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Introduction 

The City of Nassau, like the City of New York, consists of a 
number of residential areas – Bain Town, Grants Town, Fort 
Fincastle, Mason’s Addition and so forth.  Downtown Nassau 
once served those neighborhoods well, but has not done so for 
several decades.  Like other cities which have gone through 
similar changes, the choice of strategies for re-establishing a 
functional downtown boils down to two: organically, by simply 
replacing obsolete elements with more modern and expansive 
ones, that is, growing from the inside, or by constructing an 
extension to the downtown next to the current downtown.  
Examples of organic growth are New York City and Miami.  
Extensions have been chosen for New Orleans and Montreal.    

This proposal commits to the extension of the downtown and 
the development of the existing downtown as an historic zone, 
to be further developed as a center for entertainment and 
culture. 

For the purposes of this competition, therefore, the area 
between East Street and Blue Hill Road – Cumberland Hill and 
from the waterfront to East Hill Street are considered part of an 
historic zone, while the area south of East Hill Street, the 
extension, is considered open.  As a result, the following 
assumptions apply to these two zones. 
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1. Historic Zone 

We wish to maintain the scale and character of the present 
area, specifically: 

a. Building heights are restricted to four storeys 
b. Building character encouraged to include traditional 

Bahamian “elements” . 
c. Generous, planted outdoor spaces 
d. Intimate public circulation, both vehicular and 

pedestrian. 
e. buildings and spaces 
f. Celebratory presentation of existing and new 

monuments 

 

 

 

 

 

 

 

2. Open Zone 

This area should encourage the development of a modern 
Bahamian architecture, expressive of technological 
sophistication and the acceptance of global standards. 
Buildings in the Open Zone would be unrestricted in height 

or method of construction except for adherence to the law 
and the concern for architectural excellence. 

The sponsors of the competition have also provided a previous 
study for reference.  Several of the recommendations in that 
study are adopted here, particularly the concept of the 
Government Green, a strip Government and quasi- 
Government buildings and spaces which extended from 
Woodes Rogers Walk to the Royal Victoria site. We suggest 
that the strip actually extends to the Police Compound and 
therefore to the south edge of the competition site. They also 
suggested the need for a specific downtown administration and 
local government for the City of Nassau. 

Finally, the competition study area is very large for the 
time allowed, and while we have provided suggestions 
throughout, we have, provided a more detailed study in the 
areas affecting the positioning of the required structures.   

Urban Design 

Like most cities, the settlement of what is now Nassau 
began as a marketplace.  By the mid-twentieth century, the 
majority of the people of the city lived in an area called 
Over the Hill, who came downtown primarily for the 
marketing functions generated by the Market Wharf, where 
mailboats brought agricultural products (and people) from 
the Out Islands and returned with supplies and equipment 
and where they bought and sold fish, meat and produce.  
Their primary routes were Baillou Hill Road, East Street 
and, most important of all, Market Street.  As a 
consequence, when the Market Wharf was re-located to 
Potter’s Cay and there was no longer a movement of people 
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from Over the Hill to the waterfront, those businesses 
downtown benefitting from that flow (Stop ‘n Shop, City 
Pharmacy, etc.) lost viability.  Meanwhile, Collins Wall 
had been breached, and the opportunity to expand Over the 
Hill business in that direction was embraced.  The Bay 
Street area no longer serves as a commercial or social 
destination for the people of the City of Nassau.  Nor has it 
served most of the other functions of a downtown: 

1. The celebration of the history of its people. 
2. The recognition and celebration of the accomplishments 

and talents of the City’s people. 
3. The active sharing and promotion of their personality 

through cultural display. 

The only one of the five requirements for a downtown that 
the Bay Street area fulfills is its display of the tenets of 
social order in the keeping of the Parliament and the Courts 
downtown.  In other words, the City of Nassau has been 
left without a downtown for a generation.  This project 
offers the opportunity to begin to craft the dream for the re-
establishment of their downtown. 

As the economy of the City is based upon tourism and the 
character of the Bay Street area (what the reference Report 
calls “charm”) is a significant part of the product we sell, 
we believe the organic approach would be destructive (both 
for our built heritage and for our economy) and that 
therefore an extension of downtown should be built. 

Having considered several alternatives we believe an 
extension that maintains the existing downtown area as an 
historic zone, focused on providing cultural and 

entertainment product for the tourism business is 
appropriate.    

The key to the creation of this proposed addition to the 
downtown is the creation of a new shopping street with 
multiple connections to both Over the Hill as and the 
existing downtown. Using properties primarily owned by 
the public and by the Anglican Diocese, that new street is 
created across what is now the Police Compound, whose 
relocation to Oakes Field is to be completed prior to the 
construction of this new corridor. Connections to the 
existing downtown and the areas to the south are 
established by the extension of Parliament Street, the 
enhancement of East Street and Market Street with new 
roundabouts and the creation of new service roads across 
the extended area. 

