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CHAPTER 1| INTRODUCTION

THE DISTRICT MASTER PLAN

Project Background

The Grand Central District is a vibrant
neighborhood with coffee shops, restaurants,
and boutique and antique shops located
west of downtown St. Petersburg along

the Central Avenue corridor. The District
encompasses the area bounded by 16th
Street to the east, 1st Avenue N to the north,
Ist Avenue S to the south, and 3lst Street to
the west, and includes the neighborhoods of
Palmetto Park, Kenwood, and Downtown.

With rapidly increasing development in the
area, the City of St. Petersburg developed this
master plan for the Grand Central District to
guide future development, while maintaining
the District's unique character. The primary
goals of this plan are to set clear standards
and priorities for the public realm and create
a safer district for pedestrians.

PUBLIC ENGAGEMENT

Recommendations and implementation
strategies address the following six themes:

Connectivity & Safety

Public Realm

Urban Form

Economic Development & Regulation
Diversity & Equity

Resiliency & Sustainability

Planning Process

The master planning process included
several sequential stages which informed
and created the foundation for the next.

A public and stakeholder engagement
component enriched each of the planning
stages and was instrumental in forming the
final master plan recommendations. While
each master plan component is distinct and
can be viewed individually, the synthesis and
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combination of all components provides

the comprehensive and holistic approach to
envision the District's future. The master plan
components and stages are described below
and in Figure 1-1:

» Existing Conditions: a comprehensive
assessment of the neighborhood context,
market condition, urban design, and
multimodal connectivity, aiming to
understand the District's overall opportunities
and constraints

« District Framework: a method to organize
emerging strategies and case studies aimed
at achieving the defined district goals

« District Master Plan: a selection of holistic,
district-wide and block specific strategies,
recommendations, and implementation
considerations

« District Action Plan: a high-level road map
for implementing the final recormmendations
and the time horizon needed to achieve
them

« Public Engagement: a series of in-person
and online engagement events and
platforms to receive input and feedback from
the local community and stakeholders.

EXISTING CONDITIONS

ASSESSMENT OF EXISTING CONDITION
IN EACH OF THE SIXTHEMES
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HOW TO USE THIS PLAN

This report is based on an assessment It provides a tool kit to guide future growth
of available data from GIS resources, site and development within the Grand Central
observations, review of existing plans, policies, District and as such, the analyses, synthesis,
and regulations in place, along with input recommendations, and implementation
from stakeholder groups, City officials, Grand considerations included in the report, can be
Central District Association (GCDA), public utilized to make informed decisions about
design charrettes and follow-up surveys. investments and improvements in each of

THE DISTRICT MASTER PLAN
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the six master plan focus themes. The report

is organized into 4 chapters as described in
the diagram below:

PUBLIC REALM STRATEGIES

CHAPTER 3. DISTRICT FRAMEWORK:
GOALS & STRATEGIES BY THEME

 9EOeE
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CHAPTER 4. MASTER PLAN: CHAPTER 4. MASTER PLAN:

PRIORITY, TIME HORIZON & COST ESTIMATE STRATEGIES & RECOMMENDATIONS

FIGURE1-2: GRAND CENTRAL DISTRICT MASTER PLAN CHAPTERS & SELECT COMPONENTS
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HISTORICAL OVERVIEW

ST. PETERSBURG HISTORY

The town of St. Petersburg was surveyed and platted
in 1888 and incorporated in 1903 on land own

by General John Constantine Williams and Peter
Demens. The purchase and development of this
land followed the Disston transaction, in which the
State of Florida made available four million acres to
encourage investments from railroad companies.
The opportunity to invest in transportation and

in new settlements attracted investors such as
Williams and Demens, and in the late 19th century
population growth followed these investments.

Transportation improvements such as the Orange
Belt railroad and Henry Plant’s rail system provided
communities in the area easier access to new
markets and connected the Pinellas Peninsula to its
region. The new railways were transformative as they
generated economic activity and more specifically
new construction by improving access to building
materials. Through the early years of the 20th
century, St. Petersburg continued to experience
development with the streetcar line opening in
1904, street paving, and further purchase of land for
development. This period of growth peaked with
the opening of the second railroad by the mid 1910’s
and the first major road to the Pinellas Peninsula.

During the 1920's the state of Florida experienced
rapid growth, and St. Petersburg was no exception.

The influx of new residents and visitors attracted
investments in the city's appearance, as well as

in the development of new hotels. While most
development in the state was on the east coast, the
large amount of undeveloped land in St. Petersburg,
and its location on the Tampa Bay attracted

major investments in infrastructure and housing.
Through the 1950’s and 1960Q’s the city's population
continued to grow, a trend that continues until this
day with the exception of approximately 10 years
during the 1980's. St. Petersburg is a nationally
popular retirement destination, and a home to
regional institutions such as the University of South
Florida. It maintains its reputation as a regional and
national destination, not only for seasonal visitors,
but also, and primarily for, year-round residents.
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FIGURE 2-2: ST. PETERSBURG HISTORIC IMAGES Source: Florida Memory
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First train arrived in St. Streetcar line was opened, A second railroad arrived World War Il troops return Original Sunshine The Howard Frankland |-275 is constructed Central Grand Central District
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GRAND CENTRAL DISTRICT HISTORY

The establishment of Grand Central District dates

to the early 20th century, when Charles Hall, one

of the major developers at that time, purchased
large tracts of land west of downtown St. Petersburg
in 1912. In the following year, the city's trolley line
was extended from the downtown to 28th Street
and Central Avenue was paved, which encouraged
growth and development west of downtown.

Hall was the first developer to build west of 9th
Street. His homes were considered the suburbs of
St. Petersburg, and their success stimulated further
construction in the area. By 1920, the entire area
between 5th Avenues N and S had been platted.

2 to 3-bedroom houses in a variety of styles started
to emerge, and Central Avenue became the core
commercial corridor, with a wide range of business,
serving the day-to-day needs of the new residents.

Throughout the 1940s and 50s, modern commercial
storefronts started to replace many original homes.
In 1952, Central Plaza, a modern suburban-style
shopping center was opened west of 30th Street
and quickly became an urban destination. It
generated additional commmercial activity in Grand
Central District, which remained vibrant and
prosperous until it started to decline in the mid

1970s. During this time buildings deteriorated, stores

were closed, and drug activity and prostitution
appeared in the District.

