fee 
~ Escalation 
~ Insurance & Bonds 

10.00% 
8.50% 
8.00% 
5.00% 
1.25% 

• Escalation is calculated at 5% per year with the anticipation of construction 
completing in the year 2009. 

• The design evolution has been included in the cost model to allow for unforeseen 
work and unanticipated detailing that may be necessary to accomplish the project's 
scope of work. This reserve is not intended for additions to the scope of work. 
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Program Level Estimate 
August 20, 2008 

LITTLE STAGE THEATER COMPLEX 
MIAMI BEACH, FLORIDA. 

BOYKEN 
INTERNATIONAL 

o Soft costs, including professional fees, interest costs, FF&E and other costs not 
typically borne by the Contractor are excluded from this estimate. 

CONSTRUCTION SYSTEMS 

The Cost Estimates for the Little Stage Theater Complex reflect the following 
construction systems: 

FOUNDATIONS 

• Designs for the Park & Recreation Pavilion and Theater Pavilion are estimated to 
employ concrete spread and continuous footings and concrete slab-on-grade, 
reinforced with welded wire mesh over a drainable base and vapor barrier. A 
steel reinforced cantilevered slab is also estimated for the Park & Recreation 
Pavilion. 

SUPERSTRUCTURE 

• The superstructures for the Park & Recreation Pavilion and Theater Pavilion are 
estimated as steel columns and beams with metal bar joists. 

• New roofs for the Park & Recreation Pavilion and Theater Pavilion are estimated 
as concrete decks over metal decking. 

EXTERIOR CLOSURE 

• The exterior walls of the Park & Recreation Pavilion are estimated as custom 
modular units with no additional finish. 

• Exterior walls of the Park & Recreation and Theater Pavilion are estimated to 
include steel and glass, translucent siding panels and perforated metal panels. 

• Exterior renovation on the Carl Fisher Club is limited to repair of existing walls, 
with hand applied stucco to match existing. 

• New custom doors and windows are to comply with the 2007 IBC - Test 
Protocols for High-Velocity Hurricane Zones . 

glavovic studio inc. · ·································· ··· fFttfe stage flleate·r: cOmplex 
basis of design report 
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ROOFING 

LI1TLE STAGE THEATER COMPLEX 
MIAMI BEACH, FLORIDA. 

BOYKEN 
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INTBRNATIOMAL 

The roof system on flat roof areas is estimated as a membrane waterproofing 
system over tapered insulation. 

Existing barrel tile roofs and features are to be repaired or replaced with a new 
barrel tile roof system to match the existing historical roof. 

Construct new roof canopies at porch area and connecting Little Stage Theater to 
new Theater Pavilion. 

INTERIOR CONSTRUCTION 

Demo existing interior flooring and renovate to new condition. 

Existing wood flooring in the Carl Fisher Clubhouse is to be renovated. 

Work in restroorns or breakroom areas only as indicated in the design drawings. 

All existing interior partitions, floor, wall and ceiling finishes are to be removed 
to accommodate the designed renovations. 

Renovate stage, new theater equipment and seating. 

All interior non-bearing walls .are estimated as 4", 6", or 8" metal stud partitions 
with gypsum drywall. Cement board underlayment and backing are provided 
behind ceramic wall tile. 

Interior swing doors, with metal frames and hardware, are estimated as paint 
grade flat panel wood doors. 

INTERIOR FINISHES 

Interior finishes in the Carl Fisher Clubhouse, Little Stage Theater and Theater 
Pavilion to include exposed concrete, commercial flooring, ceramic floor tile, 
Gordon reveal, wood base, terrazzo base, painted gypsum board, beech veneer 
wood panel, and homasote sound absorption panels as indicated in the design 
documents. 

Exposed concrete floors are to be sealed. 

Existing ceilings to remain are to be painted. 
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Program Level Estimate 
August 20, 2008 

LITTLE STAGE THEATER COMPLEX 
MIAMI BEACH, FLORIDA. 

MECHANICAL, ELECTRICAL & PLUMBING (MEP) 

BOYKEN 
INTeRNATIONAL 

• A total allowance of $45 per SF has been provided for installation of new or 
renovations of existing mechanical, electrical and plumbing systems . 

SITE IMPROVEMENTS 

• Site improvements include landscape and irrigation, hardscape, a sculpted 
concrete skate park, fountains, retaining walls, planter walls, storm drainage, 
sanitary piping, water line piping, site demolition and a small paved parking 
area. No work is included for existing seawall along the canal. 

• Earthwork for preparation of the building pad and site improvements are 
included in the estimate. All necessary fill material is to be imported. 

• Pricing is for excavation of sand, with minimal rock, and without the need for 
blasting or specialized excavation equipment. 

• Landscaping is included as indicated on the design documents. Irrigation is 
included at an allowance of $1.15 per SF. 

• Wood decks are estimated to be constructed with 2 x planking. 

• An allowance is included for site and landscape lighting, with upgrades as noted 
for Scheme 1. 

SHADE STRUCTURE 

• The estimate includes a two (2) sail design, utilizing tensile fabric which can be 
removed during inclement weather. 

• Fabric sails are to be supported by seven (7) free-standing concrete pylons with a 
cement plaster finish. 

• Electrical power and lighting fixtures have been excluded from the estimate. 

DRAFT I. 
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LITTLE STAGE THEATRE COMPLEX 
MIAMI BEACH, FLORIDA 
PLANNING ESTIMATE 
AUGUST 20, 2008 

PROJECT SUMMARY 
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~---- ----;;:-criplion ~-- Schemel ·-~ ;;:;:: 2 I 
A. Park & Recreation Pavilion (1,072 SF) 392,556 ~ N.I.C 

B. Carl Fisher Clubhouse (2,201 SF) 802,022 (2,201 SF) 802,022 

C. Little Stage Theater (2,131 SF) 565,169 (2,131 SF) 565,169 

D. Theater Pavilion (1,090 SF) 459,396 (1,320 SF) 638,415 

E. Shade Structure (2,100 SF) 130,585 (2,100 SF) 130,585 

F. Site Improvements 3,654,347 3,423,807 

TOTALS (8,594 SF) 6,004,075 (7,752 SF) 5,559,998 
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appendix D 1 o~:~~a t·· ............... 91~~~1~:1~~~f!o~~~ 
Description I Schemel I Scheme2 I Variance I Comments 

A. Park & Recreation Pavilion 284,080 (235,840) .-~····.· 

New Building • Single Story 235,840 (235,840) In Scheme I only 
MEP 48,240 (48,240) In Scheme I only 

B. Carl Fisher Clubhouse 580,397 580,397 
Skin 143,550 143,550 No change 
Roofing 26,772 26,772 No change 

Wood Roof Canopies 57,915 57,915 No change 
Interior Demolition 16,508 16,508 No change 
Renovate Interior 231,105 231,105 No change 
MEP 104,548 104,548 No change 

C. Little Stage Theater 408,994 408,994 
Skin 88,080 88,080 No change 

Roofing 43,884 43,884 No change 
Interior Demolition 15,983 15,983 No change 
Renovate Interior 159,825 159,825 No change 
MEP 101,223 101,223 

(i·'·>, 

D. Theater Pavilion 332,450 462,000 129,550 
New Building • Single Story 283,400 402,600 119,200 Increased SF by 230; unit $ by $45 
MEP 49,050 59,400 10,350 Increase SF by 230; unit$ by $45 

E. Shade Structure 94,500 94,500 
Tensile Fabric Structure 94500 94500 No change 

F. Site Improvements 2,644,530 2,477,696 (166,834) 
Erosion Control 30,848 30,848 No change 
Earthwork & Demolition 169,275 166,449 (2,826) Reduce grading by 1,127 SY 
Retaining Walls 220,652 392,447 171,795 Increase retaining wall by 703 LF 
Storm Drainage 171,798 216,448 44,650 Increase drainage by 835 LF 
Potable Water 92,992 92,992 No change 
Sanitary Sewer 5,490 5,490 No change 
Site Electrical 527,888 413,456 (114,432) Reduce allowance by $.50 /SF 
General Items 206,974 206,974 
Paving 12,769 16,464 3,695 Increase sidewalk by 739 SF 
Striping 2,010 2,010 No change 
Hardscape 822,775 578,205 (244,570) Increase reqmts per plan ...... 
Wood Decks & Walks 100,575 109,575 9,000 Increase area of decks by 88 SF 
Wood Structures 51,480 51,480 0 Delete screen structure 
Landscaping 229,004 194,858 (34,146) Increase zleqmts per plan 

