
Meeting Date: 3-1,0-15 Agenda Item 

13 
REQUESTED COMMISSION ACTION: 

Consent Ordinance Resolution X Consideration! X Presentation 
Discussion 

SHORT TITLE Presentation and Requested) Approval of the Pier Parking Garage Demand and 
Revenue Study and Authorizing the Finance Director to Coordinate and Reguest 
Such Changes to the Study as May Be Required As Part of the Project Financing 
Process. (no cost). 

Summary of Purpose and Why: 

On September 23, 2014, the City's Parking Consultant, Lansing Melbourne Group (LMG) presented excerpts 
from a Draft Revised Parking Garage Demand and Revenue Study (the "Study") to the City Commission (initial 
study was issued in August 2013). Revision to the Study was necessitated by amendments to the Pier 
Development Agreement, availability of additional and more current data, as well as to include information 
requested by the City's Finance Team. The City contracted with LMG to prepare the Study in order to predict 
the parking demand that might be generated by the development underway at and around the pier and to develop 
pro forma projections for revenues that might be generated by that demand, while factoring in anticipated costs to 
operate and maintain the Pier Parking Garage (the "Project'). The core objective of this exercise was to 
demonstrate projected net revenues that may be available to provide a source for repayment of external financing 
to be obtained for the Project. The Study will also serve as a reference for nationally recognized rating agencies, 
which will be requested to provide a rating for the City as it relates to the planned financing. 

The presentation will also revisit current costs associated with the proposed Project (to date), the planned 
financing structure, assumed annual obligation s through maturity as a result of the financing (based on current 
market conditions) and the availability of projected Parking System Net Revenues as a source of repayment for 
the resulting financing planned to be obtained. 

Staff is requesting approval of the Study in substance and authorization for the Finance Director to make such 
changes to the Study as may be necessary to facilitate the planned financing (i.e. change in project cost 
components and other minor changes). 

Accomplishing this item supports achievement oflnitiative 9.1, Expand & Enhance Parking 
Facilities ill the City. 

(1) Origin ofrequest~rthisaction: ~Fi~n~a~nc~e~D~e~pa~rt~m~en~t~~~~~~~~~~~~~~~~~~~ 
(2) Primary staff contact: Suzette Sibbie, Finance Director Ext. 4680 
(3) Expiration of contract, Wapplicable: ~N~A~~~~~~~~~~~~~~~~~~~~~~~~~ 
(4) Fiscal impact and source of funding: ~N_A~~~~~~~~~~~~~~~~~~~~~~~~~ 
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T
he C

ity o
f P

om
pano B

each (the "C
ity") has retained Lansing M

elbourne G
roup ("LM

G
") to prepare the follow

ing forecasts 
of parking dem

and and revenue as part o
f its efforts to redevelop the P

om
pano B

each P
ier area, including by financing 

the construction o
f a public garage (the "G

arage") and related facilities and im
provem

ents consisting o
f roadw

ays, on 
street parking, w

ater and sew
er distribution lines, storm

w
ater m

anagem
ent, sidew

alks and landscaping (collectively, "T
he 

P
roject"). 

LM
G

 w
as form

ed in 2003 in response to the partners' desire to provide detailed, creative products and solutions 
for our clients in an intim

ate and m
anageable environm

ent. 
A

s a sm
all firm

, the P
rincipals have direct hands-on im

pact on 
e

ve
ry project and w

ith e
ve

ry client.. LM
G

 is m
ost interested in highly dem

anding and unique projects located in dow
ntow

n 
spaces, hospitals, m

edical centers, universities, and other high density settings. 
W

e specialize in providing boutique, 
niche services specifically related to 

public private venture planning, parking econom
ics and financial advising. 

LM
G

 
team

s w
ith like-m

inded creative individuals and firm
s across the country such as W

achovia C
apital M

arkets, T
he C

arlyle 
G

roup, G
E

 C
apital, F

ortress Investm
ents and U

rban A
m

erica to provide state-of-the-art and unique solutions. 

LM
G

's founders have been actively involved in setting policies and recom
m

ended guidelines in the planning and parking 
industry for over 25 years. T

he P
rincipals are trained as professional engineers (registered) as w

ell as land use planners 
(certified by the A

m
erican P

lanning A
ssociation) w

hich underlies their w
ide-ranging approach to developing projects that 

are not only creative, 
but also buildable and 

financially feasible. 
LM

G
 

is an 
international firm

 
w

ith 
clients including 

P
etronas (M

alaysia), C
ity o

f S
hanghai, P

R
C

, H
yderabad, India, and the V

irgin Islands. 

In 2012, the C
ity, w

ith input from
 its C

om
m

unity R
edevelopm

ent A
gency (the "C

R
A

"), entered into an agreem
ent (an 

am
ended 

agreem
ent w

as 
subsequently approved 

by the 
C

ity 
in 

2014) w
ith 

a 
developer to 

construct 
and 

operate 
com

m
ercial buildings at the foot o

f the pier and on an existing surface parking lot im
m

ediately w
est o

f the pier. 
T

his n
e

w
 

developm
ent, along w

ith the investm
ent the C

R
A

 recently m
ade along P

om
pano B

each B
oulevard to beautify and provide 

convenient beach access and am
enities, is anticipated to significantly intensify the dem

and fo
r parking in the im

m
ediate 

area. 
T

he purpose o
f this study is to quantify this dem

and, 
provide a m

ethodology to 
estim

ate potential 
revenues, 

estim
ate the appropriate size fo

r a parking garage to m
eet this dem

and, and provide benchm
ark data fo

r the operational 
expenses that m

ight be experienced. 
T

his report is an update o
f the original dem

and and revenue forecast prepared in 
A

utum
n 2013 and is being prepared as the C

ity has taken im
portant steps tow

ard the com
pletion o

f its goals. 

N
e

xt S
te

p
s 

W
ith the dem

and value now
 quantified, and revenue projections com

plete, the C
ity should proceed w

ith the follow
ing 

tasks: 
o 

U
se the study and historical data to illustrate the financial projections fo

r the P
arking E

nterprise F
und 

o 
E

ngage underw
riters and financial advisors to obtain appropriate financing fo

r the P
roject 

o 
U

ndertake construction o
f the P

roject. 
N

ote that this task is underw
ay as o

f this w
riting. 

T
he C

ity has selected a 
design build team

 that is preparing plans to construct the project at an estim
ated guaranteed m

axim
um

 price o
f 

approxim
ately $17.6 m

illion, and has retained LM
G

 to act as its ow
ner's representative in the process. 
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T
he pier area is a destination for recreational dem

and from
 the entire region. 

A
s developm

ent has intensified o
ve

r tim
e on 

• • • • • • • 

the southeast coast o
f F

lorida, the opportunities for public access to w
ide open 

areas of beach have dram
atically decreased, to the point w

here the P
om

pano 
P

ier area is particularly unique and attractive. 
B

ecause o
f this phenom

enon, 
estim

ation o
f dem

and for parking in this location m
ust include a m

acro look at 
the grow

th o
f the entire area and the character o

f dem
and at sim

ilar beach 
locations, in addition to the im

m
ediate vicinity. 

T
he analysis m

ust also take 
into account the specifics o

f the pier redevelopm
ent proposal solicited by the 

C
R

A
 along w

ith physical changes to the supply that w
ere part o

f the recent 
streetscape project on P

om
pano B

each B
oulevard

. 
T

herefore, the report w
ill 

present dem
and forecasts in the follow

ing sections: 

P
om

pano B
each D

em
ographic C

haracteristics and G
row

th 
B

each P
arking in B

row
ard C

ounty 
E

xisting O
perating C

haracteristics 
P

ier R
edevelopm

ent P
lans 

S
um

m
ary o

f D
em

and for P
arking at the P

ier 
P

roject D
etails 

P
roform

a O
perations 
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P
o
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an
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 B
e

a
c

h
 D

e
m

o
g

ra
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ic

 C
h

aracteristics a
n

d
 G

ro
w

th
 

D
ata regarding P

om
pano B

each grow
th characteristics is draw

n from
 the "C

ity o
f P

om
pano B

each T
ransportation C

o
rrid

o
r 

S
tudies" (K

im
ley H

orn A
ssociates, M

ay 2013). 
A

 com
plete copy o

f that report, "E
conom

ic A
ssessm

ent", is available from
 

the P
om

pano B
each C

R
A

. 