INn 1991, Central Avenue began a revitalization

Charles Hall purchased

large tracts near Central 5th Avenues N and S - Rose

High style homes built between

process with the development of the Central
Neighborhood Plan. As part of this plan, the public
realm was improved by 1993, and soon after new
artisan businesses emerged in the District and
marked a new beginning of Central Avenue.

As the District continues to improve, local leadership
became more active, and it was formally established
as a district in 2000. Since then, it continued to be

a thriving, diverse and inclusive commmunity. Grand
Central District is the birthplace of St. Pete Pride
and has over 150+ LGBTQ owned, operated and ally
business.

Major defining buildings built along
Central Avenue - Coco Cola, Patio Theater,

Original residential structures
encased with modern
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Central Avenue from above and Key West Grill in 2006

FIGURE 2-4: GRAND CENTRAL DISTRICT HISTORY Source: Tampa Bay Times & Hillsborough County Library

Decline of Central Avenue

Central Avenue Tomorrow formed and
working on a complete plan for the area
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Ave Garden House in 1918 Sweet Shop, and Mari-Jean Hotel commercial storefronts 1980s
1999
1912 1920 1928 ‘ 1940-1950
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1926 1952 1991
1913 2000

Population increase with build-

City trolley line extended from
downtown to 28th Street
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FIGURE 2-3:
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out of Historic Kenwood and
Palmetto Park
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GRAND CENTRAL DISTRICT HISTORICAL TIMELINE

Wetlands drained and Central Plaza
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STPETERSBURG

STHAVES

S

The Grand Central District is located along the
Central Avenue corridor, a major urban corridor
which extends bay-to-beach across the City of

St. Petersburg. The Central Avenue corridor was
instrumental in the City's growth, providing access
across the city for pedestrians, vehicles, and transit,
including the trolley system which enabled the
City's expansion in the 1900's. Bound by 1st Avenues
N and S, between 16th and 3lst Streets, Grand
Central District marks the transition between

the west and east sections of the Central Avenue
corridor. While both sections follow the City's street
grid, on the east there is no building setback and on
street parking is permitted, which contributes to a
more compact public realm.

Grand Central District is a key component in the
cultural and commmercial cluster formed along
Central Avenue. It connects the neighboring
districts of Historic Kenwood, Warehouse Art,
Union Central and the Edge, to one another and to
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Central Avenue, and forms an urban cluster west of
Downtown St. Petersburg. This cluster is a diverse
and vibrant urban destination, which provides a
variety of amenities and institutions to the city.

LEGEND

Neighborhood
Historic Kenwood
Palmetto Park
Warehouse Art District
Historic Uptown
Historic Old Northeast

- Historic Downtown
Driftwood
Old Southeast
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ENVIRONMENTAL CONTEXT
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Sustainability and resiliency are crucial factors to
consider when planning urban environments.

The above map was created to visualize these
considerations as they relate to Grand Central
District. From the map it is evident that the entire
study area is in Federal Emergency Management
Agency (FEMA) Flood Zone X - Area of minimal
flood hazard that is relatively flat with an average
elevation of around 50 feet above sea level. As
such, Grand Central District is not in a Coastal Flood
Hazard Area and is not likely to be inundated /
flooded by sea-level rise in 2050 (assuming 2 ft)

or 2100 (assuming 6 ft in National Oceanic and
Atmospheric Administration (NOAA)'s intermediate
high scenario).

Additionally, some of the City's hurricane evacuation
routes pass through the District, reinforcing its
importance as an urban corridor. While other parts
of the City and County are more likely to experience
significant amounts of flooding, especially along the

coast, the study area could become a receiver site as
other parts of the region retreat. As a result, this area
can possibly experience more growth and density
than areas that are closer to the coast.

LEGEND

Sea Level Rise
E= 6t (2100)

Storm Surge
[ category 1through 5

FEMA Flood Zone

Special Flood Hazard
Areas
Flood Zone X

Evacuation Route
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DEMOGRAPHIC CONTEXT
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COMMUNITY PROFILE

Grand Central District is considered a destination for
dining, art and entertainment in St. Petersburg. It is
home to a diverse community with over 450 locally
owned and operated independent businesses
such as boutique shops, restaurants, bars, and art
galleries. The diversity of businesses and population
in Grand Central District embodies the unique
characteristics that have built and sustained it since
it was established in 2000. Grand Central District

is also an urban cultural destination, known for its
vibrant public events, most notably, Halloween on
Central and also as the birthplace of St. Pete Pride,
which is the largest in the State of Florida.

An economic and demographic study prepared
in April 2020 for Grand Central and Union Central
Districts* supports the following findings:

Population

The District population has grown at a steady rate of
1.03% annually between 2010-2019, with a projected
growth rate of 1.26% annually (St. Petersburg growth
rate in the past 10 years: 1.25%). The average age of

the population in the District is 39.9 compared to
439 in St. Petersburg and 49.2 in Pinellas County.

Household Size & Income

The average household has 2.36 residents living

in the home which is larger in comparison to the
corridor, city and county. This suggests the homes
are families or living in group households. While
expected to increase, the average annual household
income in the area is lower than the city average,
which indicates that the residents are younger and
new to the workforce (see previous page).

Economy & Employment

A significant portion of the District's income is
generated through its retail businesses. Sales of
food and beverages in the District are considered
high, due to the large number of restaurants and
bars in the District. Grand Central District accounts
for only 12% of the 55,366 jobs in the corridor - the
second lowest of the five sub-districts. Grand Central
and Union Central Districts reflect a moderate job-
population ratio of 76 jobs for every 100 residents.

*Data Source: Technical Memorandum #1 Demographic & Economic Profile Central Avenue BRT TOD Strategic Plan

Market Study Pinellas County, FL. PSTA, Tampa, FL, April 2020
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FIGURE 2-6: LABOR FORCE INFLOW/OUTFLOW 2017  Source: Central Avenue BRT Strategic Plan Market Study, 2020
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PLANS REVIEW

Several plans and studies were reviewed to inform
the Grand Central District Master Plan. These
include city-wide and district specific plans, as
well as project specific studies. While the review
of plans conducted for neighboring districts will
reveal areas of overlap and potential opportunities
for collaboration, the review of city-wide plans will
assist in coordination with municipal agencies
and contribute to an urban planning and design
cohesion in St. Petersburg as a whole.