SUBTOTALS 4,344,951 4,023,587 321,364 

Design Evolution 10.0% 434,495 402,359 32,136 
General Conditions 8.5% 406,253 376,205 30,048 
Fee 8.0% 414,856 384,172 30,684 
Escalation 5.0% 280,028 259,316 20,712 
Insurance & Bonds 2.1% 123,492 114,358 9,134 

TOTAL CONSTRUCTION COSTS 6,004,075 5,559,998 444,078 

SKATE PARK TOTALS 350,695 201,168 149,527 
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ESTIMATE DETAILS 
A. SCHEME 1 ESTIMATE DETAIL 
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ESTIMATE DETAIL SCHEME 1 

DESCRII'TION QTY UNITS UNIT$ TOTAL$ 

A. Park & Recreation Pavilion 
New Building- Single Story 1,072 SQFf 220.00 235,840 
MEP 1,072 SQFf 45.00 48,240 

SUBTOTAL PARK & RECREATION PAVILION 284,080 

B. Carl Fisher Clubhouse 
Skin 4,785 SQFf 30.00 143,550 
Roofing 1,785 SQFf 15.00 26,772 
Wood Roof Canopies 1,287 SQFf 45.00 57,915 
Interior Demolition 2,201 SQFf 7.50 16,508 
Renovate Interior 2,201 SQFf 105.00 231,105 
MEP 2,201 SQFf 47.50 104,548 

SUBTOTAL CARL FISHER CLUBHOUSE 580,397 

C. Little Stage Theater 
Skin 2,936 SQFf 30.00 88,080 
Roofing 2,926 SQFf 15.00 43,884 
Interior Demolition 2,131 SQFf 7.50 15,983 
Renovate Interior 2,131 SQFf 75.00 159,825 
MEP 2,131 SQFf 47.50 101,223 

SUBTOTAL LITILE STAGE THEATER 408,994 

D. Theater Pavilion 
New Building- Single Story 1,090 SQFf 260.00 283,400 
MEP 1,090 SQFT 45.00 49,050 

SUBTOTAL THEATER PAVILION 332,450 

E. Shade Structure 
Tensile Fabric Structure 2,100 SQFf 45.00 94,500 

SUBTOTAL SHADE STRUCTURE 94,500 

F. Site Improvements 

Erosion Control 
Silt Fence 2,259 LNFT 2.50 5,648 
Hay Bales 100 EACH 12.00 1,200 
Maintain Silt Fences & Turbidity Barrier 8 MOS 500.00 4,000 
Turbidity Barrier 1,000 LNFT 20.00 20,000 

SUBTOTAL EROSION CONTROL 30,848 

Earthwork & Demolition 
Excavate & Redistribute On Site 1,429 CUYD 8.60 12,290 
Import Fill- Based on using all excavated material 1,243 CUYD 14.00 17,406 
Grading 9,189 SQYD 2.50 22,973 
Strip 6" & Export 697 CUYD 12.00 8,360 
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ESTIMATE DETAIL SCHEME 1 

DESCRIPTION QTY UNITS UNIT$ TOTAL$ 

Earthwork & Demolition (Cont.) 

Demo Existing Planters 197 SQFf 12.00 2,364 
Demo Existing Concrete Slab w /Chattahoochee 13,862 SQFf 3.00 41,586 
Demo Existing Concrete Ramps 1,024 SQFr 3.25 3,328 
Demo Existing Concrete Slabs 20,092 SQFf 2.00 40,184 
Demo Existing Concrete Benches 2 EACH 100.00 200 
Demo Existing Canopies 1,341 SQFr 2.50 3,353 
Demo Existing Chain Link Fence 1,577 LNFf 3.00 4,731 
Demo Existing Concrete Wa113'-6"H 242 LNFr 25.00 6,050 
Demo Existing Bandshell 1,613 SQFr 4.00 6,452 

SUBTOTAL EARTHWORK & DEMOLITION 169,275 

Retaining Walls 
Foundations Low Wall· 8'W x 12"D Continuous 36 CUYD 465.00 16,671 
Deadmen = 1 per 100SF 10 EACH 400.00 3,872 
Waterproofing 605 SQFf 4.75 2,874 
Weeps & Gravel Drainage System 400 LNFf 40.00 16,000 
Cast-In-Place Concrete Walls w / Reinforcing= 16" Thick 84 CUYD 760.00 63,643 
Cast-In-Place Concrete Walls w /Reinforcing= 24" Thick 148 CUYD 760.00 112,593 
Stucco Finish 
Erosion Control Fabric 2,000 SQFf 2.50 5,000 

SUBTOTAL RETAINING WALLS 220,652 

Storm Drainage 
Structures Less Than 10' Deep 12 EACH 2,000.00 24,000 
Trench Drains 132 LNFr 24.00 3,168 
French Drains w Fabric/Rock Beds 836 LNFf 75.00 62,700 
Storm Lines Upto 15" 126 LNFf 55.00 6,930 
Dewatering Allowance 1 LSUM 75,000.00 75,000 

SUBTOTAL STORM DRAINAGE 171,798 

Potable Water 
Fire Hydrant Assemblies 4 EACH 3,500.00 14,000 
WaterLines 331 LNFf 32.00 10,592 
Water Meters 1 EACH 4,500.00 4,500 
Back Flow preventers 1 EACH 18,000.00 18,000 
Fire Department Connection 2 EACH 1,200.00 2,400 
Tap 1 EACH 12,000.00 12,000 
Detector Check Valve & Vault, Siamese, Line Uprades 1 EACH 31,500.00 31,500 

SUBTOTAL POTABLE WATER 92,992 

Sanitary Sewer 
Sanitary Sewer Line 126 LNFr 40.00 5,040 
Qeanouts 3 EACH 150.00 450 

SUBTOTAL SANITARY SEWER 5,490 
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ESTIMATE DETAIL SCHEME 1 

DESCRIPTION QTY UNITS UN!T$ TOTAL$ 
.. :;~·:·, 

Site Electrical 
,•:•:• .. 

Electrical Distribution 1 LSUM 308,000.00 308,000 
Site Lighting 97,728 SQFT 2.25 219,888 

SUBTOTAL SITE ELECTRICAL 527,888 
General Items 

Dust Control 6 MOS 2,000.00 12,000 
Plaza Fountain 1 LSUM 40,000.00 40,000 
FlagPoles 3 EACH 2,500.00 7,500 
Temporary Access Roads & Maintenance 2,000 SQFT 20.00 40,000 
Temporary Fence 1,136 LNFT 9.00 10,224 

·~·~:··· 

Repair Washington A venue 1 LSUM 25,000.00 25,000 
Temporary Storm Cleaning 1 LSUM 10,000.00 10,000 
Roadway Cleaning During Construction 8 MOS 2,000.00 16,000 
Flagmen & Traffic Control 6 MOS 2,500.00 15,000 
Fountain - Theater Area 1 LSUM 20,000.00 20,000 
Benches/Trash Receptacles/Plant Urns 25 EACH 450.00 11,250 

SUBTOTAL GENERAL ITEMS 206,974 .. ~·:·. 