H
ighlights from

 the report include: 
• 

P
om

pano B
each P

opulation G
row

th rate o
f 7 percent from

 2005-2011 is significantly higher than B
row

ard C
o

u
n

ty's 
overall rate o

f 1 percent fo
r the sam

e period 
• 

T
he C

ity has 42,420 households, a 21 percent increase since 2000 
• 

C
ity w

ide, household incom
e has increased 12%

 over the 2005-2011 period, but is low
er than the county m

edian
. 

• 
T

he C
ity's econom

ic base show
s a significant level o

f econom
ic diversification in a w

ide range o
f industries. 

O
verall, the C

ity appears to be receiving m
ore than its fair share o

f both population and econom
ic grow

th in B
row

ard 
C

ounty. 
T

his trend can be anticipated to continue fo
r at least the next 5 years, given the C

ity's geographic spread and 
available housing inventory and assum

ing current econom
ic and other factors im

pacting such grow
th rem

ain generally 
unchanged. 

W
hile not necessarily a num

erical input to any o
f the parking dem

and analysis, it suggests a positive bias in 
our analysis o

f future dem
and fo

r beach parking from
 the general public sim

ply due to the grow
th o

f the population. 
T

able 
2-1 from

 the report is reproduced below
 fo

r reference. 
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B
each

 P
arkin

g
 in

 B
ro

w
ard

 C
o

u
n

ty 

B
row

ard C
ounty's 27 m

iles o
f beach (3 m

iles in P
om

pano B
each) are fully developed, w

ith m
any undergoing substantial 

redevelopm
ent efforts. 

In m
ost cases, parking garages have already been constructed o

r are u
n

d
e

r consideration. 
T

he 
C

ity o
f H

ollyw
ood already provides garage parking for beachgoers w

ithin the city and has recently begun the process o
f 

site location and design fo
r three m

ore
. 

In D
ania B

each, the John Lloyd S
tate P

ark facility has recently undertaken a 
significant addition o

f surface parking. 
F

ort Lauderdale began design on at least three new
 parking garages last year fo

r 
the core beach area. 

Lauderdale by the S
ea is currently under construction w

ith a streetscape project and is actively 
considering a parking garage to respond to grow

ing dem
and. 

T
o the north of P

om
pano B

each, D
eerfield B

each has a 
parking garage for beach goers along w

ith large surface lots. 

T
he general trend appears to be m

oderate size garages (500 to 700 spaces) that are spaced at least three blocks apart in 
the m

ost dense beach areas (H
ollyw

ood B
each). 

T
his reflects the fact that w

hen providing for beach parking, w
alking 

distances effectively lim
it the m

axim
um

 am
ount o

f parking that is useful in a
n

yo
n

e
 facility

. 
It appears that the 500-700 

space size is the m
axim

um
 practical population for a given am

ount o
f beach w

ithin the 
distance that people are w

iling to w
alk and still have an acceptable am

ount o
f private 

space w
hen they get to the beach. 

O
n 

the 
follow

ing 
page 

is 
a 

table 
sum

m
arizing 

a 
survey o

f beach 
parking 

policies 
conducted by C

ity S
ta

ff in 2012 and updated by LM
G

 in 2014. 
N

ote that in general 
P

om
pano B

each w
as the m

ost affordable hourly rate fo
r beach parking am

ong cities in 
B

row
ard C

ounty. 
E

ach C
ity provides som

e m
ix o

f on-street parking, surface parking, 
and structured parking w

ith the on street alw
ays being the m

ost expensive. 
M

ost other 
cities offer pay by 

phone and 
credit card 

paym
ents. 

N
early all 

offer som
e form

 
o

f 
discounted annual pass fo

r residents that allow
s for o

ff street parking during the sum
m

er 
season. 

.4 
Q

!F
 

P
ier G

arage D
em

and an
d

 R
evenue S

tudy 

U
pdated S

pring 2015 
P

age 5 o
f4

0
 



D
ata R

e
q

u
e

ste
d

 

B
o

ca
 R

a
to

n
 

D
e

lra
y B

e
a

ch
 

F
o

rt L
a

u
d

e
rd

a
le

 

P
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2014 

P
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T
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C
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a
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a
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C
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P
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C
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V
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C
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C
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E
xistin

g
 O

p
eratin

g
 C

h
aracteristics 

T
he system

w
ide parking operations w

ere exam
ined and analyzed to develop a six year historic com

pilation o
f revenues 

and expenses. 
T

his inform
ation is current as o

f S
eptem

ber 30, 2014, and w
as developed in concert w

ith the C
ity F

inance 
D

epartm
ent w

ith assistance from
 other departm

ents that participated in the adm
inistration o

f parking policy p
rio

r to the 
establishm

ent o
f the P

arking E
nterprise F

und on O
ctober 1, 2013. 

P
rior to the establishm

ent o
f the P

arking E
nterprise 

F
und, 

all parking related activity w
as accounted fo

r w
ithin the C

ity's G
eneral F

und. 
A

s the concept o
f an organized 

system
 of parking revenue collection, policy enforcem

ent and recognition o
f expenses has m

atured o
ve

r the past fe
w

 
years, the grow

th trends have becom
e m

ore consistent and the revenues generated have becom
e m

ore robust. 

A
fter analysis o

f the specific expenses w
e added an adjusted line w

hich is at the bottom
 o

f the chart called "Incom
e N

et o
f 

S
pecial Item

s" to reflect the fact that there w
ere significant one tim

e expenses in 2010 and 2013. 
T

hese reflect large 
purchases o

f m
eters and other equipm

ent that w
ill be used over m

any years. 
F

uture years w
ill see significant positive 

results because o
f the w

ay these expenses w
ere previously recorded by the C

ity's F
inance D

epartm
ent. 

A
lso, the reader should note that F

iscal Y
e

a
r 2012 w

as the year that P
om

pano B
each B

oulevard w
as under construction 

and so there w
as no revenue fo

r an extended period o
f tim

e in one o
f the m

ost valuable parking areas in the C
ity. 

S
ince 

the w
ork has been com

pleted, revenue is grow
ing strongly and is expected to continue in this pattern. 

P
om

pano B
each 

B
oulevard is located east o

f the garage, running in a north south direction along the beach itself and contains on-street 
angled parking on its east side (northbound). 

N
ote also that expenses have grow

n faster than revenue prim
arily because 

of the efforts o
f the F

inance D
epartm

ent to m
ore accurately assess the cost o

f parking w
ithin the C

ity o
ve

r the past year, 
in addition to the high cost o

f the B
row

ard S
herriff's O

ffice ("B
S

O
") parking enforcem

ent activities. 
H

istorically, the C
ity 

has contracted w
ith B

S
O

 to provide parking enforcem
ent services as part o

f its overall police services contract. 
T

his 
practice w

ill be phased out w
ith the addition o

f private operations m
anagem

ent by D
enison P

arking ("D
enison") starting 

M
ay 1, 2015. 

T
his m

ost recent fiscal year also represents the first year that a tourist developm
ent coordinator function 

w
as added to the P

arking E
nterprise F

und budget, som
ew

hat skew
ing the expense grow

th. 

It is believed that the current level o
f expenses now

 represents w
hat w

ill likely be a m
ore stabilized value representing the 

C
ity's likely costs to collect the revenues generated by its parking system

 going forw
ard, particularly since the C

ity has 
recently selected an outside third party (D

enison) to 
m

anage the parking operations starting M
ay 1, 2015. 