A summary of key plans and studies reviewed

in support of the Grand Central District Master
Plan is presented in the following section. Special
focus was given to the SunRunner Rising study
as it proposes potential development scenarios
for the areas around the SunRunner Bus Rapid
Transit (BRT) stations within the Bounds of Grand
Central District. Additional specific plans such as
the City's executive orders EO-2018-04-Healthy St.
Pete and EO-2017-01- Sustainable St. Petersburg,
and Stormwater Master Plan, Water Resources
Department Capital Program and Grand Central

CHAPTER 2 | EXISTING CONDITIONS

Painted Bulb-outs (ECID Project 22061-112), were
reviewed and will contribute to the establishment of
an urban design framework and action plan.
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FIGURE 2-7: NEIGHBORING DISTRICTS

WAREHOUSE ARTS DEUCES LIVE JOINT ACTION PLAN, 2019

Plan Overview

The Warehouse Arts District/Deuces Live Action

Plan is a joint plan that cover two business districts
south of Grand Central District. This plan was set to
identify specific opportunities for the enhancement
of public realm infrastructure in support of “upward
social, cultural and economic potential of the areas”.

Key Plan Goals and Objectives
The plan identifies guiding principles, followed by
“forward moves”, and specific action items.

The guiding principles are: 1) Define our Character
Areas; 2) Connect Community Places; 3) Create an
urban environment for people; 4) Facilitate positive
investment and reclaim places; 5) Position for new
forms of success.

Selected “forward moves” include the following:
complete the walkable infrastructure, create

active parks and four pop-up spaces, express art,
industry and five culture through design, guide the
development of successful urban places, make 22nd
Street S and 5th Avenue S livable streets.

Relevance to Grand Central District

The Warehouse Arts and the Deuces Districts

are adjacent to Grand Central District. The Joint
Live Action Plan boundary overlaps with Grand
Central District along 22nd Street, thus portions of
the pedestrian infrastructure will be shared, and
coordination of efforts may be required.

[ /y |
A |

[~ |
e Dl
st.petershurg

ACTION PLAN

OCTOBER, 2018

Warehouse Arts | .-
District .-
Deuces Live I
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COMPLETE STREETS IMPLEMENTATION PLAN, 2019

Plan Overview

This Implementation Plan aims to rethink the city’s
roads such that they are safer, accommmodating, and
integrating multiple modes of transit. It introduces
complete streets to St. Pete and is recognized by
the St. Pete 2050 plan as a citywide transportation
plan.

Key Plan Goals and Objectives

Key plan goals include: 1) Safe and Comfortable
Access; 2) Mobility Options for an Integrated
Transportation Network; 3) Transportation Efficiency
that Promotes Reliable Travel Times for all Modes;
4) Social Equity, 5. Economic Development; 6) High
Quality of Life and Community Places; 7) Improved
Public Health; 8) Community Sustainability,
Resiliency, and Environmental Quality.

Relevance to Grand Central District

Grand Central District is centered along a major
county corridor, and as such is highly dependent
on the travel modes and transportation option
this corridor provides. This plan provides detailed
guidance to streetscape and road improvements
which are applicable citywide, from which the
District can specifically benefit.

IMPLEMENTATION PLAN

COMPLETE
STREETS

ST PETE 2050, 2021

Plan Overview

St Pete 2050 is a vision document that is meant

to serve as a guide for residents, local officials,
developers, business owners, and interested
organizations. It organized around the themes and
is intended to “inform future decisions and guide
plans, programs, and services throughout the city
in support of its sustainable, resilient, and equitable
growth”

Key Plan Goals and Objectives

The plan is organized around the following themes:
art and culture, housing, diversity equity and
inclusion, education, community character and
growth, healthy communities, parks recreation

and open space, shared economic prosperity,
sustainability and resiliency, transportation, and
mobility.

Relevance to Grand Central District

Following the document’s guidance will assist

in coordination with city agencies and adjacent
districts, thus contributing to an urban cohesion in
St. Petersburg. This plan provides a knowledge base
to build on and themes to consider as a district
specific plan is being developed.

21
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UNION CENTRAL DISTRICT PLAN, 2019

Plan Overview = —
The Union Central District Plan purpose is to “develop o G §§\—=
implementation strategies that will revitalize and ]
encourage investment in the area and create a
place that has an identity, is walkable, and includes
transportation options”. As such, the plan proposes
a comprehensive set of recommendations and
implementation strategies aiming to achieve these
goals.

Key Plan Goals and Objectives

Key goals focus on the following themes: public
safety, green spaces, transportation, district definition,
and urban form and economic development. More
specific objectives include creating walkable and
bikeable environment, creating a local brand and
sense of place and “captivating” street aesthetics, and
the promotion of economic development.

DECEMBER 2019

Relevance to Grand Central District

Union Central and Grand Central Districts share a
border along 3lst Street and has an emphasis on
public realm. Coordinating efforts with Grand Central
District with regards to open parks and public spaces,
may create a larger public realm network which will
benefit both districts.

THE EDGE DISTRICT IMPROVEMENT PLAN, 2016

Plan Overview

The Edge District forms the eastern boundary of Grand
Central District along 16th Street. This Improvement
Plan is an urban design and an economic
development road map, that aims to stimulate social
and economic redevelopment in the Edge District.

The EDGE District Improvement Plan
St. Petersburg, Florida
December 2016

Key Plan Goals and Objectives

With regards to urban design, the plan sets the
following as goals: create more walkable public
realm, support healthy community with more green
and public spaces, as well as active public transit

in the Edge District. In the context of economic
development, the plans goals are the creation of more
opportunities such as maintaining the Tax Increment
Financing (TIF) and extending this status to 20 years,
developing a school site, and provisions for public
transit.

Relevance to Grand Central District

Given the proximity of both districts and their

location along the same corridor, they can be

seen as a continuation of one another. Economic
development in the Edge District may influence Grand
Central District and vice versa. Additionally, the plan :
recommends streetscape improvements along Central A} F
Avenue, which provides an opportunity to coordinate ‘ =
and join this effort in both districts and by this improve

the corridor as a whole.
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TROPICANA FIELD CONCEPT MASTER PLAN, 2017

Plan Overview

This plan prepared for the City provides a conceptual
urban design master plan for the Tropicana Field Site,
southeast of Grand Central District. It suggests using

the current surface parking to develop mixed use, TROPICANA FIELD
multi-story buildings.