Paving 
2" Apshalt / 8" Limerock / 10" Stabilized Subgrade 361 SQYD 24.00 8,664 
Sidewalk Integral Curb 200 LNFT 9.00 1,800 
Concrete Sidewalks 461 SQFT 5.00 2,305 

SUBTOTAL PAVING 12,769 

Striping 
Parking = 4" White 280 LNFT 2.00 560 
HCSpaces 1 EACH 250.00 250 
Signs 1 ALLOW 1,200.00 1,200 
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ESTIMATE DETAIL SCHEME 1 
· ....... c 

~·~,/ 
DESCRIPTION QTY UNITS UNIT$ TOTAL$ 

Wood Structures 
Clubhouse Trellis 1,287 SQFT 40.00 51,480 

· ... ~ •' 

SUBTOTAL WOOD STRUCTURES 51,480 
Landscaping 

Evergreen Trees 41 EACH 450.00 18,450 
Canopy Ornamental Trees 1 EACH 6,500.00 6,500 

... ~·· 
Flowering Trees & Shade Trees 35 EACH 450.00 15,750 

· ..... ,...· Specimen Focal Point Palm Trees 6 EACH 5,000.00 30,000 
Canopy Palm Trees 11 EACH 750.00 8,250 
Relocate Existing Solitaire Palm Trees 12 EACH 300.00 3,600 
Irrigation Area 34,107 SQFT 1.15 39,223 
Shrubs & Ground Cover 3,543 SQFT 4.00 14,172 
Mulch 66 CUYD 24.00 1,575 
Potting Soil 165 CUYD 26.00 4,287 
Coquina Rocks 1 ALLOW 25,000.00 25,000 
Sod 28,529 SQFT 0.35 9,985 
Type B Stacked & Planted 1,219 SQFT 12.00 14,628 
Prune Existing Trees 24 EACH 750.00 18,000 

Bamboo 816 SQFT 24.00 19,584 

SUBTOTAL LANDSCAPING 229,004 

.· ....... 

TOTAL COST SCHEME 1 8,594 SQFT 4,344,951 

SKATE PARK TOTAL I -253;7s71 
. · ...•. .:: 
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ESTIMATE DETAIL SCHEME 1 

DESCRIPTION QTY UNITS UNIT$ TOTAL$ 

A. Park & Recreation Pavilion 
New Building ·Single Story SQFT 220.00 N.I.C. 

SUBTOTAL PARK & RECREATION PAVILION 

B. Carl Fisher Clubhouse 
Skin 4,785 SQFT 30.00 143,550 
Roofing 1,785 SQFT 15.00 26,772 
Wood Roof Canopies 1,287 SQFT 45.00 57,915 
Interior Demolition 2,201 SQFT 7.50 16,508 
Renovate Interior 2,201 SQFT 105.00 231,105 
MEP 2,201 SQFT 47.50 104,548 

SUBTOTAL CARL FISHER CLUBHOUSE 580,397 

c. Little Stage Theater 
Skin 2,936 SQFT 30.00 88,080 
Roofing 2,926 SQFT 15.00 43,884 
Interior Demolition 2,131 SQFT 7.50 15,983 
Renovate Interior 2,131 SQFT 75.00 159,825 
MEP 2,131 SQFT 47.50 101,223 

SUBTOTAL LITTLE STAGE THEATER 408,994 

D. Theater Pavilion 
New Building· Single Story 1,320 SQFT 305.00 402,600 
MEP 1,320 SQFT 45.00 59,400 

SUBTOTAL THEATER PAVILION 462,000 

E. Shade Structure 
Tensile Fabric Structure 2,100 SQFT 45.00 94,500 

SUBTOTAL SHADE STRUCTURE 94,500 

F. Site Improvements 

Erosion Control 
Silt Fence 2,259 LNFT 2.50 5,648 
Hay Bales 100 EACH '12.00 1,200 
Maintain Silt Fences & Turbidity Barrier 8 MOS 500.00 4,000 
Turbidity Barrier 1,000 LNFT 20.00 20,000 

SUBTOTAL EROSION CONTROL 30,848 

Earthwork & Demolition 
Excavate & Redistribute On Site 1,429 CUYD 8.60 12,290 
Import Fill ·Based on using all excavated material 1,243 CUYD 14.00 17,406 
Grading 8,062 SQYD 2.50 20,155 
Strip 6" & Export 696 CUYD 12.00 8,351 
Demo Existing Planters 197 SQFT 12.00 2,364 
Demo Existing Concrete Slab w I Chattahoochee 13,862 SQFT 3.00 41,586 
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UTILE STAGE THEATRE COMPLEX 
MIAMI BEACH, FLORIDA 
PLANNING ESTIMATE 
AUGUST20,2008 

ESTIMATE DETAIL SCHEME 1 

BoY KEN 
I H T I RNA T I (IN A 1., 

IJESCilWfiON QlY UNITS UNIT$ fOIAL$ 

Earthwork & Demolition (Cont.) 

Demo Existing Concrete Ramps 1,024 SQff 3.25 3,328 
Demo Existing Concrete Slabs 20,092 SQff 2.00 40,184 
Demo Existing Concrete Benches 2 EACH 100.00 200 
Demo Existing Canopies 1,341 SQff 2.50 3,353 
Demo Existing Chain Link Fence 1!577 LNff 3.00 4,731 
Demo Existing Concrete Wali3'-6"H 242 LNff 25.00 6,050 
Demo Existing Storage Building 1,613 SQff 4.00 6,452 

SUBTOTAL EARTHWORK & DEMOLIDON 166,449 

Retaining Walls 
Foundations Low Wall 10'- SW x 12110 Continuous 244 CUYD 465.00 113/529 
Deadmen •I per !()(SF 66 EACH 400.00 26,368 
Waterproofing 3,700 SQff 4.75 !7,575 
Weeps &Gravel Drainage System 400 LNff 40.00 16,000 
Cast-In-Place Concrete Walls w f Reinforcing= 16" Thick 84 CUYD 760.00 63,643 
Cast-In-Place Concrete Walls w /Reinforcing= 2411 Thick 148 CUYD 760.00 112,593 
Stucco finish 6,290 SQff 6.00 37,740 
Erosion Control Fabric 2,000 SQff 250 5,000 

SUBTOTAL RETAINING WALLS 392,447 

Storm Drainage 
Structures Less Than 1QI Deep 12 EACH 2,000.00 24,000 
Trench Drains 132 LNff 24.00 3,168 
French Drains w Fabric/Rock Beds 819 LNff 75,00 61,425 
Siorm Lines Upio IS" 961 LNff 55.00 52,855 
Dewatering Allowance I l.SUM 75,000.00 75,000 

SUBTOTAL STORM DRAINAGE 216,448 

Potable Water 
Fire Hydrant Assemblies 4 EACH 3/500.00 14,000 
WaterLines 331 LNff 32.00 10,592 
Water Meters I EACH 4/500.00 4!500 
Back Flow preventers I EACH 18,000.00 18,000 
Fire Department Connection 2 EACH 1,200.00 2AOO 
Tap I EACH 12,000.00 12,000 
Detector Check Valve & Vault, Siamese, Line Uprades I EACH 31/500.00 31/500 

SUBTOTAL POTABLE WATER 92,992 

Sanitary Sewer 
Sanitary Sewer Une 126 LNff 40.00 5,040 
Cleanouts 3 EACH 150.00 450 

SUBTOTAL SANITARY SEWER SA90 

Site Electrical 
Electrical Distribution 1 l.SUM 218,000.00 218,000 
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UTILE STAGE THEATRE COMPLEX 
MIAMI BEACH, FLORIDA 
PLANNING ESTIMATE 
AUGUST 20, 2008 

ESTIMATE DETAIL SCHEME 1 

BoY KEN 
..• , - .... "'T I 0 HAl. 