W
ith the 

assistance o
f D

enison, the C
ity w

ill em
bark upon a com

plete review
 of its existing parking operations to include, but not be 

lim
ited to, parking rate structure and available parking technology to enhance operations. 
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C
ity o

f P
o

m
p

an
o

 B
each 

C
u

rren
t P

ark
in

g
 F

u
n

d
 Incom

e S
tatem

en
t 

A
udited 

R
evenues 

2008 
2009 

2010 
2011 

A
lsdorf B

oat L
ot F

ees 
108,054 

102,150 
103,360 

107,311 

M
unicipal P

ier P
arking 

-
-

117,480 
264,850 

R
esident P

arking P
erm

it 
-

-
236 

8,948 

O
ceanside P

arking F
ees 

79,742 
69,689 

66,879 
67,224 

S
treet P

arking M
eters (includes 16 st. lot) 

75,616 
67,256 

95,049 
107,146 

-
B

each P
arking (tem

p lot, P
B

B
 on street, 

142,471 
160,841 

161,224 
162,934 

other on street) 
-

H
illsboro Inlet P

kg (new
 in F

Y
 2015) 

-
-

-
-

-
P

arking C
itations 

157,419 
166,863 

162,657 
206,321 

C
om

m
ercial V

ehicle C
itations 

-
-

1,375 
7,250 

L
and R

ent 
36,000 

36,000 
8,000 

-
Interest E

arnings 
-

-
-

• 
-

T
o

tal R
evenues 

599,302 
602,799 

716,260 
931,984 

(a) 
A

ssum
es construction on garage com

m
ences M

ay 2015, so P
ier lot revenue pro rated for F

Y
 2015 

-
-

---

_

~

c

_

~

~

_

 .. _ 
_ ._._ ..... 

'-
-
-
-

P
ro

 
F

o
rm

a 
,
-
-

2012 
2013 

2014 
\ 

2015 

100,656 
152,407 

189,246 
228,675 

285,259 
245,357 

3
2
8
,
0
~
2
 

233,339 
(a) 

8,325 
7,254 

11,933 
13,920 

65
,694 

78,345 
109,9'62 

115,242 

158,410 
87,268 

155,217 
161

,860 

2,079 
395,417 

535,980 
553

,882 

-
-

-
54,750 

198,080 
221,383 

311,523 
327,373 

11 ,748 
475 

250 
2,000 

-
-

-
-

-
-

4
,799 

5,279 

830,251 
1,187,906 

1,642,153 
1,696,320 
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A
ctual 

P
ro

 
F

o
rm

a 
E

xpenditures 
2008 

2009 
2010 

2011 
2012 

I 
2013 

2014 
2015 

P
arking E

nforcem
ent 

178,971 
232,778 

253,320 
286,415 

319,171 
311

,906 
344,486 

210
,925 

(a) 

T
ourist D

evelopm
ent 

-
-

-
-

-
78,873 

132,345 
148,415 

L
abor 

-
-

31,323 
31,323 

31,323 
31,323 

-
-

(b) 

C
apital purchase and replacem

ent 
-

-
150,614 

1,125 
-

167,676 
50,346 

-
C

IP
-D

ivitos L
ot 

-
-

-
-

-
-

'-
74

,680 

S
pecial L

egal 
-

-
-

-
-

-
4,725 

-
P

rofessional S
ervices 

-
-

-
-

-
-

6,055 
180,650 

(c) 

L
and R

ent 
-

-
-

-
-

-
3,600 

247,146 
(d) 

A
ccounting and A

uditing 
-

-
-

-
-

-
2,402 

705 

A
dm

inistrative S
ervice C

harge 
-

-
-

-
-

-
85,000 

86,960 

Inform
ation T

echnology C
harges 

-
-

-
-

-
-

9,968 
18,773 

Insurance -
R

isk G
eneral 

-
-

-
-

-
-

10,000 
10,000 

P
ostage 

-
-

-
-

-
-

15 
-

A
dvertising 

-
-

-
-

-
-

132 
2,000 

Supplies 
-

-
1,210 

-
2,654 

4,906 
7,299 

7,299 

T
elephone 

-
-

1,897 
3,129 

3,832 
4,560 

6,800 
6,000 

M
onitoring 

-
-

720 
2,130 

3,060 
9,360 

-
-

E
lectricity 

-
-

216 
216 

216 
216 

-
300 

C
redit C

ard F
ees 

-
-

2,254 
3,430 

7,377 
15,335 

33
,234 

50,000 

T
otal E

xpenditures 
178,971 

232,778 
441,554 

327,768 
367,633 

624,155 
696,407 

1,043,853 

N
et O

perations 
420,331 

370,021 
274

,706 
604,215 

462,618 
563,751 I 

945,746 
652,467 

Incom
e N

et o
f S

pecial Item
s 

$370,021 
$895,400 

$652,467 
$420

,331 
$124,092 

$603,090 
$462,618 

$396
,075 

(a) 
Includes pro rata share o

fB
S

O
 pkg enforcem

ent contract am
ount ($363,664*

.58) for 7 m
onths 

(b) 
M

inim
al m

aintenance done on lots by P
ublic W

orks -
(striping, sw

eeping etc.). T
o be taken over by D

enison _on M
ay 

1,2015 
(c) 

Includes pro rata share o
f D

enison C
ontract am

ount o
f $396

,785 (5 m
ont4s allocated to F

Y
 2015 w

ith M
ay 1st projected start date) 

(d) 
Includes D

ivito L
ot L

ease and L
eased L

ot at end o
f A

tlantic (128 spaces currently 
leased) 
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S
ite

 S
p

e
cific E

xistin
g

 E
xp

e
rie

n
ce

 

W
ith th

e
 installation o

f th
e

 n
e

w
 e

le
ctro

n
ic m

ulti space m
e

te
rs o

n
 P

o
m

p
a

n
o

 B
each B

oulevard and in th
e

 P
ie

r Lot, ve
ry 

detailed a
n

a
lysis is possible to provide g

u
id

a
n

ce
 in m

a
kin

g
 future projections using local experience. 

T
h

e
 d

a
ta

 also o
ffe

rs 
useful ch

e
ckp

o
in

ts a
g

a
in

st w
h

ich
 th

e
 projections can be m

easured fo
r reasonableness._S

ince th
is p

a
rkin

g
 is o

n
 th

e
 actual 

site o
f T

h
e

 P
roject o

r im
m

e
d

ia
te

ly adjacent, it is relevant to the fo
re

ca
sts and is expected to be typical o

f fu
tu

re
 behavior. 

E
xistin

g
 T

u
rn

o
ve

r M
a

y
 1 to

 A
u

g
 31 P

IE
R

 LO
T O

N
LY

 

R
evenue 

$105,570.30 
D

aily R
ev 

S
paces 

315 
R

ev/S
p/day 

T
ransactions 

R
ate 

D
ays 

3
9

A
4

0
 

$1.25 
123 

D
aily Trx 

Turns 

E
xistin

g
 T

u
rn

o
ve

r M
a

y
 1 to

 A
u

g
 31 O

N
-S

TR
E

E
T O

N
LY

 
R

evenue 
$186,785.28 

D
aily R

ev 
S

paces 
112 

R
ev/S

p/day 
T

ransactions 
81

L 658 
D

aily Trx 
R

ate 
$1.25 

Turns 
D

ays 
123 

$858.30 
$2.72 

321 
1.02 

$1,518.58 
$13.56 

664 
5.93 

P
ie

r Lot a
n

d
 O

n
-S

tre
e

t P
a

rkin
g

 B
LE

N
D

E
D

 S
ince R

ate ,In
cre

a
se

 sta
rtin

g
 M

a
y 1 to

 
A

u
g

 31 
R

evenue 
$292,355.58 

D
aily R

ev 
$2,376.88 

Spaces 
427 

R
ev/S

p/day 
$5.57 

T
ransactions 

121
L 098 

D
aily Trx 

985 
R

ate 
$1.25 

Turns 
2.31 

D
ays 

123 
S

o
u

rce
: 

P
o

m
p

a
n

o
 B

each F
inance D

e
p

a
rtm

e
n

t 

T
h

e
 data ta

b
le

s above highlight th
e

 d
iffe

re
n

t e
xp

e
rie

n
ce

s in the existing operations o
f o

n
-stre

e
t p

a
rkin

g
 a

lo
n

g
 P

o
m

p
a

n
o

 
B

each B
oulevard and th

e
 o

ff stre
e

t lot at th
e

 P
ier. 