Site Selection for the Central Bank 

The competition requires the identification of an 
appropriate site for the location of the new Central Bank. 
Our selection is based upon the following: 

• The Central Bank’s primary function is the 
regulatory and physical control of the nation’s cash, 
which requires it to operate with a high level of 
security. On the other hand, it has also demonstrated 
a commitment to a socio-cultural agenda, which 
requires public access to its facilities. It is therefore 
necessary to have a site that gives easy public 
access as well as good security. 
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• The Central Bank is symbolic of the economic 
health of the country, and its facilities should 
strengthen that symbolism. 

• The facilities required by the Bank include a 
museum, an art gallery and a major theatre. These 
require easy public access and good vehicular 
circulation and parking. 

• The banking functions of the Central Bank take 
place largely “behind the scenes”, and the 
opportunity to create separation between the central 
banking functions and the public programs is 
important. 

We have therefore selected the existing Post Office site as 
the basic site and East Hill Street as the primary access for 
the public, with the new service road as the security access 
for the Central Bank. We have also chosen to split the 
existing site into two, with an extension of Parliament 
Street providing the separation. The location atop the hill 
provides spectacular views of the harbour from the 
regulatory facility as well as the theatre lobby. The final 
definition of the site would be by the extension of Sands 
Road, which forms the south boundary for both properties, 
and acts as a primary service road. 

Urban Upgrade 

The competition requires that the urban solution contributes 
to the improvement of the extent to which the downtown 
serves the City’s population. We have provided the 
following specific upgrades: 

Public Open Spaces 

The competition area included the Southern Recreation 
Grounds, the Library Green, Parliament Square and 
Rawson Square as public open spaces. We have added 
the following: 

• Independence Square replaces Rawson Square with 
a larger public space with multiple opportunities to 
celebrate local personalities. 

• We propose to close Bank Lane, used primarily for 
its very limited parking and to make the whole 
Supreme Court/Library Green area pedestrian. 

• The Royal Victoria Hotel site will be developed into 
a public plaza with associated gardens serving the 
new Magistrates’ Courts. 

• The East Street boundary of the new Central Bank 
is to become a small greenspace separating the 
roadway from the Bank’s Customer Parking. 

• Behind the new City Hall, we offer the opportunity 
to celebrate our success at the Olympics with a new 
public space built around monuments to several of 
our most noted Olympic stars. 

• At the end of Gaol Alley, behind the proposed new 
Botanical Gardens we propose a small park to serve 
the community to the south. 

Pedestrian Circulation 

There is a distinct lack of opportunities for safe, dedicated 
pedestrian circulation in the downtown area. We have 
therefore provided one dedicated pedestrian walk, anchored 
by a 20-foot wide sidewalk and passage across new and old 
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public spaces. The walk begins at the Olympic Square and 
ends at the Independence Square on Bay Street. 

Parking 

There is a requirement to address the overall circulation of 
vehicles and people in the downtown and the project area. 
We believe that that study is a very large one, and an 
attempt to do justice to that issue would produce ineffective 
results. However, we have addressed the issue of parking as 
a fundamental need for the downtown. We do not believe 
that “Park-and-Ride” is an appropriate approach to the 
concern. Convenient parking is the backbone of downtown 
commerce, and the need should be approached by either the 
development of a rapid transit system or by the 
construction of parking facilities. We have proposed a 
number of new parking buildings, some to be developed by 
private owners, others as part of a municipal effort. The 
extension to the downtown would be serviced by at least 
two such municipal efforts; a 450-space building located 
just behind the site proposed for the new Central Bank 
Theatre, and a smaller building along the new roadway 
proposed across the City Market site. We also propose that 
parking along the new shopping street be metered. Finally, 
we would propose that all of the major new buildings 
proposed – new Parliament, Magistrate’s Courts etc. be 
designed with some parking as part of the building. 

Existing Central Bank Building 

We propose that the existing Central Bank Building be 
converted to the National Art Gallery and that the present 
gallery be similarly repurposed as a museum. 

Key Projects 

The competition also requires the siting of a number of 
important buildings, important to the completion of the 
downtown. The following buildings have been identified 
and located in the scheme: 

1. The New Parliament Building 

We propose to demolish the existing Churchill and 
Adderley Buildings and to construct a new Parliament 
Building along the East Street boundary. The existing 
Rawson Square would be enlarged, raised and celebrated 
with dedication gardens on the corners, two fountains on 
the eastern side against the building and slightly larger-
than-life figures of a number of Bahamian heroes, either 
simply walking or running across the plaza or seated on 
benches at strategic points. Both the Parliament and the 
Senate chambers and all parliamentary offices will be 
housed in a 4-storey building with adequate, secure 
underground parking.  