DISCRII'IION QIY UNIIS UNll $ IOIAL$ 

General Items 
Dust Control 6 MOS 2,000.00 12,000 
Plaza Fountain 1 LSUM 40,000.00 40,000 
Flag Poles 3 EACH 2,500.00 7,500 
Temporary Access Roads & Maintenance 2,000 SQFT 20.00 40,000 
Temporary Fence 1,136 LNFT 9.00 10,224 
Repair Washington Avenue 1 LSUM 25,000.00 25,000 
Temporary Storm Cleaning 1 LSUM 10,000.00 10,000 
Roadway Cleaning During Construction 8 MOS 2,000.00 16,000 
Flagmen & Traffic Control 6 MOS 2,500.00 15,000 
Fountain- Theater Area 1 LSUM 20,000.00 20,000 
Benches/Trash Receptacles/Plant Urns 25 EACH 450.00 11,250 

SUBTOTAL GENERAL ITEMS 206,974 

Paving 
211 Apshalt f 811 Limerock I 1011 Stabilized Subgrade 361 SQYD 24.00 8,664 
Sidewalk Integral Curb 200 LNFT 9.00 1,800 
Concrete Sidewalks 1,200 SQFT 5.00 6,000 

SUBTOTAL PAVING 16,464 

Striping 
Parking= 411 White 280 LNFT 2.00 560 
HCSpaces 1 EACH 250.00 250 
Signs 1 ALLOW 1,200.00 1,200 

SUBTOTAL STRIPING 2,010 

Hardscape 
Colored Concrete 28,720 SQFT 11.25 323,100 
Colored Concrete Banding 1,000 LNFT 40.00 40,000 
Pavers 7,133 SQFT 12.00 85,596 
Crushed Shell 7,465 SQFT 4.50 33,593 
Concrete Ramps 721 LNFT 8.50 6,129 
Concrete Stairs 238 SQFT 15.00 3,570 
Type A Poured In Place Concrete Walls 3,919 SQFT 22.00 86,218 

SUBTOTAL HARDSCAPE 578,205 

Wood Decks & Walks 
Wood Decks over Land 1,983 SQFT 25.00 49,575 
Wood Dock 600 SQFT 85.00 51,000 
Wood Handrails 200 LNFT 45.00 9,000 

SUBTOTAL WOOD DECKS & WALKS 109,575 
Wood Structures 

Clubhouse Trellis 1,287 SQFT 40.00 51,480 

SUBTOTAL WOOD STRUCTURES 51,480 

.. ~·~·':'-, 
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UTILE STAGE THEATRE COMPLEX 
MIAMI BEACH, FLORIDA 
PLANNING ESTIMATE 
AUGUST 20, 2008 

ESTIMATE DETAIL SCHEME 1 
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BoYKEN 
INTI!RNATIONAI. 

DESCRIPTION QTY UNITS UNIT$ TOTAL$ 

Landscaping 
Evergreen Trees 52 EACH 450.00 23,400 
Canopy Ornamental Trees 1 EACH 6,500.00 6,500 
Flo~eringTrees 15 EACH 450.00 6,750 
Specimen Focal Point Palm Trees 6 EACH 5,000.00 30,000 
Canopy Palm Trees 11 EACH 750.00 8,250 
Relocate Existing Solitaire Palm Trees 12 EACH 300.00 3,600 
Irrigation Area 23,602 SQFT 1.15 27,142 
Shrubs & Ground Cover 4,576 SQFT 4.00 18,304 
Mulch 85 CUYD 24.00 2,034 
Potting Soil 376 CUYD 26.00 9,779 
Coquina Rocks 1 ALLOW 25,000.00 25,000 
Sod 18,500 SQFT 0.35 6,475 
Prune Existing Trees 20 EACH 750.00 15,000 
Bamboo 526 SQFT 24.00 12,624 

SUBTOTAL LANDSCAPING 194,858 

TOTAL COST SCHEME 2 7,752 SQFT 4,023,587 

SKATE PARK TOTAL I - -rn;s791 
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Program Level Estimate 
August 20, 2008 

SECTIONS 

EXHIBITS 

LITTLE STAGE THEATER COMPLEX 
MIAMI BEACH, FLORIDA. 
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C. LITTLE STAGE THEATER ON-SCREEN TAKE-OFF 
D. THEATER PAVILION ON-SCREEN TAKE-OFF 
E. SITE IMPROVEMENT ON-SCREEN TAKE-OFF 
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21st Street Community Center Historic Preservation Issues Report Preliminary Phase, 11105107 
Prepared by: Thorn Grafton, AlA, LEED AP 305-772-4258 For: Glavovic Studio I Architecture and 
Urban Design Owner: City of Miami Beach 

This report has the following goals: 
A Itemize and describe aspects of the existing historic buildings that should be addressed as part 
of the overall project Where possible, make specific recommendations on the resolution of the 
issue. 
B. Identify additional information that may be needed in order to resolve these issues. 
The primary historic preservation issues at the Historic 21st Street Community Center are enumer­
ated below, and referenced on the annotated photos attached to this report. 

1. Structural walls: 
General: Existing structural walls appear to be in reasonably good repair - significant structural 
restoration to reinforced masonry was accomplished in 1984. However, several areas show evi­
dence of repairs to surface cracking over recent years - a specification for exterior crack repairs 
will be included in construction documents. One specific concern will be to probe all openings to 
receive new windows and doors -the impact-resistance is dependent on solid concrete or other 
windframe to which to anchor these items. The large arched openings at the rear porch are solid 
concrete and do not need to be checked - representative sample of others should be. 
Clubhouse: At the gable ends of the Clubhouse building particularly, evidence of repair with stucco 
patching compound applied to surface cracks is visible (see Exterior Stucco Repair, below). 
Little Stage: No significant cracking was noticed. 

2. Floor structure- raised I slab on grade: 
Clubhouse: The floor currently is assumed to be wood frame with finished wood flooring over 
subdecking. See interior finishes for discussion of the wood flooring. There is a request to provide 
access to the underside of the building so that the structural engineer can complete the investiga­
tion and design for structural repairs. 
Little Stage: The floor of this building is assumed to be slab on grade in the lower areas, and may be 
wood frame in the elevated (south) portion where the bathrooms are located, if so the wood frame 
may hold concrete infill under bathroom tile (this was the accepted practice prior to the availability 
of cement board, to prepare wood frame to accept tile floors)- further investigation is needed. 

3. Roof framing and decking: 
Clubhouse: The roof framing is wood joists. There are "outrigger" joist extensions that support the 
roof overhangs. The condition of many of these outriggers is poor, due to the exposure, and they 
will need to be replaced on a case by case basis (many were replaced in 1984). The roof decking 
was partially replaced during the 1984 rehabilitation, with some existing roof tile left in place. It is 
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likely that some of the wood roof decking that was not replaced will need to be replaced now (there 
is evidence on interior plaster of roof leaks, particularly corresponding to the small dormers). Some 
destructive testing of areas in the roof decking would be recommended, unless attic access can 
be provided to examine from the underside. Please advise. See roofing system below for reroofing 
recommendations. 
Little Stage: Same as above, without flat roof areas. 

4. Roofing system -membranes, insulation, tile, drainage: 
Clubhouse: Spanish Stile was present on the buildings prior to the 1984 rehabilitation. The scope 
of that project was to repair the existing tile roof by matching new tile with existing. It is not known 
what type of roof tile was original to the building -any historic photos would be helpful for this issue 
and others. A full re-roofing is recommended to be able to check the roof decking (see above). Tile 
roofs are not easy candidates for long-term roofing guarantees. On the Miami High School re-roof­
ing, we are going through these issues now and can provide specifications and recommendations 
on types of tile. One of the recommendations will be rooftop insulation instead of insulating the 
interior attic or ceiling space. This will add appx. 4" to the exposed exterior edge of the fascia, 
which can be covered with copper flashing. 
Little Stage: same as above 

5. Exterior stucco and paint, general: 
Clubhouse: The 1984 restoration allowed a cost-cutting approach to the exterior stucco- it was 
spray-applied instead of hand applied. This has resulted in a less than authentic appearance for 
the exterior of the building - even an untrained eye can sense the modernity of sprayed stucco. 
Re-stuccoing the building will be a high priority for this project A specification will be developed so 
that much of the existing texture can remain. A bonding agent will be applied prior to the new hand 
applied stucco finish. Alternative texture samples will be applied to the building for final selection 
(historic photos would help with this, as well). 
Little Stage: same as above 
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6. Exterior decorative ornament: 
Clubhouse: In discussions with a highly experienced plastering contractor, we will develop a speci­
fication for repair to the ornamental moulding on the building exterior. By creating a negative mould 
from existing sections in good condition, the restoration can be accomplished. A detailed survey 
of the work required will be included in construction documents. 
Little Stage: similar to above 

7. Doors and windows: 
Clubhouse: The exterior doors and windows all need to be replaced. Untested wood doors and 
windows were used and now have either failed or are in the process of failing to remain weather­
tight (as would be expected of wood units, although better maintenance would have added a few 
years to their life). Aluminum clad wood doors and windows are recommended, as they will look 
more like the original wood elements, especially on the interior. There are a couple of changes to 
the current door I window configurations proposed on the sketched provided. Note the proposal 
for a more historically accurate replacement of the front windows, and also a recommendation 
for the rear porch doors. Any replacement for the rear doors is likely to be custom and extremely 
expensive. An idea would be to replace only the center set of doors, and refinish the other openings 
as windows with sill panels to recall the configuration of the existing doors. The rear door could also 
be shortened by appx. 6" to address the leveling of the sloping porch floor. (Note - these doors 

· were remade based on the doors that were in existence in 1984, historic photos would help to 
confirm the original configuration). 
Little Stage: The wood doors at the Little Stage need to be changed to aluminum clad - the main 
entrance door could have an upper glass lite, although doors directly to the theater space should 
be solid. 