N
ote th

e
 d

ra
m

a
tic difference in tu

rn
o

ve
r and th

e
re

fo
re

 re
ve

n
u

e
 p

e
r 

space. 
T

h
is data in

clu
d

e
s all tra

n
sa

ctio
n

s from
 M

a
y 2

0
1

3
 th

ro
u

g
h

 A
u

g
u

st o
f 2013. 

U
n

d
e

r the cu
rre

n
t o

p
e

ra
tin

g
 practices, 
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there is no difference in cost to the u
se

r fo
r on street and o

ff street parking. 
In a separate study LM

G
 has p

re
vio

u
sly 

recom
m

ended that the on street parking should be priced higher than parking in the garage to reflect th
e

 high value o
f its 

convenience 
and 

proxim
ity 

to 
the 

beach. 
T

his 
policy 

recom
m

endation 
w

ill 
be 

brought 
forw

ard 
fo

r 
C

o
m

m
issio

n
 

consideration as the P
roject is developed and the private m

anagem
ent com

pany brings forth experience in th
e

 operation 
during its three year contract term

. 
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P
ie

r D
e

v
e

lo
p

m
e

n
t P

lan
s 

In 
January, 

2012 
the 

C
ity C

om
m

ission 
passed 

an 
ordinance 

approving 
the 

developm
ent 

o
f the 

pier 
and 

its 
parking 

area 
by 

a 
private 

developer 
(the 

"D
eveloper") 

pursuant 
to 

a 
w

ritten 
agreem

ent 
(the 

"P
ier 

D
evelopm

ent 
A

greem
ent"). 

T
he 

proposed 
developm

ent 
schem

e, 
show

n 
here, 

envisions 
m

ultiple buildings along P
om

pano B
each B

oulevard surrounding the foot o
f the 

pier and containing restaurants and retail uses. 
In addition, a central plaza and 

new
 spine know

n as "P
ier S

treet" is planned to extend w
est to A

 1 A
 and include a 

hotel on its south side and sm
all outbuildings and surface parking on its north 

side. 
T

he agreem
ent envisioned the possibility o

f a parking 
garage w

ith an 
option fo

r either party to construct the building
. 

-
In July 2014 the C

ity C
om

m
ission approved various am

endm
ents to the P

ier D
evelopm

ent A
greem

ent. 
M

ore detailed 
planning and 

refinem
ent o

f the project has resulted 
in a change to the central spine that creates a m

ore pedestrian 
experience 

and 
em

phasizes 
the 

connection 
o

f 
the 

P
ier 

to 
the 

Intracoastal W
aterw

ay. 
W

hile this elim
inates so

m
e

 surface parking 
that 

w
as 

originally 
planned 

along 
P

ier 
S

treet, 
it 

creates 
a 

m
ore 

w
orkable parcel to the 

north to 
accom

m
odate the parking garage. 

T
he 

agreem
ent 

w
as 

also 
m

odified 
to 

define 
the 

g
a

ra
g

e
 

as 
the 

responsibility o
f the C

ity and brings all parking revenues to the C
ity 

and to m
ake the construction o

f P
ier S

treet th
e

 responsibility o
f th

e
 

C
ity in exchange for all on street parking revenue transferring to the 

C
ity. 

T
his m

odification brings this agreem
ent in 

line w
ith 

previous 
recom

m
endations by LM

G
 that the C

ity control all parking w
h

e
re

ve
r 

possible to ensure rate and operational oversight 
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S
u

m
m

ary o
f d

em
an

d
 fo

r a G
arag

e 

T
he prim

ary driver fo
r the G

arage a
t P

om
pano P

ier is the redevelopm
ent o

f the existing surface lot. 
A

s discussed in the 
previous section, the changes envisioned result in com

plete elim
ination o

f the existing surface lot and all its spaces. 
W

hile the proposed site plan replaces 62 spaces on surface streets w
ithin the proposed developm

ent, the net loss o
f the 

surface lot w
ould trigger the need fo

r a parking garage even w
ithout new

 dem
and generators. 

S
o, in preparing dem

and 
estim

ates fo
r the future, a layer o

f background dem
and fo

r public beach parking w
as added to the forecasts fo

r parking 
dem

and from
 the new

 developm
ent. 

In addition, there are discussions in the follow
ing sections regarding the potential for 

a hotel in the latter stages o
f the developm

ent. 
F

or purposes o
f this analysis only, the dem

and forecasts in
clu

d
e

 an 
analysis o

f a 
hotel 

in 
order to 

correctly size the 
G

arage (num
ber o

f spaces). 
H

ow
ever, 

fo
r purposes o

f revenue 
forecasting, the hotel dem

and w
as excluded, and substituted w

ith the m
inim

um
 am

ount o
f ~etail space required fo

r that 
phase in the P

ier D
evelopm

ent A
greem

ent to represent a low
er, m

ore conservative revenue forecast. 

T
he public beach parking dem

and and projections fo
r future uses are all based on a m

odel w
hich w

as developed o
ve

r the 
past three years for the E

ast C
R

A
 D

istrict (E
C

R
A

) M
aster P

lan
. 

A
 separate report w

as prepared fo
r th

e
 E

C
R

A
 by LM

G
, 

w
hich calibrated a parking dem

and m
odel by block fo

r the entire C
R

A
 and then projected future dem

and a
t build out. 

T
his 

report becam
e the foundation fo

r long range recom
m

endations and later the creation of the P
arking E

nterprise F
und. 

To m
ost accurately project dem

and in projects w
ith m

ultiple uses, the dem
and m

ust be generated fo
r each use fo

r each 
hour through the course o

f the day, then added together after m
aking certain adjustm

ents to account fo
r users th

a
t m

ight 
be patrons o

f m
ore than one o

f the land uses located in the project. 
F

o
r exam

ple, if som
eone is staying in the hotel and 

eating lunch at one o
f the restaurants, they w

o
u
l
~
 be counted tw

ice if this adjustm
ent w

ere not m
ade. 

S
o, adjustm

ents 
are show

n both in this section, w
hich generates hourly dem

and fo
r each use to determ

ine an aggregate peak dem
and fo

r 
use in determ

ining the size o
f the G

arage as w
ell as in the follow

ing section w
hich generates turnover and annual dem

and 
to determ

ine revenue forecasts. 

T
he follow

ing pages contain tabular sum
m

aries o
f the peak dem

and rate assum
ptions for each land use anticipated in the 

P
ier D

evelopm
ent A

greem
ent, assum

ptions for "capture" o
f patrons betw

een the uses, and hourly dem
and estim

ates, all 
using values developed fo

r the local m
arket during the previously m

entioned w
ork on the E

C
R

A
 M

a
ste

r P
lan. 

T
h

e
 net 

result is a forecast o
f peak dem

and o
f 839 spaces, o

f w
hich 615 w

ould be served in the G
arage, 162 w

ould be served in 
on street spaces (of w

hich there are currently 192 spaces) w
ithin the site and P

om
pano B

each B
oulevard, and 62 w

ould 
be using the new

ly constructed on site surface parking. 
N

ote the actual supply values w
ill vary slightly as final design is 

com
pleted, but do not effect the dem

and calculations as show
n

. 
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T
he proposed parking G

arage contains a total o
f 609-620 (subject to final design details) spaces on 5 floors (ground floor 

plus fo
u

r elevated decks). 
T

he building is planned to contain a total o
f 218,804 gross square feet, o

f w
hich 184,136 is 

elevated slab and 6,877 square feet is retail space on the south side fronting P
ier S

treet, w
hich is th

e
 gatew

ay to the 
redevelopm

ent area along the beach and the P
om

pano B
each P

ier. 
T

he building rests on pilings, and is constructed o
f 

precast concrete. 
T

here are tw
o glass enclosed elevators in the southeast corner offering dram

atic ocean and beach 
view

s. 
T

he architecture is iconic, w
ith w

ave-like sail structures surrounding the building. 
T

he functional design o
f the 

building results in flat parking floors and no parking on ram
ps, so that users can see throughout each flo

o
r to the ocean 

and 
feel safe and 

easily find 
elevators and 

stairs. 
R

evenue collection and 
paym

ent system
s w

ill 
be electronic and 

autom
ated to not hinder egress. 