CONCEPT MASTER PLAN

AN URBAN DESIGN PROPOSAL

Key Plan Goals and Objectives

The plan set the following as guiding principles:

1) Provide jobs, entertainment, housing and family-
oriented places that will promote economic
opportunities for every neighborhood; 2) Knit the
city together again and re-integrate the Tropicana
site with the rest of the grid system; 3) Celebrate and
enhance the rich cultural diversity and authenticity as
an engine for economic opportunity within the site
and the surrounding neighborhoods; 4) Make it easy
to get around and expand all transportation options
to reduce traffic and increase access between the
neighborhoods and Downtown.

REPARED FOR

Relevance to Grand Central District CITY OF ST PETERSBURG
This plan will not only create a new destination
adjacent to the Grand Central District but will also MARCH 2017

densify the area and contribute to the increase of
traffic volume of all modes passing through it and
using its services.

ST. PETERSBURG HOUSING PLAN, 2020

Plan Overview

Beginning in 2020, this is a comprehensive 10-year ST. PETERSBURG’S
plan to preserve existing and add new affordable -
housing solutions in city of St. Petersburg. The plan HOUSING PLAN
will be largely funded by the City for the construction
. . . The City of St. Petersburg has developed a comprehensive 10-year plan to address housing affordability by
and preservatloh of 2,400 affordable mu|t|—fam||y expanding existing programs and introducing new solutions, The plan will begin in 2020 and will be funded
. through various public and private sources. This plan impacts approximately 7,000 of our households, improving
u n | ts life for 19,000 of our neighbors across the city. St. Petersburg’s Housing Plan: For All, From All.
. . [FORALL | [ FROMALL |
Key Plan Goals and Objectives LOW- AND MODERATENGOME -

timpactful piece of the plan will leverage
360 il ity fund e construction

preservation of 2,400 affordable mult-family units. Since
most of these funds are
level of government, we are all contributing to this important
solution.

HOUSEHOLDS

The plan is intended to increase affordable housing Forthose whocam i 0 120% of v e came
units for low and moderate-income households, and " S et

for middle income households. Key goals include:
support of 300 accessory dwelling units, provision of

150 family lots for development of affordable housing T scosmae iy on o o
and mixed income development on City owned land. oo RO e e o astac fundng soure ot provces money 10 e ity

through annual state budget process
= Provide 150 single-family lots for construction of new

d FEDERAL

« HOME (HOME Investment Partnership) | $1.5 milion:
a federal funding source that provides money to the City
through annual Federal budget process

affordable homes LOCAL
« Enable more than 3200 n

0 3 1o stay in their hon i Hor . thvy'Ow:\ed Land | $10 million: .
Relevance to Grand Central District e i e b b i
Housing, and specifically mixed income housing is a MIDDLE-INCOME HOUSEHOLDS AND el
. A . o e . ABOVE a portion of the 1% sales tax that funds long-term capital
key component in creating and maintaining a diverse o thn 120% f v e
. . . P . . Njaks housing more affordable by increasing the supply * SSP CRA (South St. Petersburg Community
community. This plan provides opportunities enrich S e e v collced o the R

« Support the CRAalone

the housing stock in Grand Central District, and by this
the community as a whole.

pers for the right to develop additional
square footage on a property
ome developments on City-owned + Linkage Fee | $20 milion:
he supply of mult-family units a proposed impact fee on new market-rate construction,
pending results of the City's nexus study, in progress

ST. PETERSBURG'’S HOUSING PLAN: p . H
FORALL, FROMALL p. 1 b-' = i

T T e A A A S
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THE SUNRUNNER RISING DEVELOPMENT STUDY, 2022

The SunRunner Rising Development Study, led by
PSTA in partnership with cities of St. Petersburg
and South Pasadena, establishes an integrated land
use and transportation implementation strategy for
transit-supportive development and infrastructure
along the 10-mile corridor of the SunRunner Bus
Rapid Transit (BRT) project.

Key Plan Goals and Objectives

The study provides recommendations for 10 station
areas to support the SunRunner BRT investment,
promote ridership, and assist the cities of St.
Petersburg and South Pasadena in providing land
use strategies and equitable economic principles
and recommendations that are a product of the
community’s vision for the station areas.

Relevance to Grand Central District

The 22nd Street Station is within Grand Central
District and was identified as the Urban Plan Type,
defined as having high to medium-rise buildings,
a mix of uses, high walkability and bikeability, and

22ND STREET STATION

86%) 40%) 10% $98K

5-MINUTE MINORITY POPULATION MEDIAN HOUSEHOLD
WALK COVERAGE POPULATI OVER 65 YRS OLD INCOME
TOD READINESS SCORE PLACE TYPE PLACE TYPE OVERLAY

URBAN ENTERTAINMENT/
HOSPITALITY

I Areas of Stability

FIGURE 2-8: 22ND STREET SUNRUNNER STATION PLAN
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multimodal connections. The 22nd Street Station
in Grand Central District was also determined

to have a high level of TOD readiness. The 32nd
Street station is located outside of the District,

but the station area extends to it. It has an Urban
Place Type designation and Medium level of TOD
Readiness. Accompanying these designations are
opportunities and challenges within each area and
detailed analysis supporting the designations and
vision.

The study provides a redevelopment vision for

the station areas along with corresponding
implementation sections, broken into three
components: 1) Policy and Regulatory; 2)
Infrastructure; and 3) Partnerships. For the 22nd
Street Station this includes focusing commercial
and mixed-use developments along Central Avenue,
infill development, and improving connectivity

on 22nd Street South. The Grand Central Avenue
Action Plan can build upon and help advance these
recommendations.