8. Interior finishes: 
Clubhouse: Wood flooring in the main room were replaced in 1984. The floors are covered with 
carpet, so the condition is undetermined at this time. It is likely that the carpet has protected the 
surface finish, however may have accelerated overall deterioration through the retention of moisture 
and secondary invasion by termites. Carpet needs to be removed to determine the extent of repairs 
required. The plaster ceiling in the main room has been damaged by leaks and will need areas of 
replacement. 
Little Stage: There are few if any character-defining features in this building, so much greater 
latitude exists for a new interior design approach. This building interior was a complete gut and 
reconstruction, in 1984. 

9. Air conditioning equipment I ductwork: 
Clubhouse: A high priority for the project will be to minimize or eliminate any rooftop equipment, 
and if some is required to be replaced on the roof, then sight lines should be carefully studied to 
ensure there are no mechanical elements visible from typical sight lines. 
Little Stage: New ale unit required, similar philosophy as above. It is understood that one of the 
challenges is that ground level condensing units are problematic due to flood elevation. 
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10. Lighting: 
Clubhouse: No security lighting mounted to building. Site lighting with ballard type or pole mounted 
fixtures. Accent entrances with wall lights above. 
Little Stage: same as above 

11 . Sitework, landscaping, fencing: 
'Clubhouse: Very unfortunate fencing has developed over time that deprive the site of historic char­
acter. The pedestrian entrance from Washington Ave. is a missed opportunity to set the tone for the 
historic complex. The adjacent 1980's Park Building does not relate well to the Clubhouse complex 
-greater landscape buffering is needed, particularly low along the wall flanking the entrance walk 
from Washington Ave. (the building windows are disproportionately high and need a higher, more 
massive landscaped base). The fencing that separates the two facilities should be eliminated to 
make one large public landscaped garden, or alternatively the fence should be redesigned for 
compatibility with the historic complex. Plaza spaces and landscaping have a huge contribution to 
the historic integrity of this complex. The hardscape should be reduced near the buildings so they 
are set in green space as much as possible. 
Little Stage: same as above 

12. Accessibility for persons with Disabilities: 
Clubhouse: The single most important goal will be to eliminate ramps and handrails by making 
walkways that are sloped at a maximum of 1 :20 (no handrails required). This slope is believed to 
be exceeded in the rear porch area of the Clubhouse, technically making it a requirement to level 
that room. 
Little Stage: Public bathroom layouts have changed due to ADA and Florida Accessiblity code 
changes since 1984 - recommend complete rechecking of layouts for the bathrooms to ensure 
compliance. 

13. Roof and Site drainage: 
Clubhouse: Plumbing engineer to do roof drainage calculation and report to Architect the number 
and size of primary and emergency drains required - currently roof drainage is under required 
size. Civil engineer to provide strategy for site drainage, including hook-up of of roof drainage. Site 
drainage toward canal will continue to contribute to the poor condition of the seawall (and may be 
subject to jurisdiction of environmental agencies). 
Little Stage: same as above 
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(PREPARED IN ACCORDANCE WITH SECTION 26-5.B(3) 

OF THE MIAMI BEACH ZONING ORDINANCE NO. 1891) 
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TWENTY-FIRST STREET COMMUNITY CENTER 

I. GENERAL INFORMATION 

Historic Name: 

Miami Beach Golf Course Club 1-iousf! 

Current Name: 

Twenty-First Street Community Center 

Locationi 

2100 Washington Avenue 
Miami Beach, Florida 33139 

Present Owner: 

City of Miami Beach 

Present Occupant: 

City of Miami Beach 

. Present Use: 

Community Center 
Civic Theater 

Present Zoning: 

CCC· Convention Center District 

Tax Folio Number: 

02-.3227-00-0100 
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Boundary Description ofHP Zoning District: 

Beginning at intersection of west right of way of Washington Avenue and south 
boundry of Collins Canal in Section 27, Range 42 east, Township .53 south, for 
point of beginning, then south .510ft.; west 16.5 ft., north 4.50 to west 11.5 ft., 
north 160 ft., west 140 ft., north 70 ft.; northeast along south boundary of 
Collins Canal 43$ ft. to point of beginning. 

i 
N 

Dade .County Historic Survey Rating: 

Architectural Significance - 2 
Historical Significance - I 
Contextural Significance - l · 
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ll. SIGNIFICANCE 

Statement of Significance 

The Twenty-First Street Community Center Clubhouse, completed in 1916, is 
one of the oldest structures still standing In Miami Beach. Constructed by Car~ 
Fisher as the clubhouse for one of his three golf courses, this masonry 
construction building is an example of Eclectic style architect!Jre. It is 
architecturally distinguished by its intimate scale, and skillfully crafted details. 

The architect was August (Gus) Geiger, a close friend and associate of Carl 
Fisher. Geiger was the tenth registered architect in the State of Florida. He 
was extremely prolific during his long residence in Dade County, arriving at age 
17 in 190.5 and remaining until his death in 1968. 

In 1937 the theater and bandshell were added to the site. The theater, often 
referred to as the "Little Stage", was designed by Robert A. Taylor who also was 
the architect for the Bath Club. 

The theater utilizes some of the architectural vocabulary employed by Geiger in 
the Clubhouse but has toned down the intricate detailing on the major elements 
of the building. 

~ golf course w~ purchased by the City of Miami Beach from the Fisher 
Development in June, 1939, for S900,000. The Twenty-First Street Community 
Center is currently utilized by the local residents for a variety of recreation and 
educational programs and for evening entertainment activities, 

Relationship to Criteria for Designation 

l,a Listing· on the ['lational Register· of Historic Places 

j.b 

2.a 

The Twenty-First Street Community. Center is located within the Miami 
._ ~ach Architectural District which is listed on the National Register o:f 

Historic Places •. 

Owner Consent 

Jn Resolution No. 83-17323 adopted on April 20, 1!;183, the City 
.Commission of the City of Miami Beach gives its consent to the 
designation of Twenty-First Street Community Center. 

Goals and Purposes of Historic Preservation District Regulations 

The ·Twenty-First Street Community Center is of architectural and 
historic significance as stated in the Dade County Historic Survey, 
Furthermore, the designation of the Twenty-First Street Community 
Center would promote civic pride and preserve physical evidence of the 
City's heritage. 

5 
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The designation of the Twenty-First Street Community Center would 
contribute to the public awareness of historic preservation. ln addition, 
the designation of the community center would serve as an important 
example of the compatibility of restored, rehabilitated, or replaced 
structures within the Architectural District •. 

1. Association with events that have made significant contribution to 
the broad pattern of our history; · 

2. Associated with the lives of persons significant in our past; 

3. 

Among one of the first undertakings of Carl Fisher, the Twenty­
First Street Community Center is associated with the events and 
persons which have shaped the history of Miami Beach. 