T
he ground floor parking area is specifically laid out for m

axim
um

 valet parking to serve 
the new

 restaurants along the beach. 
T

he structure is designed for a 50 year life and special care is being exercised to 
recognize the m

arine/salt environm
ent. 

To m
axim

ize queuing capacity and custom
er convenience, the access points to the garage are located on its east face. 

T
his requires the construction o

f new
 roadw

ays around the building, connecting N
E

 2nd S
treet to N

E
 3rd S

treet in a north/ 
south direction, and a new

 roadw
ay along the south side o

f the building (P
ier S

treet) that w
ill connect P

om
pano B

each 
B

oulevard to S
tate R

oad A
 1 A

. 
T

he intersection o
f P

ier S
treet and A

 1 A
 w

ill be signalized by the C
ity u

n
d

e
r an

other scope 
of w

ork. 
A

 loop o
f w

ater service w
ill be laid in these roads to provide fire connections, and sew

er lines w
ill be extended 

throughout. 
A

 
m

aster drainage 
system

 
w

ill 
accom

m
odate 

site 
storm

w
ater drainage. 

T
he 

connecting 
roads 

and 
infrastructure w

ill contain an additional 62 parking spaces on the streets that w
ill be m

etered. 
T

here are 192 existing 
spaces on P

om
pano B

each B
oulevard. 

T
he C

ity is in the process o
f negotiating a G

uaranteed M
axim

um
 P

rice C
ontract w

ith K
aufm

an Lynn C
onstruction to 

design and build the above-described im
provem

ents. 
U

nder a typical A
m

erican Institute o
f A

rchitects contract procedure, 
notice to proceed has been given fo

r the first phase o
f the w

ork, w
hich includes all design, perm

itting and bidding. 
U

pon 
com

pletion o
f this w

ork, a F
inal G

M
P

 w
ill be issued and notice to proceed w

ill be issued for the actual construction o
f the 

w
ork. 

T
his F

inal G
M

P
 is anticipated to be approved in m

id A
pril 2015, and the P

relim
inary P

rice issued by the C
o

n
tra

cto
r 

w
as $17,618,821 to include all design and construction com

ponents. 
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E
stim

ated
 P

rice D
etails fo

r th
e P

ro
ject 

D
esign C

ost 
$ 

1,213,573 
C

onstruction C
osts: 

B
ase B

id 
A

dd-
D

em
o &

 S
ite P

rep 
B

uilding P
ad 

P
ier S

treet 
V

egetated T
op D

eck T
rellis 

V
egetated W

alls 
A

dditional Level 
P

rovisions fo
r R

estaurant 
A

nodized F
inish fo

r S
ails 

S
ubtotal C

onstruction C
osts 

T
o

tal E
stim

ated
 P

ro
ject C

o
sts 

11,302,679 

267,929 
32,753 

949,634 
1,367,657 

581,385 
2,464,558 

41,036 
611,190 

17,618,821 
$18,832,394 

N
o

te: 
C

osts include all utilities and surrounding roads (all project com
ponents) 

T
he follow

ing pages contain im
ages from

 the latest available design concepts prepared by the design build team
 a

t the 
tim

e o
f this w

riting. 
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T
he focus o

f the analysis, accounting fo
r all the previously discussed item

s along w
ith the forecasted dem

and, w
as to 

develop a pro form
a for the operation o

f the proposed G
arage and related parking included in the P

roject. 
T

he follow
ing 

sections w
ill 

describe the m
ethodology used to 

generate dem
and fo

r annual 
hours parked 

and 
tu

rn
o

ve
r estim

ates, 
revenue forecasts based on that dem

and and expenses anticipated in the operation of the P
roject. 

P
ro

ject P
h

asin
g

 

T
hrough consultations w

ith the P
ier A

rea developer and subsequent review
 by the C

ity F
inance D

epartm
ent, LM

G
 has 

created a m
atrix o

f conservative assum
ptions (low

er than expected) fo
r the developm

ent and use o
f the P

roject subject to 
the P

ier D
evelopm

ent A
greem

ent. 
A

s discussed previously, fo
r purposes o

f financial projections only, the final phase o
f 

the P
ier A

rea project, w
hich is under discussion as a hotel, is assum

ed to be developed as retail space and a sm
all 

restaurant. 
T

his scenario results in the low
est plausible revenue generation. 

T
he five year assum

ed program
 is illustrated 

in the table on the follow
ing page. 
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(1) F
inancing A

ssum
ptions indicates percentage o

f projected revenues for each parcel anticipated to com
e online for each fiscal 

year based on conservative parcel developm
ent tim

ing assum
ptions. 
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'. 

,~"':. 
'-' '. 

_
,'i-"

 
.:,' 

,'} 

,:~-~: . : 
22~L 

! 
.225: 

" 
.
.
 

J9 
.• 15 

575 
2,300 

. ':
25 

... : 100 

1,625 
6,500 

150
' 

150 

9,200 
15,800 

1144 
1275 

P
ier G

arage D
em

and an
d

 R
evenue S

tudy 
U

pdated S
pring 2015 

P
age 22 o

f 40 



E
ffiective D

ensities b
y Y

ear (by Land U
se) 

Financing A
ssum

ptions 

FY 
FY 2017 

FY 
FY 

FY 2020 
2016 

2018 
2019 

R
e

sta
u

ra
n

ts 
S

eats 
113 

732 
969 

1,144 
1,275 

H
o

te
l 

R
oom

s 
-

note hotel pad is assum
ed as retail 

H
o

te
l 

S
eats 

-
to present the m

o
st conservative 

M
e

e
tin

g
 

dem
and 

R
etail 

S
q

u
a

re
 

-
5,250 

7,000 
9,200 

15,800 
F

eet 

B
each 

·spaces 
300 

300 
300 

300 
300 
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A
n

n
u

al H
o

u
rs P

arked
 

T
he first step in developing the pro form

a is to convert the estim
ated peak hour and shared parking dem

and to actual 
parking duration based on 

rates published by the U
rban Land 

Institute (S
hared 

P
arking, 

1985) and 
current N

ational 
P

arking A
ssociation publications, supplem

ented by the local data discussed in the earlier sections, so that proposed rates 
can 

be 
applied 

and 
revenue 

estim
ated. 

T
he 

estim
ated 

annual 
hours 

parked 
are 

illustrated 
below

 fo
r each 

o
f the 

developm
ent years and discussed in detail in the follow

ing paragraphs. 
T

he first developm
ent year is F

Y
 2016. 

T
-
~

~-r 

!V 2~1~" 
"""""" 

',,;, 'c:5~;tU~~s't,~~~:P:~",,,:',,' 
:convert people to parkers 

" 1'
1 

convert parkers to hours I 
:," 

'a,Ii~,:05e\
~
:
:

:~e'~~f~tQ(
sli~~~~:~:)aily

,;~,\t:\e~'rsqiif
 ' " • A

uto
>: 

D
aily

:
,
 Cap~~re: 

N
e
t 

N
et 

A
vg; 

Ann~at 
:' 

: 
'~) 

',' 
," ';~. 

,: ,g6' '
:
~
;
 ;:,f

dfnovet}: 
;::/;~ 

O
ccupancy'

P
arkers

,': rate ~r 
daily 

"
A

nnual 
H

ourly
, " 

P
arking , 

"
"i':'/;;~"'::~,\}t~'}', '~:~lI;":;'~~'};~r.::;· :~f'(~~<'~~~';,,~;,' 

,,: ' 
"
,
:

oq:upancy 
p.~rk~rs 

:; P
arkers 

D
uration : 

H
ours 

R:~s't~urants""''':'';: "
rS:;~'~·',0'."':;~~'~" (,;.~~;;, "'~"'Y' '"32~';~~' 

2.6 
I ~2~' 

I 25%
" 

~~' 
I 34,350 

I 2.2 
75,571 

H
otel 

I R
oom

s 
I -

1
1.2 

I -
H

otel M
e

e
tin

g
 

S
eats 

1.1 

R
etail 

I S
quare 

I 
-

I 0.1 
I 

-
F

eet 

B
each 

I V
isito

r 
300 

I 2.25 
675 

I : 
65%

 

0%
 

I 2.4 
80%

 

I 2 
I 

338 
0%

 
338 

I m
'

!t&l.(/¥!!?Blk{ti~
~
 

'!9J."g; 
, 

, 
"\I 

n
/a

 

2.5 

1 

123,188 I 2.4 

il!um
 

;0 .• 70 
41 

295,650 

A
nnual:: 

P
arking 

, [)ays
' 
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T
he second ~

e
a
r
 is as follow

s: 
i P

a
tro

n
 D

em
and F

actors 

FY 2
0

1
7

 

.. ,,' 
""",; 

. ,-m •. 
. 