ENVISIONED STATION AREA COMPONENTS

SunRunner Station
B Mixed-Use: Retail, Office, Hotel and/or Residential
N Retail, Restaurant, or Brewery/Bar
N Multi-Family Residential
I ndustrial Mixed-Use Opportunity Sites
N Existing Parks/Open Space
[ stable Development
® ® @ Streetscape Improvements
€= Ssidewalk and Pedestrian Connectivity Improvements.
©  Placemaking Opportunity
STATION AREA PLANNED IMPROVEMENTS
- Trail
= mm Separated Bike Facility
== m= Bike Lane
Shared Lane Marking/Neighborhood Greenway

Source: SunRunner Rising, 2022
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FIGURE 2-9: 22ND & 32ND STREET SUNRUNNER STATION LOCATION  Source: SunRunner Rising, 2022

32ND STREET STATION

84%) 33%) 14% $51K

5-MINUTE MINORITY POPULATION MEDIAN HOUSEHOLD
WALK COVERAGE POPULATION OVER 65 YRS OLD INCOME
TOD READINESS SCORE PLACE TYPE PLACE TYPE OVERLAY

URBAN ENTERTAINMENT/
HOSPITALITY

N reas of Stability ]

FIGURE 2-10: 32ND STREET SUNRUNNER STATION PLAN

ENVISIONED STATION AREA COMPONENTS
SunRunner Station

I Vixed-Use: Retail, Office, Residential, and/or Hotel
I Retail, Restaurant, or Brewery/Bar

S Multi-Family Housing

[ stable Development

I New Street Network

@ @ @Streetscape Improvements

STATION AREA PLANNED IMPROVEMENTS
== mm Separated Bike Facility

== mm Bike Lane
Shared Lane Marking/Neighborhood ¢
Grossing Improvements

Source: SunRunner Rising, 2022
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DEMOGRAPHICS & MARKET SNAPSHOT DEVELOPMENT PIPELINE

Grand Central Area Attracts Young Renters 15,500 New Multi-Family Units in Metro-Region .
without Kids Supply and Demand Pipeline Property Name | Location Cg:?\lzl‘::'l:“
) L f : - ‘Y b- - 4 fR— . . )

Percentages of households renting, living alone, = Completzons et Absorpteon Vooancy Rete o As of Q3/2022, CBRE reports 6,528 units
or without children are close to the City of St. R 6% completed in 2022, with 15,499 more currently 5700 Central Central Ave 3 2023
Petersburg city, but slightly higher than the rest g under construction across the Tampa-St Petersburg &27 StN
of the metro region. This is expected for Grand E 9 5% metro-region. This will increase the overall supply by Driftwood on Central Ave
Central District as a city neighborhood that is nearly E —_ _ f 5% between 2022 and 2024 Central 29 St N Il 2023
adjacent to the downtown core, which is more 2 . - » E Sindre
urban than more suburban neighborhoods. &; hod e SunRunner station planning for 22nd Street Grand Central 1AveS &

£ = Station forecasts 900 to 1,900 new units within 1/2 Townhomes 285t S 24 TBD
Tampa-St. Petersburg is the Fastest Growing = 3 3% mile of 22nd Street station platforms, plus 375,000
Florida Metro %* to 630,000 square feet of new retail development?2 Six Point Row 122\5 m & 19 2023

0 2%
¢ Fastest growing rents in among metros in the 18 19 20 2i 22t ¢ SunRunner station planning for 32nd Street 2 Ave N &
United States! Station forecasts 900 to 2,500 new units within Alante 15 St N 26 2023
. o “Net in-migration to Tampa is 1/2 mile of the station platforms,'plus 168,000 to

¢ Ranked #4 in US for apartment building . 9 Il oth " 'dp 535,000 square feet of new retail development? The Metro Baum Ave N 100 5023
investment capital? OUtpa.Cmg a .Ot ‘?rF orida metros, &1 St N

resulting in historic levels of renter Grand Central District Leveraging Adaptive Re- y— SRV
e Ranked #9 in US for transaction volume in Q2 demand. which is placina significant Use 383 2023
2022 ($5.3 billion in assets bought/sold; average ! P g slg St. Petersburg 175t S

$197,000 per unit)?

¢ Net absorption of new units remains consistently
positive, during and after Covid-19 pandemic’

e Strong in-migration into Florida and Tampa metro
indicates demand will remain high for foreseeable
future*

Data Sources: (1) Marcus & Millichap; (2) Multifamily. Loans;
(3) mulftifamilyfirm.com citing CoStar data; (4) CBRE

Household Demographics

Neighborhood*

upward pressure on housing costs.
Since 2019, the average effective rent
has risen nearly 43%, a growth rate
that leads all major markets in the
nation.”
Marcus & Millichap
Tampa Market Report 3Q/22

FIGURE 2-11: TAMPA MARKET REPORT

Indexed Indexed

Local Against Against
City of St. Tampa Bay

Petersburg Region

East End:
¢ 1700 Central: Trammel Crow proposes full-block,
7-story 267-unit apartment complex

Mid-District:
e 2340 Central: Grand Central Brewhouse 4,000 SF
courtyard

West End:

e 2700 Central: 2,500 SF ground-floor retail, with
three 3-bedroom units above

e 2800 1st Ave S: David Weekly Homes proposes 24-
unit townhouse row

¢ 3100 Central: Gallery 3100 includes 122 apartment
units

Expect Continuing Development

e Growth rates are slower in southwestern St.
Petersburg than average for the City, but still faster

Percent of Households Rentin 36% 96 105 -
e ° than the Metro Region as a whole
Percent of Households 1-Person (Living Alone) 34% 92 m  “Barbell” of developments clustered at west end
around 3lst and 32nd Streets, or east end around
Percent of Households Non-Family (Unrelated 17th Street and I-275
9% 98 121
Roommates) . . .
e Fast-rising rents offset increasing costs of
. construction materials; new development continues
0,
Percent of Households No Children Present 80% 98 104 to be financially feasible
Average Annual Population Growth Rate (2011-2022) 0.1% 17 10

* Local Neighborhood” consists of ZIP codes 33711, 33712, and 33713

FIGURE 2-122 HOUSEHOLD DEMOGRAPHICS COMPARISON

[ /y |
K |

[~ |
e Dl
st.petershurg

www.stpete.org

Source: US Census Bureau 2022; calculations by WSP

Data Sources: (1) CBRE; (2) SunRunner Rising Report, City
of St. Petersburg;

Developments within the Grand Central District

B2l NER
|

-

] ey |

Driftwood on Central under Construction

FIGURE 2-13: DEVELOPMENT PIPELINE

Source: St. Pete Rising
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DEVELOPER INTERVIEWS

Discussions with local developers was a key aspect
of engagement for this critical stakeholder group
to inform the master plan issues exploration and
development of outcomes. Participants included:

Bowen Arnold, DDA Development

Jimmy Chestnut, Incore Residential

Justin Dean, Dean & DeWitt

Mark DeMaria, DevMar Development

Joseph Furst, Place Projects

Eric Garduio, Bay Area Apartment Association
Andrew Hunsicker, Ash Developers

Denise Kelly, Stoneweg

Tracy Mater, CHAF Properties

Richard McGinniss, Modern Tampa Bay Homes
Nick Molina, Endangered Investments

Devon Quist, Dominium Apartments

Ray Smith, RS Investment Properties

Grand Central District Identity & Context

Central Avenue’s core brand is based on local,
non-chain retail. This makes it a destination for St.
Petersburg residents seeking urban day or night
experience. The primary method for visiting the
District is by car: parking, particularly on weekends,
is frequently mentioned as extremely challenging.