 

 

 

 

 

2. Magistrate’s Courts 
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The Royal Victoria Gardens is the site for this new 
complex.  We have chosen to line East Street and the 
Eastern part of East Hill Street with this 4-storey 
complex, so that the gardens of Royal Victoria Hotel 
might be restored (to some extent), and the magnificent 
silk cotton tree in the middle of the garden might be 
celebrated, while creating a new public square. This 
garden/plaza will also be part of the new pedestrian 
route to and from the extended downtown to the south 
and the Library Green and Independence Square to the 
north.  Much of the southern end of the site will be 
excavated to provide restricted underground parking for 
the complex. 
 

3. New Police Headquarters 
 
This 4 storey structure would be the high tech nerve 
center for the Police Force.  Some of the ground floor 
would be used for restricted parking. 
 

4. Government Services Building 
 
A Government office building will provide walk-in 
Government services to the public.  We have located it 
adjacent to our 20’ wide pedestrian walk from the new 
street to Royal Vic Gardens with a Public Square 
celebrating our Olympic Heroes as its starting point. 
This and other buildings in this block will be served by 
a new 450-car parking building located less than a 
block away. 
 

5. City Hall Building 
 
In anticipation of the implementation of a City 
Government, we have provided a celebratory site for a 
City-Hall Building.  The curved structure is designed to 
reflect the shape of the new traffic circle at East Street. 
  
 

 

 

 

 

6.  Central Bank 
 
The Central Bank has offered to make an enormous 
cultural contribution by constructing an art gallery, a 
museum and a 1000-seat theatre designed for public 
use.  We have located the building such that the public 
offerings are able to be accessed without compromising 
the Bank’s operations, with the theatre standing alone 
on the western part of the site site, utilizing the full 
width of the original Post Office site. 
 

5. Fort Fincastle  

 Included in the project area is the Fort Fincastle set of 
historical attractions, comprised of the Fort, the Water 
Tower and the Queen’s Staircase. 
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We propose to remove the tourist traffic from Prison 
Lane’s quiet residential environment and develop a new 
museum on Sands Road to the north, from which access 
to the attractions above would be by cable car and 
elevator. This would increase tourist visibility, be much 
easier for vehicular as well as pedestrian access and 
would create a more effective combined attraction. On-
site parking would also be available. 
 

The Central Bank Complex 

The Central Bank Complex consists of four discreet entities: 

1.  The Central Bank 
2. The Art Gallery 
3. The Museum 
4. The Theatre 

 
1. The Central Bank – while there is no program for the 

design of the Bank, we have made the following 
assumptions: 
a.  Security Zone 

We are aware that one of the Bank’s function is the 
storage and distribution of cash, for which it has 
secure storage (vault) and security protocols.  
Access to that area must therefore be well 
controlled.  Much of the Basement level is to be 
used for this purpose. We have designed this level 
of the Bank to be reflective of a fortress, with 
battered walls of granite and small openings where 
necessary. It should also be noted that at the 

Basement and Ground Floor Levels, there is no 
requirement for windows, as the uses at these levels 
are Security, the Museum and the lower level of the 
Art Gallery. 

b.  Staff Facilities 
The 250 members of staff must be accommodated 
on site including lockers, cafeteria, sick rooms, etc.  
We have suggested opportunities for a gym and 
even a possible day-care facility at the Basement 
level. 

c.  Building Services 
The maintenance of operations requires the safety 
of a redundancy in building services.  Stand-by 
generators, storage for supplies and equipment and 
facilities for facility management and maintenance 
are therefore important. The secure zone is to be 
enclosed by a single storey structure housing most 
of the services in the structure enclosing a security 
courtyard accessed through a gate, in which parking 
is offered for executives. A Service door, giving 
access to the service elevator and stair, is also 
accessed from this secure courtyard. 

d. Public Functions 
The Bank hosts public functions in connection with 
its cultural outreach and public education.  We 
believe this will be expanded as a result of the 
increased commitment to not only the gallery, but to 
a museum and a theatre. A function room and a 
large deck at First Floor level accommodate these 
activities. This huge deck, from which the views of 
both the harbour and the over-the-hill area are great, 
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is also part of the offering of the Art Gallery, whose 
upper level offers access to the deck for outdoor 
shows and social events, a Staff Cafeteria at this 
level and a small Function Room for seminars and 
workshops. 
A 60-foot long bridge connects this level to the 
theatre to the west. 

e.  Office Space 
There is note made of the 250 persons working in 
13 departments.  Without knowing how those 
departments are organized no proposal for 
organization of space is possible.  We have 
therefore provided 7 floors of open space to be 
planned at the next stage. 
 