_.'-. 
...... 

~
 

R
estaurants 

S
eats 

731 
2.9 

2,121 
2.6 

H
otel 

R
oom

s 
1.2 

1 

H
otel M

e
e

tin
g

 
S

eats 
1.1 

2 

R
etail 

I S
quare 

I 5,250 I 0.1 
525 

I 2.4 
F

eet 
B

each 
I V

isito
r 

I 
3

0
0

 
I 2.25 

675 
I 2 

convert people ~?fJa~kers 
.. ~ \ 

.. 
: convertp~rkers to hours 

.... \ 

.. :::: 
A

n
n

u
a

i·.· 
A

n
n

u
a

i' • 
D

!iily 
: C

a
p

tu
re

 •• 
N

e
t 

N
e.t 

A
vg. 

•• P
arkers

' 
ra

te
·o

r 
d

a
ily

' 
A

n
n

u
a

l 
H

o
u

rly 
P

a
rkin

g
. . 

P
a

rkin
g

· 

oC
C

;:\Jpancy . p
a

rke
rs 

. P
arkers 

D
u

ra
tio

n
 

.H.o.u
rs 

.' [)ays 

816 
25%

 
612 

65%
 

0%
 

219 
1

80%
 

44 

338 
1

0%
 

338 

223,277 
2.2 

491,210 

n
fa

 

2.5 

15,969 
I 1 

15,969 

I 123,188 I 2.4 
295

, 6
5

0
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T
he third 

FY 2018 

R
estaurants 

H
o

te
l 

H
o

te
l M

e
e

tin
g

 

R
etail 

B
each 

is as follow
s: 

S
eats 

R
oom

s 

S
eats 

S
quare 

F
eet 

V
isito

r 

969 
I 2.9 

1.2 

1.1 

7,000 I 0
.1 

300 
I 2.25 

:;tonveitp!!op!~to p~~kers 
: r;onvert porkers·to:hours 

>
p

cn
n

c,1d
" 

. 
A

 
' .... ' :

'.
 ·c· '1' :.,. . c 

.. .: 
.. .: 

N
 

'
IJto

,.. 
D

a
ly...... 

aptlJre
.. . 

N
et..... 

e
t ... 

A
vt.

:·· 
A

nnual:: 
A

nnual:. 

2,809 

700 

675 

:;ci)cc~'pa~cy":: P;rk~rs··;. 
rate:~r.· . 

daily
:: 

A
n

n
u

a
l' 

. . 
. ·

occup'ar:tcy.: 
park~rs

. 
P

arkers 
H

ourly
'.' 

P
arking

.: 
P

arking
. 

2.6 
1,081 

25%
 

1 
65%

 

2 
0%

 

2.4 
292 

80%
 

2 
338 

0%
 

D
urati9n . . 

H
ours 

D
ays

· 

810 
2.2 

650,748 
295,795 

n
/a

 

2.5 

58 
21,292 

I 1 
21,292 

338 
123,188 

I 2.4 
295,650 
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T
he fourth ~

e
a
r
 is as follow

s: 
i 

P
a

tro
n

 D
em

and F
actors 

FY 2
0

1
9

 
,;'i

a=rid;U~ 
~ .

. /i,.,;;t:\'.'~: 
i1i 

.: 

'
-
~
'
 . 

R
estaurants 

S
eats 

1,144 I 2.9 
3,317 

H
otel 

R
oom

s 
1

1.2 

H
otel M

eeting 
S

eats 
I 1.1 

R
etail 

I S
quare 

I 9,200 I 0.1 
920 

F
eet 

B
each 

I V
isitor 

I 
300 

I 2.25 
675 

::convert:people to parkers. 
: convert parkerH

o:hours 

'" 
Autc:F

~:'::~ 
D

aily::.: Capt~re
: 

N
et 

. 
N

e
t 

Av~.
: 

A
nn:ua

L
 

A
n

n
u

al. 
:qccupancy' :.: park¢rs

::. 
rate;o

r'" 
daily 

A
nnual 

. H
ourly

': 
P

arking 
P

arking
: 

. 
.. :occupa~cy

: 
parkers

. 
P

arkers 
: D

uration
· 

H
ours 

D
ays 

2.6 
1,276 

25%
 

1 
65%

 

2 
0%

 

2.4 
383 

80%
 

2 
338 

0%
 

957 
349,229 

I 2.2 
768,303 

n
/a 

2.5 

77 
27,983 

I 1 
27,983 

338 
123,188 

I 2.4 
295,650 
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convert people to parkers:: 

.. I 
:

1 
: convert parkers to hours I 

. A
u

to
):: : 

'D
a

ily 
ca

p
tu

re.: 
N

e
t 

N
e

t 
A

vg •...
. 

A
n

n
u

a
l 

A
n

n
u

a
l: 

: Occu'pan~y
~ 

P
arkers :. 

ra
te

 o
r 

d
a

ily
:: 

A
n

n
u

a
l:: 

H
o

u
rly

.: 
P

arking
': 

P
arking

: 
', .. 

,; 

: occup;,m
c;v 

'parkers 
P

arkers
· 

D
u

ra
tio

n. : 
H

o
u

rs
: 

D
ays

. 
. :~i:·. 

, . 
.,' 

I 856,469 
R

estaurant 
2.6 

1,422 
25%

 
1,067 

389,304 
2.2 

H
otel 

1.2 
1 

65%
 

n/a 

H
otel M

e
e

tin
g

 
1.1 

2 
0%

 
2.5 

R
etail 

I S
quare 

I 15,800 I 0.1 
1,580 

I 2.4 
658 

1
80%

 
132 

48,058 
I 1 

48
,058 

F
eet 

B
each 

1 V
isitor 

1 300 
1 2.25 

675 
1

2
 

338 
1 0%

 
338 

1
123,188 1 2.4 

295,650 

T
he first step in the analysis is to estim

ate the num
ber o

f persons that w
ould be generated by each land use on a typical 

day by estim
ating the capacity o

f the space and then by estim
ating the num

ber of tim
es that space w

ould "turnover" 
through the course o

f the day. 
F

or exam
ple, if a restaurant serves 200 patrons a day and has 100 seats, its tu

rn
o

ve
r 

w
ould be 200 divided by 100 o

r 2. 

B
ecause the project is expected to have a variety o

f restaurants
, a blended turnover rate o

f 2.9 w
as applied to the total 

capacity. 
E

stablishm
ents that are m

ore beach oriented o
r casual w

ould be expected to have a m
uch h

ig
h

e
r rate, w

hile 
m

ore form
al restaurants m

ight be expected to have a low
er rate. 

H
otel users are expected in tw

o categories, room
 guests and m

eetings, w
hich m

ust be estim
ated separately. 

T
he room

 
guest category is estim

ated by applying a turnover rate o
f 1.2 to reflect one user fo

r each room
 plus an additional 0.2 to 

account fo
r em

ployees. 
. 

M
eetings are estim

ated to turnover only once per day, reflecting the lim
ited facilities anticipated on the site and the fact 

that these estim
ates are being averaged o

ve
r the course o

f an entire year. 
W

e
 w

ould anticipate an
other 0

.1 tu
rn

o
ve

r 
w

ould be observed to account fo
r increm

ental em
ployee additions fo

r these m
eetings. 
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T
he retail category is show

n w
ith a turnover o

f 0.1 per thousand square feet, w
hich is a m

athem
atical representation o

f a 
daily anticipated custom

er count o
f 100 custom

ers fo
r every thousand square feet o

f space. 
T

his d
a

ily estim
ate is based 

on the developer's description o
f the character o

f the space as high activity, beach oriented stores such as surf shops and 
convenience retail catering to the beachgoer. 