SunRunner’s frequent, high-quality transit service

is likely to provide some relief from the demand for
parking spaces. It may also make the neighborhood
more attractive to commmuters to downtown jobs

as well as remote workers. Increased residential
demand means that the District will either see
more new development to meet the demand, or
rents and sale prices will rise as demand exceeds

supply.

Development north of Tropicana Field (the Edge
District) is creating a more urban context between
Downtown and Grand Central, which causes the
the District to feel more connected to Downtown.
High density redevelopment of Tropicana Field site
has the potential to further solidify that relationship.
Development south of the District (the Warehouse
District) is increasing the number of amenities

and interesting destinations that make the
neighborhood attractive.

First Avenues N and S have many older, larger
single-family homes that have been repurposed

for cormmercial use (professional services and small
stores). Central Avenue still has many parking lots
between retailers, making for a disjointed, quasi-
walkable urban neighborhood. Older buildings and
parking lots along these three avenues are the most
likely locations for developer interest.

Current Economics of the Real Estate
Development Market

Prior to 2022, market forces primarily in the form

of lower land values had been favorable to small
developers and contextual projects in the Grand
Central District. Small lots with many owners have
made aggregating multiple parcels into a single
larger one very difficult. The 100-foot lot depth

from street front to alley makes configuring parking
spaces and building area complicated. The 7-story
height limit in addition to the parking requirements
have meant the developable envelope has
remained small. These economic circumstances
dictate that developers who specialize in projects
that can fit into these spaces will be the ones

most actively participating in the market. Recent
developments have been smaller, ranging from
retail-only to 2-3 townhomes to 20-50 apartment
units, congruent with current market circumstances.

However, market conditions change constantly.
Seeing successful development in the District,
landowners are already asking significantly higher
prices for developable lots. Combined with
inflationary price rises in construction materials
and labor services, the costs of acquiring land

and constructing a new building have risen
significantly. This has significantly narrowed the
range of economically feasible projects, reflected

in the much-reduced volume of new projects
proposed and getting under construction. Among
the developers interviewed, current zoning and city
approval procedures are generally viewed positively;
most cited the current market pricing discordance
described above as the biggest challenge to
development.

Site geometry and zoning envelopes intersect

with market pricing to shape local development.
Parking lot design is an issue due to the shapes

of lots in the District. With a lot depth of 100 feet,

it is difficult to fit a building and surface parking
onto a project made of 2-3 lots. The combination of
maximum Floor Area Ratio* (FAR) and minimum
parking requirements places limits on the total
number of units that can be physically arranged on
and above a developable parcel (or combination of
parcels). Higher purchase prices for land translates
into pressure to add more units (height) to the
development parcels in order to recoup the
additional costs from the land'’s higher price.

When the maximum development geometry is

too small to allow the required number of units, a
developer must seek to combine more parcels to
support more units. This causes the market niche to

* The ratio of the gross floor area in a structure to the land area of its lot. It is used to regulate lot coverage and density.

st.petershurg

www.stpete.org
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change, as larger companies with the resources and
know-how to assemble land and build larger, taller
buildings on larger parcels to be favored instead

of the current group of local developers interested
in smaller projects. If prices continue to rise, it is
likely that the developer group that has completed
recent projected in the Grand Central District will be
significantly less active.

City & Neighborhood Association Governance

In interviews, developers consistently gave City

staff positive reviews and good feedback as being
professional and easy to work with. The City’s clarity
on envisioned development is credited with helping
developers manage project schedules and control
costs. City staff are also able to use their time and
resources more efficiently by lowering the number
improper proposals submitted in the first place.

However, there are three areas where the City could

31

look to improve conditions:

1. Empowering mid-level staff to confirm findings
and give developers an authoritative go-ahead
when circumstances are clear.

2. Developers who live and work in St. Petersburg
are interested in participating more with the
Neighborhood Association and would like
opportunities to serve on a volunteer basis.

3. Finalizing design requirements, fire safety, and
building code compliance before construction
begins (and not during inspections) would
significantly reduce the risk of unforeseen costs in
later phases, which would, in turn lower the overall
funding levels developers need to achieve and allow
more local developers to participate in shaping the
Grand Central District.

Central Avenue's core identity as a retail destination comes with it strengths and

weaknesses. Retailers rely on having parking nearby, but too much parking dilutes the
concentration of retailers that makes the neighborhood into a destination.

Grand Central's local identity centers on the
unique retail offerings on its core blocks from
20th Street to 37th Street. This is the District's
draw or “brand.”

As more people work from home, they are
more interested in living closer to social and
entertainment destinations than they are to
work. Living close to Central Avenue and/or
having access to the District via SunRunner is
likely to increase market demand for new retail
(particularly restaurants and bars) as well as
new residential units.
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Adding residential units above and adjacent to
retail (particularly bars and restaurants) is likely
to increase the number of noise complaints,
especially for businesses open after 1pm.

There is a tension between adding population
of potential customers and adding population
of potential future NIMBYs (“Not in My
Backyard”)*.

WEAKNESS

Surface parking lots facing Central Avenue
break up the retail strip and leave holes in the
urban experience. Filling those parking lots

in with retail uses would promote the retail-
centric destination, adding more residents-as-
customers than are taken away where a visitor
would have parked.

Concern about replacing lost parking spaces
could be addressed by allowing hourly parking
in garages connected to residential buildings.

OPPORTUNITY

Local retailers prefer to occupy older, less
expensive spaces, or renovations of smaller
buildings such as larger single-family homes
repurposed for office and/or restaurant spaces.