2.  The Art Gallery – The Art Gallery is located on the 
west side of the building and occupies two levels, 
connected by an internal stair.  At the ground floor, the 
north-facing wall is fully glazed, with doors to a small 
sculpture garden.  On the upper level it opens to the 
terrace, which acts as the roof of the entire Ground 
Floor.  The terrace is covered with potted trees, inviting 
its use for outdoor functions. 
 

3. The Museum - The Museum occupies the east side of 
the building and is entered either from the main Lobby. 
The museum is a 7500 sq. ft. space, completely 
enclosed for the development of the museum story. 
 
 

4.  The Theatre – The 1000 seat theatre is entered directly 
from East Hill Street through a grand entrance, from a 
covered Drop-Off to the west or from the First Floor 
Terrace of the Bank across the bridge.  It is a 
conventional, legitimate theatre with curved seating 
(approx. 700 on the lower level, 300 on an upper level).  
The rake uses the slope of the site, with the Stage, 
workshops, storage etc. accessed from the lower level 
service road to the south. 
 

5. Building Image – The Central Bank Building is 
designed to have three clear “messages”.  The base (the 
ground floor and basement) is designed to be a fortress, 
with near-solid, splayed walls protecting the nation’s 
cash supply.  The finish is a natural stone (e.g. granite), 
emphasizing impregnability.  At the first floor level the 
Bank opens up to breathe and to let the public in.  The 
Art Gallery’s upper floor, the Bank’s cafeteria and a 
small meeting room are recessed under the protection of 
the office tower. 
 
Above the deck, the regulatory work of the bank takes 
place in offices where the primary views are north over 
the historic zone to the harbour and south over the 
extended downtown and the residential parts of the city.  
The facades of the tower are designed to address the 
need for shade, based upon orientation.  The north face 
has limited need for shade and is almost all glass.  The 
east must address morning sun, most of which is only 
present for an hour or two of the business day.  Some 
shade is needed, but not much.  The south façade 
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receives the sun almost all day, and is therefore 
properly shaded.  The western façade, where the sun is 
brutal, must be heavily shaded.  We have made that 
façade almost completely solid. 
 
The Theatre is an opportunity to create a new cultural 
monument and should be treated as such.  This space is 
3 times the size of the popular Dundas Center and is 
located on a hill that overlooks the harbor.  The grand 
entrance (north facing) is therefore fully glazed, with a 
reception space on the upper level (bridge level) to 
enjoy the views.  The exterior of the building is to be 
designed to have panels of the stone used for the 
Central Bank base. 

Parking 

Parking for the complex will be as follows: 

• Limited Security Zone parking for Executives 
• Landscaped customer  parking east of the Bank 

Building 
• Access to a new 450 space municipal parking building 

south of the theatre  
 
 
 
 
 
 
 
 

 
 
 
Suggested Budget 
The Budgets is based upon the following sizes indicated in the 
Concept drawings: 
 

1. Bank Facilities, incl. Services  116,120 sq. ft. 
2. Art Gallery, Both Floors       8,420 sq. ft. 
3. Museum         6,660 sq. ft. 
4. Theatre, with allowance for height    16,386 sq. ft. 
5. Allowance for Decking at First Floor      4,500 sq. ft.

  
 
For the purposes of a Preliminary Budget suggestion, a total 
area of 152,086 is appropriate. We suggest an initial Budget of 
between $50M and $60M, not including Fees, furnishings and 
Equipment. 
 
Phasing     
Two aspects of phased development are required: 
Urban Improvement 
The following suggested phasing applies to the development of 
the extension to the downtown: 
Phase 1  

• Extension of Parliament to rear of the site for the 
Central Bank 

• Relocate Police activities to Oakes Field and other sites 
• Construct new Service Road from Sands Road. 
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• Acquire Anglican properties on old Saint John’s 
College site. 

 
Phase 2 

• Construct new Shopping Street with roundabouts 
• Construct new Municipal parking building behind 

theatre site 
• Commence design of Courts 
• Commence design of Parliament Building 

Phase 3 
• Construct new Olympic Square and 20- foot wide 

pedestrian walk to East Hill Street 
Central Bank 
The development of the Central Bank’s facilities may be 
phased as follows: 
Phase 1 

• Construct main building complete 
• Construct new green space at East Street 

Phase 2 
• Construct Theatre complete. 

 

 