Embody the distinctive characteristics of a type, period or method 
of construction, or that represent the work of a master, or that 
possess high artistic values, or that represent a significant and 
distinguishable entity whose components may lack individual 
distinction. 

The Twenty-:-First Street Community Center Clubhouse is 
architecturally noteworthy for its finely executed architectural 
design and sense of scale, and for its well crafted details. The 
architect, August Geiger, employed a classical sense of design 
through his use of sdtle, proportion and symmetry. These elements 
are expressed in a Spanish idiom of applied stucco ornaments, 
arcaded ground floor loggia and tile roof, combined with Dutch 
Colonial elements. 
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JII. HISTORICAL INFORMATION' 

Date Erected: 

1916 

Architect: 
'··.·.· 

··.,:'') ··': 

Augvst Geig~r .. · .. 

. Historical Context: 

Built in 1916, o~e year after the incorporation of ti)e City of Miami Beach, the 
Twenty-First Street Community .Center is the oldest municipal structure in the . 
City. It was constructed as the clubhouse for Carl Fisher's private and exclusive 
golf course. The building is very· close in .design to August Geiger's Miami City 
Hospital (also called 11The Alamo"} whi<:h was'deslgned in 1915. Geiger, with 
these two buildings, has created some of the earliest examples of Eclectic style 
architecture in the Miami Area. 

DRAFT I 
09 I 05/ OB 

glavovic studio inc. ................... 1Tft:fe stage theater complex 

basis of design report 



appendix E 2 

(X) 

'it> 

. , . 

. ·· ,. :~ ~:;,f.&~f 
• AERIAL VIEW OF CLUBHOUSE AND.THEATRE, SOUTH SIDE 

DRAFT 

09/05/08 

glavovic studio inc. 
TFttfe stage theater cOmplex 

basis of design report 

.. __ -~ • .-.! 

' 
. . . . . .:. ;~ 

... ~· .. 

/·'':·, 

-·-·-···.• 

·"-'·'· . 

. -;-~:~--



~----·--· 

·--.~_/ 

~ .... / 

;~--

•.·.· ... ·' 

·-.•.•. ··' 

\o,,.~··' 

· ........ -. 

··.·,,··· 

· .. ,._.:..-· 

'··~----

··., ..... 

·-.-.,..-.· 

·-:.;;::;-'' 

appendix E 2 

IV, ARCHITECTURAL INFORMATION 

Description of Buildings: 

The Twenty-First Street Community Center Clubhouse is a one-story building, 
It is comprised of a central hall, flanked on the north and s.outh by enclosed 
loggias, and with flat roofed wings extending to the east and west. The pitched 
tile roof contains chimneys on either end, and arch-windowed dormers. 
Connecting the clubhouse and theater is a low, covered walkway. The theater, 
also one-story, is a rectangular building with a pitched red tile roof. Wooden 
brackets support and decorate the eaves. A rough stucco skin surfac~s the 
facade of both buildings. 

Clubhouse South Elevation: 

At the center of the facade is a set of double doors. On either side of this 
entrance is a set of flagpole supports that have been capped. A set of two 
jalousie, aluminum windows flank the doorway. The tiled roof is pitched back, 
and meets the roof line of the enclosed loggia. It is supported by ornate wooden 
brackets, A row of lightbulbs have been added under the eaves but are 
incompatible with the facade. 

The clerestory wall of the central hall has five windows. They are separated 
Into three parts and are made of glass with wooden mouldings. The roof is 
pitched and covered with shingles. The three dormers have arched windows that 
are louvered, and there is a decorative relief trim on the upper edge of the 
dormers. 

Clubhouse· North Elevation: 

The central portion of the facade is characterized by a five arched loggia. The 
center arch has a set of double wooden doors. The two arches to the east are 
covered with wood paneling and a jalousie wirldow. The arch immediately to the 
west is treated in the same manner as the other two but the last. arch has been 
blocked in and a square, wooden trim window put in its place. Ahorizontal band 
of intricate relief work decorates the roof line of the loggia. The edge of the 

·parapet wall originally included six ornamental urns. The three that remain are 
badly eroded. The east and west wing extensions on. the north facade are 
identical. They consist. of a single arched window, wlth wooden mouldings. It is 
separated into three parts with the center section being a double hung window. 
The clerestory wall, windows, and dormers are identical to the south elevation. 

Clubhouse West Elevation! 

The central portion of the wing consists of a wooden door with double <lung 
wint:lows on either side. To the left and right of the facade are large arched 
windows with the same characteristics as described in the north elevation. The 

. parapet edge originally included a row of tile but the tile has since fallen off. · 
The center portion of the parapet is angled and is decorated with relief 
mouldings. Underneath this trim is a carved out circle, also with ornate relief 
work about its perimeter. 
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Clubhouse East Elevation: 

The parapet decoration of the east facade is identic~1 to the west. A single door 
with two double hung windows comprise the center section, to the left is the 
covered walkway that conneCts the clubhouse and theater. On the right side of 
the door is an apparent ~mall addition to the wing. · 

Description of Significant Interior Areas: 

. Central Hall - Ori the west end :is· a grand fireplace and mantle. At the east end 
is a staircase with finely carYed, wooden baluster and handrails. The flooring is 
of Dade County Pine. The· ceiling has graceful arched ribs, richly decorated. 

Theater East Elevation - An i~·terestlng rhythm is created with th~ use of angled 
parapets and tiled canopies over doors and windows. The ·parapet on the left is 
the largest of the four. It has a simple trim line decoz:ating the edge. All the 
windows h~ve wood mouldings. The remaining three parapets are smaller but 
have the·same simple trim. The eaves and tile canopies are supported by wooden 
brackets. 

Theater West Elevation- The tile canopies over the two entrances are supported 
by large wooden brackets. Large air-conditioning units cover three windows on 
the ·left side of the covered walkway. The remaining windows ar.e of jalousie 
type with aluminum trim.· · 

Theater North Elevation- The facade consists of a large angl~ parapet with a 
semi-circular, louvered window. The decorative trim is the same simple relief 
work found in the other elevations. Belo~, a rectangular window is centered on 
the facade. On the left side is the entrance to a public restroom. · 

. Theater South Elevation- The design of the south facade is basically the same as 
the north facade. However, the semi-circular window has been replaced by a 
ventilation fan and a metal hood placed over it. Concrete steps lead to a wooden 
door. There is a small jalousie window to the left of the door. · · 
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PLANNING CONTEXT 

Present Trends and Conditions: 

· The Twenty-First Street Community Center is a highly used public facility with 
regularly scheduled dances, theater events, meetings, classes, and exhibits. So 
as to continue· providing these services to the citizens of Miami Beach, the 
Community Center is the subject' of a two-part rehablJitation program: 

Firstly, the existing historic structure will be rehabilitated along· with the 
creation of a new dance floor and chess center. Rehabilitation plans have been 
completed and approved by the Secretary of State as being in conformance with 
the Secretary of the Interior Standards for Rehabilitation of Historic Structures 
(see Attachment 'A'). 

Secondly, a new .multi-use facility will be added on the site to meet the 
increasing needs of the Center users. The design contract for the new facility 
includes a Collins Canal/Twenty-Second Street Walkways, which will form a 
pedestrian link between the Garden Center, the Convention Center, the 
Twenty-First Street Community Center, the Bass Museum of Art, the Miami 
Beach PubHc Library, and the new Beachfront Park and Promenade. Funds for 
the rehabilitation of the! existing ·structure are provided by Community 
Development Block Grant Funds. Funds for the new facility and the Canal Walk 
are provided by a $2,000,000 City of Miami Beach bond issue. 

Conservation Objectives 

The Twenty-First Street Community Center is being nominated for designation 
to ensure the preservation of this · unique architectural and historically 
significant group of structures. In addition, designation will ensure the 
compatibiHty of the design of the new facility with the site and existing 
structures. · 
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VI. HP ZONING ELEMENTS 

· Boundaries: 

The boundaries. of HP Zoning have been drawn to include that portion of the ·Golf 
Course Subdivision as described in Section I. The official zoning map of the City 
shall indicate such boundaries and shall use the symbol HP-2. 