Developers must pass on the cost of new
construction (including parking garages where
required) to their tenants, which frequently
leads to more chain retailers and national
brands, who can afford to absorb those costs

THREAT

*“Not in my back yard’, is a characterization of opposition by residents to proposed developments in their local area, as

well as support for strict land use regulations
FIGURE 2-14: DISTRICT SWOT ANALYSIS
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DISTRICT SUBAREAS & KEY PLACES

Subarea - Transitional Commercial Center

This subarea, between 28th and 3lst Streets,

is a developing part of the District and can be
described as a transitional commmercial center.
While this section of the District visually appears to
be underutilized, it has seen a substantial amount
of infill development recently. This subarea shares
a border with Union Central District and is close to
major amenities such as PSTA Grand Central Staion,
big box stores, and YMCA. It provides a range of
amenities which services to Grand Central District
residents and visitors alike.
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FIGURE 2-15: DISTRICT MAP - SUBAREAS & KEY PLACES
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Subarea 2 - Core Corridor

The area between 20th and 28th Streets can be
described as the “District Core”. This section of the
District is well established and contains most of

the District's activity and character with regards to
building types, land uses and public realm. This area
includes a range of attractions such as shopping,
restaurants, and nightlife. It has active street fronts
and outdoor seating, and experiences significant
pedestrian activity.
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Subarea 3 - High Density Redevelopment

The area between 16th and 20th Streets is split

by I-275 which creates large underutilized spaces
at the ground level. The parcels east of I-275
experienced large-scale development of complete
blocks that contribute significantly to the density
of this subarea and introduced a new hotel to the
District. West of the interstate are some of the older
cultural amenities such as the Imagine Museum
and the Play House Theater. While experiencing
new development, this section of the District is still
predominantly sparse.

1SH10Z
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Gallery & Art Studio
1. Imagine Museum: Contemporary Glass Art
2. Painting with a Twist Studio
3. Craftsman House: Gallery & Cafe (Rose Garden House)
Entertainment & Health
4. Tampa Bay Rays Tropicana Field
5. Vertical Venture Climbing Gym
6. Hatchet Hangout - Axe Throwing
7.YMCA
Theater & Performance
8. Spitfire Comedy House
Restaurant & Cafe
9. URBAN Brew and BBQ
10. Bandit Coffee Co.
11. Casita Taqueria
12. Punky's Bar and Grill
Shops & Store
13. Walmart Super Center
14. Haslam Bookstore

Grand Central Brewhouse
Hotel
16. Tru by Hilton Hotel
17. Mari-Jean Hotel

PSTA Grand Central Terminal
St. Petersburg Community Service Suncoast Hospice
METRO LGBTQ Welcome Center

Vantage Apartment

Arte Apartment

1701 Central Apartment

Fusion 1560 Apartment Complex
Gallery 3100 Apartment

LEGEND

Subarea A
Subarea B
Subarea C

Gallery & Art Studio
Entertainment & Health
Theater & Performance

Restaurant & Cafe

Q0000

Shop & Store

4 Bar & Music

O

Hotel
Service & Amenity
Residential

FIELD

TROPICANA
Ongoing Development
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LAND USE & OPEN SPACE

The land use map below presents all the existing
land uses in the District and reveals the diversity of
uses and their distribution within the study area.
Moreover, it shows patterns of clustering and spatial
relationships between the uses.

The diversity of uses in the District which includes
residential as well as commercial uses, is key to its
vibrancy and supports walkability and local activity.
As shown on the map, most commercial activity

is concentrated along Central Avenue with a few
exceptions at 31st, 22nd, and 20th Streets.

At a district scale, there is a cluster of mixed
commercial and residential uses that extends to

Ist Avenues N and S, on the east side between 16th
Street and 23rd Street. Between 23rd Street and
3lst Street, the linear distribution of uses becomes
dominant with commercial activity along Central
Avenue, residential south, and office/business to the
north.

With regards to open space, there is no public park
in the District and a considerable number of vacant
parcels, some of which are used as temporary
surface parking.

Palmetto Park Dlayrun

Theater & Art Studios

Commercial Corridor

Open Spaces

Craftsman House (Rose Garden House)

Antiqe Shops

FIGURE 2-16: PARKS OUTSIDE THE DISTRICT FIGURE 2-18: KEY PLACES WITHIN THE DISTRICT
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LAND USE & OPEN SPACE: SUBAREA1&3

Except for the block between 30th and 3lst

Streets, land uses in Subarea 1 maintain a linear
distribution pattern as mentioned previously. The
south boundary of this subarea is arguably the most
residential section of the District, while the northern
one contains a considerable number of businesses
among the residential units.

Subarea 3 is split by I-275 and so are the land uses
within it. The parcels east of 1-275 experienced new
developments of mixed used residential projects.
These large, block scale developments, maintain a
commercial ground floor, with residential units on
the higher floors.

West of 1-275 is large cluster of commmercial uses that
extends to the northern and southern boundary

of the study area. It contains a noticeable amount

of vacant land, and a large number of warehouses
which provide a wide range of commercial uses.
This section of Subarea 3, also contains the only

art facilities in the District, including the Imagine

Museum and a few local galleries. Suncoast Hospice

FIGURE 2-19: KEY PLACES IN SUBAREA1
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Industrial Building in Warehouse Art District
FIGURE 2-21: KEY PLACES IN SUBAREA1&3
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LAND USE & OPEN SPACE: SUBAREA 2

Land uses in this subarea support it designation as
the District Core. The distribution of uses on the east
side of this area includes a commercial cluster that
extends to the north and south boundaries of the
study area, and a linear pattern of residential uses
on along Ist Avenue S, and mixed use residential
and office uses on the north along Ist Avenue N
west of 23rd Street.

Central Avenue in this subarea is predominantly
commercial, with continues active street fronts, and
a variety of retail establishments. The blocks along
Central Avenue are split such that they maintain a
commercial frontage along Central Avenue and a
residential front towards Ist Avenues N and S

Commercial Row Pub & Entertainment

CHAPTER 2 | EXISTING CONDITIONS
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PUBLIC REALM & PEDESTRIAN EXPERIENCE

The welcoming and walkable experience along
Central Avenue is one of the defining characteristics
of Grand Central District. A variety of shops and
businesses line wide sidewalks shaded with street
trees along the avenue. First Avenues N and S take
on a different character, as do the north-south
streets.

This analysis explores key public realm features that
influence the pedestrian experience throughout the
District and includes the following categories:

Building Frontage

The street facing facade of buildings are the
interface between the public and private realms.
They form the walls of the “outdoor room” that is the
street. The building frontage analysis examines the
location of building frontages and where they have
active uses.

Pedestrian Facilities

This includes the areas dedicated for pedestrian
activity, such as sidewalks and their adjacent
landscape strips, plazas, and intersection facilities.

Landscaping

Street trees are one of the most important elements
of the public realm. They provide shade for
pedestrians and buffer them from adjacent traffic,
help to create a sense of enclosure, are beneficial to
people’'s emotional wellbeing, and contribute many
environmental benefits.