F
inally, recreational beachgoer daily turnover w

as based on the experience of P
om

pano B
each o

ve
r the past tw

o years 
since the im

provem
ent projects w

ere undertaken and m
eter revenue has been available. 

B
eginning w

ith the baseline 
assum

ption that a relatively consistent supply o
f 300 spaces w

ould be ideal (com
pared to the current supply o

f o
ff street 

spaces), a blended turnover o
f 2.25 w

ould appear to m
im

ic current experience and our observations. 

N
ext, the num

ber o
f daily users fo

r each generator m
ust be converted to N

et A
nnual P

arkers (o
r vehicles parked) by 

applying a factor to account for how
 m

any people are in each vehicle and how
 m

any people are actually unique to each 
land use (as opposed to those already there, generated by another use in the project o

r area). 
T

h
e

 applied factors and 
rationale are discussed below

. 

R
estaurant users are estim

ated to arrive at a rate o
f 2.6 persons p

e
r auto, indicating a tendency fo

r patrons to arrive in 
groups o

f 2 to 3 persons. 
F

urther, it w
as estim

ated that 25 percent o
f the restaurant patrons w

ould be generated by the 
other uses nearby such as the hotel guests o

r the beachgoers. 
T

his num
ber w

ill likely be substantially higher fo
r the 

casual dining o
r high turnover kiosks but low

er fo
r the m

ore form
al dining experience

. 

H
otel users are not expected to share vehicles and so are given an auto occupancy o

f 1.0 persons per vehicle. 
A

 65 
percent occupancy factor is applied to the hotel dem

and to reflect long term
 annual occupancy rates in the hotel industry 

nationally. 
H

otel m
eeting attendees (this includes non m

eeting events such as w
eddings) are estim

ated to experience a 
2.0 persons per vehicle rate o

f occupancy and these persons are estim
ated to be unique to the event o

r m
eeting and not 

generated by any other use in the project o
r area. 

R
etail patrons are forecast to arrive at a rate o

f 2.4 persons per auto but only 20 percent o
f the patrons are expected to be 

unique to the retail stores, and 80 percent are forecast to be at the site for other reasons. 
T

his is consistent w
ith the 

developer's stated intention o
f seeking tenants that w

ould be attracted to a beach location (su
rf shop, sun protection 

products, tow
els, incidentals) and w

ould take advantage o
f the pier and recreational user. 

B
eachgoers are estim

ated to arrive at an average o
f 2.0 persons per auto over the course o

f the year. 
T

here is no 
reduction fo

r shared uses since the beachgoer is the source o
f all other shared users in the project. 

A
fter observing the 
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beach parking operations over the last three years, LM
G

 has found that w
hile the occupancy rate is likely higher during 

peak periods and holiday seasons, the m
ajority o

f the days o
f the year w

ould be closer to this value. 

P
arking duration estim

ates are the last step prior to estim
ating revenue generation. 

T
he m

odel is highly sensitive to the 
duration in an 

area w
here the m

ajority o
f the parkers are paying 

hourly by space. 
T

herefore
, w

h
e

n
e

ve
r estim

ating 
duration, w

e have chosen to utilize the low
 end o

f an acceptable range so that the resulting revenue ends up at the low
 

end o
f the range. 

R
estaurant users can be expected to rem

ain parked fo
r a duration o

f 2 to 3 hours. 
F

or purposes o
f this analysis, w

e 
applied a factor o

f 2.2 hours to reflect the low
est reasonable range o

f revenue, assum
ing a 2.0 hour restaurant experience 

plus 0.2 hours fo
r w

alking to and from
 the restaurant o

r strolling at the beach. 

H
otel G

uests are not estim
ated by duration because th

e
y w

ill be charged by the d
a

y in a w
holesale parking arrangem

ent 
w

ith the hotel operator. 

M
eeting A

ttendees w
ill average 2.5 hours fo

r each vehicle, w
hich is a blended rate betw

een w
eekday luncheon o

r d
in

n
e

r 
m

eetings and w
eekend w

eddings and sim
ilar fam

ily events. 

R
etail patrons that drive exclusively fo

r the purpose o
f this destination are expected to have an average duration o

f 1.0 
hour. 

B
eachgoers are expected to stay fo

r a duration consistent w
ith existing experience at the surface lot and P

om
pano B

each 
B

oulevard, o
r 2.4 hours. 

R
even

u
e G

en
eratio

n
 

T
he next step in pro form

a developm
ent is the estim

ation o
f revenues based on the hours of parking forecast in the 

previous step. G
iven th

a
t the C

ity has m
aintained its rate at the low

er range o
f parking rates in coastal B

row
ard C

ounty, 
w

e have a high degree o
f confidence in the ability o

f the P
arking E

nterprise F
und to generate these revenues given the 

apparent elasticity in the rates in the area. 
A

gain, to em
phasize the conservative approach to the analysis, the hourly 

rates used to develop the forecasts w
ere at $1.25 per hour, w

hich is the rate currently in force. V
alet parking is considered 

im
portant to the restaurant operation, and is assigned a rate o

f $7.50 per parking event, regardless o
f duration. 

T
he resulting revenue generation fo

r each o
f the first five years o

f operation from
 each use is sum

m
arized in the follow

ing 
table and discussed in the subsequent text: 
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R
estaurants 

75,571 
1

0
%

 
1

$0 
I see 

1
$0 

I 100%
 I $94,463 

R
etail 

I -
1

2
%

 
1

$0 
I se~ 

I $0 
198%

 
1

$0 

B
each 

I 295,650 1 2%
 

I $18,478 
I se~ 

I $18,478 I 98%
 

I $362,171 I 

I $94,463 
I $94,463 

I valet cost is in operating 
cost est 

I $0 
1 $0 

I valet cost is in operating 
cost est 

I $362,171 I $380,649 I valet cost is in operating 
cost est 

TO
TA

L 
I $475,113 
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S
econd 

Parker G
ross R

evenue 
G

en
eratio

n
 

R
estaurants 

491,210 

R
etail 

15,969 

B
each 

295,650 

25%
 

I $418,645 I see 
expense 

2%
 

2%
 

$2,395 
see 
expense 

$18,478 
I see 

expense 

$418,645 I 75%
 I $460,510 

$2,395 
98%

 
I $19,562 

$18,478 
I 98%

 I $362,171 

';:rem
arks' 

~
:
.
i
2
~

1 
$460,510 

$19,562 
$21,957 

$362,171 
$380,649 

TO
TA

L 
$1,281,761 
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P
arker G

ross R
even

u
e 

G
en

eratio
n

 

R
estaurants 

R
etail 

21,292 

B
each 

295,650 

2%
 

$3,194 

2%
 

$18,478 

$3,194 
98%

 
I $26,082 

$18,478 
I 98%

 I $362,171 

$26,082 
I $29,276 

$362,171 I $380,649 

TO
TA

L 
$1,574,617 
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Fourth 

P
arker G

ross R
even

u
e 

R
estaurants 

768,303 
25%

 

R
etail 

27,983 
2%

 
$4,198 

see 

B
each 

295,650 
2%

 
$18,478 

I see 

$4,198 
98%

 
I $34,280 

$18,478 
I 98%

 
I $362,171 

ense 

,'r.emarks 
,'!'; 

... '"
 

. 

':.: .. : 

$34,280 
I $38,477 

$362,171 I $380,649 

TO
TA

L 
$1,794,214 
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R
etail 

48,058 
2%

 
$7,209 

see 
$7,209 

98%
 

I $58,871 
$58,871 

I $66,080 

B
each 

295,650 
2%

 
$18,478 

I see 
$18,478 

I 98%
 I $362,171 

$362,171 I $380,649 

TO
TA

L 
I $

1
,9

7
9

,6
1

4
 

A
s in the previous discussion

, each use is estim
ated individually, accounting for som

e split betw
een valet users and se

lf 
parkers. 