Major Exterior Surfaces Subject to Review: 

AU exterior facades of the clubhouse and theater shall be considered major 
exterior surfaces subject to review. 

Major Interior Areas SubJect to Review: 

· The clubhouse central hall and covered loggias, Including floor, walls, 
decorative mouldings, light fixtures, fireplace, and stairway shall be subject to 
review. 

Major Landscape Features Subject to Review: 

All major landscape features are subject to review. 

Evaluation Guidelines 

Tlie following guidelines shaH be used by the Historic Preservation Board to 
evaluate the appropriateness and compatibility of proposed development 
affecting the designated site: · 

U.S. Secretary of Interior's Standards of Historic Preservation 
Rehabilitation Projects. 

DRAFT I 

09/05/08 

glavovic studio inc. 
Ilttfe stage theater.complex 

basis of design report 

..... •::-,, 

.... •;• .. 

.. •;•::.;, 



( 
'· 

0 ,.. 
c 
!E. 

·~ 
I» 
"0 ~ 
"0 
CD 

:;! 

j 
.:!J 

0.. 
0 ,. 
" "' )'(' 

m 
N 

0 
<0 

Cl --.... 
0 ::0 
(.)') > 
'· :!1 0 
():) 



appendix E 2 

• CLUBHOUSE;. BREEZEWAY AT COURTYARD, EAST END 

(NOTE DETAILS ON PARAPET) 
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1: I'INJSHING ON 18TH .GREEN OF LA 
.GORCE OI'EN OOI.F TOURNAMENT, 

2. BAY SHOf'\E 001.1' CI.UBHOUIJI!, 
II. LA GORCE GOI.I' CLUBHOUSE. 
4. MUNICII'AL. 001.1' CLUBHOUSE, 
lS. NATIONAL GOLF 'TOURNAMENT ON 

"ONE OF OUR COUA:SSS. 

GOLF ON THREE COURSES AND OTHER 

.. ~ ..... .;jNI'I'I'IIIt/11 GOll>liNJ<, 0

~~8,;-6~~"1~~ airA<m~.,l .,,
0

.,,.,. 
. c ""''Y'I:o .sr.tr.e:-. 

PROMOTIONAL BROCI!URE, "L!JRE OF MtA!II BEACH", l93l 
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l' . .~ . '•(1jj . . 
\L,., ·o"·~A ~ 1~!lt .. · . .:·. ~~~4ij.~ 

. "f .. ·.·.~ .. 

t>~? ;t7 :z:l . ~t FLORIDA DEPARTMENTOFSrATE 

·~~~:,.OCT i 5 1981 . .:!) 

e.ct.:.to~ r; . ·· George Firestone . 
B)' · • ' ' : ' ' "--'-·of State . -. ·. ·.. . .: J'-f II.·:_ . 

&I . . I , 

.. O;.PAR1t~£..~t Ci 
ECONOMI~~LO~ENf 

.13)1_......,---

Sep.tember 28, 1981 ,· 

:·· .· ... 

DIVISION OF ARCHIVES. HISTORY 
AND R£CORDS 1-\AI'IACEMEHT •• 
. . L. Rot.~ Morrell. Dttector · 

1~)4&$-1'480 

In repiy' refer. 'tor 

its·.· j~nice 'L. ·Bordelon 
'Proj'ect Historian·· 

. . . .... . (9b4) 487-2333 

. ~y·>·. ·.·~:;~:;:dt~~~~:.~:;:.: .. ~-~;i;~::~;J. .. :·:.··:=:: ·, .::-:.. '/::.::":' ~- ~ :, . . . 
·· ·. ,',•·, bepa.rt!"iolit .of')l'C;oJ'\ollli,c .. Pev.o:.l!>~rnent , . .. · ... · 

. .. ~ ... : 

· :. c! t:Y I! all : · · . . · ·· : • · . · : · · . · •· 
:·:-;: · . 1·70o.'·.con'veritlo!) e.an~e;·:~ivl<::.· ·· . 

,, 

'·. Miellli Beach, Fiorida ' 3313!! • . ..;. • ·· . 

. 'Rio'.: ·-~~;.;;.C~e~~~/~t:: Au~~~t·;~~·/i:sra · ..• :.:· · . ...' ... 
·. :; :'' cu.lt'u'rai aesoQ~Ca .. ASS.esinae~t· Re<iuest'. ·: ',; . ~. · .. :. 

"·· · . Rehebilitetion· of .. "the, 2.lst:.street. com111unity· Center.·. 
· :Miami Bea."Ciit; nade. c~unty.,' Elor·iaa·. · · • · · ·. · . . : . : .. .... . . . . . ~ ... 

. near·:~ ...... x'a-n_e::. __ · ·.·: , .... .... :': .. · .... ·· .. 

. . . )·: .. · · ;_.i_P ·~c~o~danc~ ... ~lth .th~~ ~~o:~·~~ur~·:·.~on~a.i~e.i\n· 36. c.F. 11., 
· • Part .800· ("Procedures f~r the· .P:r.o1:e.c;:t:l.'dl\ 'of 'l!isto:o:'ic and ·· · 

: .. 

· · cultural Properti"ea"); we. have r.!'vi0wed tlie above ·referenced 
· project .fo.r, poss'~bl,e impact to:' archae!'!l'ogical .and ·.historical 

si:tes. oi:. p~~:opertiel! liat·ea, ·or eligib.le' foro. listing,· iii the 
National'tte'giste'r ~ Hil\toric ~·, The ~uthbr.ities. for· . 
these procedures are the National Historic Preservation ·.Actc 
of ·196& . CPublfc: Lew' 8'9-ii&!;,: • ..-.-A .. anded i:.y· P~i.: ·91-243;. P .L. · 
93-·54, ·p •. L~ g~·-.4'22, .:P.L. · 9_4-451!, :·ap<! P.X.. 96,..-SlS and. Presid~n· 
•tlal Ex.iep'utive. Order 11593.· C"Pr.oteatio~ an.d. Enhancement of the', 
.culturaf,Envi·ronmen.t•). · · '· · 

I • ~ 

'Qa,;fd. Ferro, lj>reservati.on,Architect for the Di~ision of 
Archives·, Hist~ry and Records Managemen;, has reviewed the plans 
and &pacifications fo~ the:rehabilitation of the 21st Street 
Community Center. It is 't:be determination of. this office tba't •th.> 
proposed rehabilitation has ·mai'\taine<! the ·archi'tectural integrity 
and standards of the original structure through'the application of 

·l 

·the Secretary of the Interior's Guidelines. It is, therefore, the 
'opinion of this agency. 'that the proposed project will have a beneficial 
effect on.'the subject pro:p,erty, and should be allowed to ~roceed. · 

F'I.DRIDA-§.t.;!_te ofJ.bt Arts 
ATTACHMENT 'A' 

The Capitol.· Tallahassee, Florida 32301 • (904~488-3680 
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Ms. Gladys A. Kane 
September 28~ 1981 
Page '.l'wo· 
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.. 
We commend ~he sensitive treatment of the reha~~iitation'of 

the Community Center.· ·And on behalf of the Secretary 'of·sta:te,· 
George Firestone, we ~hank ~ou for your intere•t and c6opera~ion. 
in preserving Florida's historic resources. .. · 

.·. 

.. 