Public Art

Murals are a defining feature of the District and have
a significant contribution to the establishment of
the District's character and its public realm.

FIGURE 2-26: PUBLIC REALM ANALYSIS SUMMARY
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An Evolving Public Realm: Murals
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I Intersections Enhancement

Public investments in pedestrian infrastructure,

such as these curb extensions and paintings at
the intersection improve pedestrian safety and

L

1S HL9L

-
1] | f Murals are a defining feature of the District.
Areasigeed of Enhancement - = While they mostly occur on private buildings,
1 - == they have a significant effect on the public
"5 b= realm.
FIGURE 2-28: EVOLVING PUBLIC REALMS
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PUBLIC REALM & PEDESTRIAN EXPERIENCE - SUBAREA1& 3

The western end of the corridor (Subarea 1) has a
poorer public realm and pedestrian experience on

Central Avenue.. There are larger, more numerous t _

curb cuts, less active building frontages with
shopfronts, and fewer street trees.

The portion east of I-275 in Subarea 3 has higher
quality public realm with wide, continuous
sidewalks lined with shopfronts and street trees
resulting from recent development. This subarea
also has a high concentration of murals. I-275 is a
barrier and gap in the public realm and pedestrian
environment, dividing the corridor, and leaving
unused spaces below the highway.

Pedestrian Realm

. - s

FIGURE 2-29: SUBAREA 1 PUBLIC REALM CONDITION
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Active Frontage with Gaps

FIGURE 2-31: SUBAREA 3 PUBLIC REALM CONDITION
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PUBLIC REALM & PEDESTRIAN EXPERIENCE - SUBAREA 2

generally has the highest quality public realm in the
District. Along Central Avenue, buildings are located
adjacent to wide sidewalks and there are long
stretches of active street frontage with few gaps.
Curb cuts are rare and curb extensions have been
constructed at three of the main intersections.

The diagram below illustrates that this area . . .
Privately Owned Public Space Street Walls/Sidewalks Bulbs Out

Wide continuous sidewalks with regularly spaced
street trees and a uninterrupted street wall of active
frontages make Central Avenue in Subarea 2 a
welcoming pedestrian environment.

The east-west streets parallel to Central Avenue (Ist
Avenues N and S) have more suburban characters.
Wide landscape strips and large trees provide a
buffer to the traffic and a comfortable pedestrian
experience. Street trees are intermittent and curb
cuts are more numerous than on Central Avenue,
although they are generally narrow.

FIGURE 2-33: SUBAREA 2 PUBLIC REALM HIGHLIGHTS FIGURE 2-35: SUBAREA 2 STREETS & SIDEWALKS CONDITION
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PUBLIC REALM & WALKSHED ANALYSIS

The following

diagrams illustrate public realm and

pedestrian walking experience to key amenities
within and near the Grand Central District. The
highlighted areas indicate a 5-minute walking
distance from essential and key public services
along the highlighted street segments. For this
analysis, a walkshed was examined for the following
services: libraries, public pools, grocery stores,
pharmacies, and parks.

As shown in the diagrams, the District only has
partial coverage of pharmacies, grocery stores,

and parks, and no coverage of public pools and
libraries. Convenient access to multiple types of
essential services promotes diverse population,
supports equity and is essential to building local
community. While the core of the District is rich
with commercial and entrainment establishments,
it is the furthest from the essential businesses
examined in this analysis.

FIGURE 2-38: KEY AMENITY WALKSHED ANALYSIS
SENINGUE PARK i ] I
iE 5 ; l A\ 5 I
—— e 5 ':’ BURLINGTON AVE N N | ; X | i !) \\ i
g a % . b | g 1 HISTORIC E o - | % = : * v | ) 2 %
@ - g i : G KENWOOD &7 z @ 1Tl &
| 9 ] Sty
-— __J .
| ‘ | | _ , - - | =] | o4
a4 e SR kel TN W A SRS N B =L e = e e il e e e e - —_
L e ————— {_GRAND CENTRAL DISTRICT ) - ] ,
- ® @ o dedw @@ ©eecoee oes o6 o560 vooe ~BUS IS g eeccel o o] ~ oo wes [ X ) %H]
1STAVE'N ®eee o 0000 oo 00000 o so0e s ee oo : T ge !00@000 @ | EE R ’
oe & o _J i I I 1 \
oo o [jeoeee evoD o8 @ eeed @ d - S — T %ﬁ—?ﬁz]
e CENTRALTAVE e o0 @ oldosessee oo 0@ ® 99 009 o0 oo OHORAG @ 1 - Tt Yese oo 0@ . @ i
] of - _ =i =] e .
i e ] <
- 4 J ] : J | : S (- wyl__L : : i
S : SToMeT 8 ecv e o coe®% oo o oe oo ®  eeed e s — ] — - — . — . — . — . —
1ST/AVE'S : TET oo e oo o §) ®e @ Jee oo ve ooes oo fooo_o 200 spee eoldgee poee Ty } e e A 1 \
‘I L el e L B o R R === - == mmm=— 1 \
| [ T ¥ T H b J ] 1 Y
| il | | i ) L] 5 L .
L  nEgE P 1L
- 3 | | jaress WAREFOUSEY —
T e ARTOSTRICT] |
N = ZRDAVE'S = TRk Y TROPICANA
N ; Pl I J FIELD
PALMETTO PARK — - Ml St
X PLAYGROUND i = e & |
6 ] L s L | I
Q.1 MILE \o4 m—— a4 y
FIGURE 2-37: DISTRICT MAP - PUBLIC REALM & WALKSHED ANALYSIS
A, B
e
[ .|
T el
st.petersburg

CHAPTER 2 | EXISTING CONDITIO

Grocery Store Walkshed

There are no grocery stores in the
District. Access to grocery stores
is more convenient from the
western end of the District (to
the Walmart Supercenter), but
still limited as it covers only 2.5
blocks.

Pharmacy Walkshed

Pharmacies are located at the
east and west ends of the District,
and service these areas well.
Access from the District Core is
lacking but is more convenient

in comparison to other uses
examined in this analysis.

Park & Playground Walkshed

There are no public parks in the
District and access to parks is
limited from most bocks. Better
access exists to the west, while
there is no convenient access
from the center and the east.

NS
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STREET HIERARCHY & COMPLETE STREET

Streets are the most public space in an urban
environment and can be viewed as the publ