F
or the restaurants, valet is forecast to be a m

eaningful portion o
f the business, com

prising a q
u

a
rte

r o
f all the 

parking events. T
he rem

aining uses are all forecast to see a nom
inal utilization o

f the valet, perhaps at special events and 
the like, at one in fifty vehicles. 
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E
xp

en
ses 

O
perating expenses associated w

ith the garage w
ere estim

ated based on LM
G

's previous experience and consultation 
w

ith a large local operator, w
ith the exception of contractual costs solicited directly by the C

ity for m
anagem

ent of the 
garage and valet operations. W

hile a garage o
f this size can easily be fully autom

ated, it w
as anticipated that the C

ity w
ill 

desire a high level o
f service for the user that w

ill require "parking am
bassadors" and active m

anagem
ent. 

In addition, the 
valet operation w

ill add labor costs that are accounted for in this estim
ate. 

T
he next largest category o

f expense w
ill be 

building pow
er fo

r lighting and the elevator system
. 

T
he balance o

f the categories reflects typical experience in a building 
this size. 

S
ince the previous study, the C

ity has contractually retained third party m
anagem

ent services (D
enison P

arking) fo
r its 

overall 
parking operations, 

inclusive o
f the m

anagem
ent o

f the 
parking citation 

program
. 

In addition, the 
contractor 

subm
itted a bid for garage and valet m

anagem
ent services, the proposed expenses for w

hich have been incorporated in 
the follow

ing table. T
he contractual m

anagem
ent expenses are fixed for three years, so the cash flow

s rem
ain the sam

e 
until the fourth year w

hen they are escalated by the selected annual inflation rate. 
It is anticipated that the garage w

ill be 
open M

ay 2016 and as such garage m
anagem

ent expenses have been prorated for that fiscal year. 
It is anticipated that 

the valet operations w
ill not com

m
ence until fiscal year 2017 (January 1) w

hen planned restaurants to be serviced by the 
valet services w

ill com
e online. 
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M
onthly 

$13,964 

$150 

$800 

$600 

$300 

$100 

~" 
$

3
5

0
 

$
7

5
0

 

$50 

$
1

5
0

 

$350 

$1
,096 

$1
,666 

$500 

$1
,000 

$21
,826 

$8,277 

T
o

tal E
xp

en
ses w

ith
 valet 

P
ro F

orm
a B

aseline A
n

n
u

a
l E

xpense 

$167
,568 

$1
,800 

$9,600 

$7,200 

$3
,600 

$1,200 

$4
,200 

$9
,000 

$600 

$1
,800 

$4
,200 

$13
,152 

$19
,992 

$6,000 

$12
,000 

$261
,912 

$99,321 

$361,233 
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C
ash

 F
lo

w
 P

ro
jectio

n
s 

T
he above estim

ates o
f revenues and expenses w

ere com
bined to develop long term

 cash flow
 projections fo

r use in 
developing system

 operations plans and future debt service m
odels. 

In consultation w
ith the C

ity's F
inance D

epartm
ent, 

a com
pound annual grow

th rate o
f 3%

 w
as applied to both revenue (after the P

ier D
evelopm

ent P
roject five ye

a
r lease up 

period) and 
P

arking E
nterprise F

und operating expenses (expenses after the first three years) to 
develop a 25 ye

a
r 

m
odel. 

T
his rate is not m

eant to predict an annual event regarding rates o
r expense experience, but rather to sm

ooth out 
variations expected over the tim

e horizon and provide a guide to planning future operations and financial com
m

itm
ents. 

T
he projected cash flow

s are illustrated below
. 

It should be noted that projections included herein represents assum
ptions and expectations in light o

f LM
G

's industry 
experience and reliance on currently available inform

ation. 
T

hese projections are further based on industry trends, data 
specific to the C

ity's experience and other factors, and they involve risks, variables and uncertainties. 
A

s a result, actual 
perform

ance results m
ay differ from

 those projected. 
C

onsequently, no guarantee is presented o
r im

plied as to the 
accuracy o

f specific projections contained herein. 
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A
d
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d
 G

ross R
evenue 

C
A

G
R

 
$475,113 

$1,281,761 
$1,574,617 

$1,794,214 

O
p

e
ra

tin
g

 E
xpense 

C
A

G
R

 
$164,723 

$336,403 
$361,233 

$372,070 

N
e

t R
evenue (T

he P
roject) 

none 
$310,390 

$945,358 
$1,213,384 

$1,422,144 
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2
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2023' 
ie
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:FY,2,024
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:c,'" 

F
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2026
: 

1--A
d

ju
ste

d
 G

ross R
evenue 

C
A

G
R

 
I 3%

 
I $2,100,173 

$2,163,178 
$2,228,073 

$2,294,916 
$2,363,763 

O
p

e
ra

tin
g

 E
xpense 

C
A

G
R

 
I 3%

 
I $406,571 

$418,768 
$431,331 

$444,271 
$457,599 

N
e

t R
evenue (T

he P
ro

je
ct) 

$1,693,602 
I $1,744,410 

I $1,796,742 
I $1,850,645 

I $
1,906,164 
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A

d
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d

 G
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evenue 
C

A
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R
 I 3%

 I $2,582,948 
I $2,660,436 

I $2,740,249 
$2,822,457 

$
2,907,131 

O
p

e
ra

tin
g

 E
xpense 

C
A

G
R

 I 3%
 I $500,031 

I $515,032 
I $530,483 

$546,397 
$562,789 

N
e

t R
evenue (T

he P
roject) 

$2,082,917 
I $2,145,404 

I $2,209,766 
$2,276,059 

$2,344,341 
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A
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C
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G
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I 

3%
 I $3

,176,700 
I $3,272,001 

I $3,370,161 
$3,471,266 

O
p

e
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g

 E
xpense 

C
A

G
R

 I 3%
 I $614,975 

I $633,424 
I $652,427 

$672,000 

N
e

t R
evenue (T

he P
roject) 

I $2,561,725 
I $2,638,577 

I $2,717,734 
I $2,799,266 

N
o

te
: O

p
e

ra
tin

g
 expenses exclude va

le
t o

p
e

ra
tio

n
a

l expenses in 2016 as va
le

t sta
rts 1

/1
/1

7
, G

arage m
g

m
t. expenses p

ro
ra

te
d

 as o
f o

p
e

n
in

g
 

5
/1

/1
6

. E
xpenses are in

fla
te

d
 sta

rtin
g

 in 2019 by 3%
 and R

evenues by 3%
 sta

rtin
g

 in 2021. 
I 

I 

[C
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G
R

=
C
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pound A

nnual G
ro
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R
.a
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~.i' 
,; 

FY
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2
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$1,979,614 
$2,039,003 

$383,232 
$394,729 

$1,596,382 
$1,644,274 

,-

fY
2027 

FV 2028 

$2,434,676 
$2, 507,716 

$471,327 
$485,467 

I $1,963,349 
$2,022,249 

F
V

2034 .. 
F

Y
2035 

$2,994,344 
$3,084,175 

$579,673 
$597,063 

$2,414,672 

, 
$2,487,1121 
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2017 
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4
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1
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1
3
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1
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2

2
,1
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1
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9
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8
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,6
4

4
,2

7
 

5
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0
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0
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0
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,0
0
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5
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0
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0
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0
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5
0

0
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0
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0
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5
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0
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0
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0

0
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0
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1
0
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1
,4

4
5
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5

 
1

,7
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3
,3
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1
,9

2
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,0
9

6
,3
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2
,1

4
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0
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1
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4
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1
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9
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4
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0
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0
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0
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4
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4
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0
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4
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2
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1
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7

2
 

2
,9

8
7

,1
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3
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1
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3
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3
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8
3
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4

4
 

N
ote: 

T
his table reflects projected "P

roject" and current parking system
 net revenues (as they exist today) that m

ay provide an 
additional source o

f non-ad valorem
 revenue available as a source o

f repaym
ent for financing obtained for T

he P
roject. 
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