.· 

GWP:Beh· 
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ORDINANCE NO: 84-2402 

AN ORDINANCE OF THE CITY OF MiAMI BEACH, FLORIDA, 
AMENDING ORDINANCE NO. 1891, THE SAME .BEING THE 
COMPREHENS!YE ZONING ORDINANCE AND THE MAPS 
ATTACHED THERETO BY DESIGNATING THE 21ST STREET 
COMMUNITY CENTER, 2100 WASHINGTON AveNUE AS AN 
HISTORIC PRESERVATION SITE AND BY EXCLUDING THE 
SUBJECT PARCEL OF LAND FROM THE CCC CONVENTION 
CENTER DISTRICT AND INCLUDING THE SAME IN THE CCC/HP, 
CONVENTION CENTER/HISTORIC PRESERVATION ZONING 
DISTRICT; REPEALING ALL ORDINANCES IN CONFLICT 
THEREWITH; PROVIDING FOR SEVERABILITY; AND PROVIDING 
FOR AN EFFECTIVE DATE 

BE IT ORDAINED BY THE CITY COMrlliSSION OF THE CITY OF MIAMI 

BEACH, FLORIDA: 

SECTION 1: That the following parcel of land identified as follows: 

Beglnnli.g at Intersection of west right of way of Washington Avenue and south 
boundary of Collins Cane1 in Section 27, Range 42 east, Township 53 south, for 
point of beginning, then south 510 ft.; west 165 ft., north 450 to west 115 ft., 
north 160 ft., west 140 ft., north 70 ft.; northeast along south boundary of 
Collins Cane1 435 ft. to point of beginning. 

and as shown on Exhibit "M, which Is attache\~ and made a part hereof, be and the same is 

hereby designated an historic preservation site and is excluded .from the CCC Convention 

Center District and Included In the CCC/HP Convention Center /Historic Preservation 

District as said districts are defined and set forth In Zoning Ordinance No. 1891. The 

official zoning map pf the City of Miami Beach shall lndicat~ the boundaries of this 

designation-and shall use the symbol CCC/HP-2. Pursuant to Section 26-5 C(3) of Zoning 

Ordinance No. 1891, the elements of this property which are subject to review and the 

evaluation guidellnes are contained on p. 12 of the 21st Street Community Center 

Designation Report, adopted by the Historic Preservation Board on September 22, 1983, and 

amended by the City Commission January 18, 1984. 

SECTION 2: All Ordinances or parts of Ordinances in conflict herewith be and the same 

are hereby repealed. 

SECTION 3~ SEVERABtuTY. If any section~ sub-.sectJon, sentence, clause, phrase, or 

portion of this Ordinance Is, for any reason, held invalid or unconstitutional by any court of 

competent jurisdiction, such portion shall be deemed a separate, distinct and independent 

provision and such hold shall not affect validity of the remaining portions of this Ordinance. 

SECTION•: EFFECTIVE DATE 

This Ordinance shall take effect days after adoption, on 
February Uth • J9R~-
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Participants in the project implementation process will include the city, the 
consultants and contractor implementation objectives after final BOOR ap­
proval. City to obtain: 
- Obtain additional funding 
- Additional agency approval 
- Design documentation 
- Bidding! Award 
- Construction 

The construction phase will involve: 

(1) identifying the location of all existing utilities, their access and disconnect 
points. 
(2) the demolition of the bandshell, selected demolition of the CFC and LST, 
demolition of existing walkways, fencing and other existing site elements. 
(3) soils testing and engineering analysis. 
(4) remodeling, renovation and historic preservation of existing CFC and 
LST 
(5) construction of new accessory buildings, skate plaza and other park 
site elements. 
(6) landscaping and site lighting. 

The construction staging process will take into consideration the accomo­
dation and minimal disruption to current tenant operations on the site. 
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According to market research firm American Sports Data, Inc. (ASD), there are 12.5 million skateboarders today, up an 
astounding 60 percent from 1999, when there were a mere 7.8 million of them on the nation's sidewalks and streets. It's 
no surprise that skateboarders are predominantly young and predominantly male. According to ASD, 85 percent of those 
who have used a skateboard in the past year are under age 18, of those, 7 4 percent are boys. 

For the sake of simplicity, the psychographic analysis was conducted on skateboarders who are 12- to 17 -years-old and 
use data from Simmons Market Research Bureau's latest in-depth survey of 3,237 teens conducted from April 2000 to 
May 2001. Because there are often distinct psychological differences between casual skateboarders and die-hard board­
heads, we will also differentiate between the 15 percent of teens who said they skateboard once in a while or sometimes 
and the 8 percent who said they skate every chance they get. 
At first glance, skateboarders seem to fall in line with what is deemed stereotypical of the skateboarding culture. According 
to Simmons, avid skateboarders (those who say they skate every chance they get) are significantly less likely than their peers 
to agree with the statement "I get along with my parents." While 7 4 percent of non-skating kids ages 12 to 17 and 70 
percent of casual skaters of the same age say they get along with their parents, only 62 percent of avid teen skateboarders 
say the same. Perhaps that's because many skaters (69 percent of avid skaters and 56 percent of occasional board riders) 
say their ideas are "very different" from those of their parents; 45 percent of non-skateboarding teens feel their ideas are 
similarly divergent. 

But individualistic thinking doesn't necessarily translate into a slacker attitude so commonly assumed to be held by skate­
boarding teens. According to Simmons, teens who skate are just as likely as those who don't to say "it's important to work 
hard at school" and that they "enjoy going to school." They're also generally on par with other teens when it comes to seek­
ing higher education: 86 percent of casual skaters and 83 percent of avid board-heads say they would like to go to college, 
compared with 86 percent of non-skaters who say the same. 

Whatever you do, don't call skaters conformists. The survey suggests that many of today's trendsetters and early adopters 
may have been board-heads in their youth. Simmons repcrts that avid skaters are 32 percent more likely than the average 
teen to say they are always the first to try new things and 58 percent more likely to consider themselves experts in new 
technology. 
Furthermore, 52 percent of avid skaters say they are very stylish and 31 percent say they like to stand out in a crowd, 
compared with 45 percent and 24 percent, respectively, of all teens. 

. . . . (9 iV\!AtV\lBEACH 
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•·. PRECEDf:[\11$ ;-HISTORY+ CULWRE OF SKATEBOARDING 
http://findarticles.com/p/articles/mi_m4021 /is_2002_0ct_1 /ai_92087 410 
American Demographics > Oct 1 , 2002 2100 washlngt.on avenue 

miami beach. fl 33139 189 
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The National Safetv Council offers this guidance: 

Protective Gear 
[check] Boards have varying characteristics for different types of riding (e.g., slalom, freestyle or speed.) Some 
boards are rated as to the weight of the user. 
[check] Protective equipment, such as closed, slip-resistant shoes, helmets, and specially designed padding, 
may not fully protect skateboarders from fractures, .but wearing the gear can reduce the number and severity 
of cuts and scrapes. 
[check] Padded jackets and shorts are available for skateboarders, as well as padding for hips, knees and 
elbows. Wrist braces and special gloves also can help absorb the impact of a fall. 
[check] The protective equipment currently on the market is not subject to government performance stan­
dards, and careful selection is necessary. 
[check] In a helmet, look for proper fit and a chinstrap; notice whether the helmet blocks vision and heating. If 
padding is too tight, it could restrict circulation and reduce the ability to move freely. Loose-fitting padding, on 
the other, could slip off or slide out of position. 

How to Fall 
[check] If you are losing your balance, crouch down on the skateboard so you won't have as far to fall. 
[check] In a fall, the idea is to land on the fleshy parts of your body. 
[check] If you fall, try to roll, rather than absorb the force with your arms. 
[check] Even though it may be difficult during a fall, try to relax your body, rather than go stiff. 
Tips for Using a Skateboard 
[check] Give your board a safety check each time before you ride. 
[check] Always wear safety gear. 
[check] Never ride in the street. 
[check] Obey the city laws. Observe traffic and areas where you can and cannot skate. 
[check] Don't skate in crowds of non-skaters. 
[check] Never have more than one person on a skateboard. 
[check] Never hitch a ride from a car, bicycle or other such means. 
[check] Don't take chances; complicated tricks require careful practice and a specially designated area. 
[check] Learn to fall--practice falling on a soft surface or grass. 

Also, the US. Consumer Product Safety Commission suggests: 
Skateboard use and safety should be discussed with parents and children. Children under five years of age 
should be strongly discouraged from using skateboard because they lack coordination and judgment Protec­
tive headgear should be worn at all times to protect against head injury. Appropriately designed padding may 
prevent injuries to the extremities, particularly to the knees, elbows and hands. 
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Protective Gear Components 

Helmet 

~ I . 
Knee Pads 

Wrist Guards 
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