
Date:

To:

From:

Subject:

APPLICANT: DT Miami, LLC (214-059)

SUMMARY OF REQUEST:

The applicant is requesting a special exception to permit approval of a general plan for a
passenger rail system with 3,269,875 sq.ft. of development area consisting of a rail station

mixed with commercial, office, residential, hotel, and open space.

LOGATION: West of NW 1'tAvenue, between NW 1"t Street and NW 8th Street and east of

ffiVenue,betweenNW6thandNW7thStreet,Miami-DadeCounty,Florida.

GOMMENTS:

This application went before the Developmental lmpact Committee because the proposed

development is located within the Rapid Transit Zone. Section 33-303.1(DX7) of the Code of

Miami-Dade County charges the Developmental lmpact Committee (DlC) to address

applications with re-spect to: (l) conformance with all applicable plans; (ll) environmental

imbact; (lll) impact onthe economy; (lV) impact on essential services; and (V) impact on public

transportation facilities and accessibility

The meeting of the RTDIC Executive Council was held on July 2, 2014 and the attached

Department memoranda were reviewed and considered by said Committee.

RTDIC REGOMMENDATION:

Approval with conditions, as set forth in the Department of Regulatory and Economic

Resou rces' recommendation.

The Executive Council is of the opinion that this application will be in keeping with the

Comprehensive Development Master Plan designation forthe subject property. In addition, the

Council found that the approval of this application with conditions will not be contrary to the

public interest, is in keeping with the spirit of the regulations, and will permit the reasonable

use of the premises. As suCh, the Executive Council finds that approval of this application will

be consistent with the CDMP and compatible with the surrounding area.

Memorandum ffiffi$
July 17,2013

Board of Gounty Commissioners

Rapid Transit Developmental lmpact Gommiftee (RTDIG)

Executive Council

RTDIC Recommendation
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Miami-Dade County Department of Regulatory and Economic Resources
Staff Report to the Developmental lmpact Gommittee

PH: 14-059 Df G Date: Julv 2,'2014

Recommendation Summary for DT ltlle4qi l-LC
Miami-Dade
Commission District

3and5

Applicant DT Miami, LLC
Summary of
Requests

This application is requesting a special exception to permit approval of a
general plan for a passenger rail system with 3,269,875 sq. ft. of
devetopment area. The development will have approximately 70,600 sq. ft.
of train related operational area located within the Rapid Transit Zone, and
a combination of commercial and residential development consisting of a
maximum of 1,11 1 residential multi-family units, a maximum of 177,4A0 sq.
ft. of station retait, a 327-room hotel and a maximum 1,155,000 sq. ft. of
office space.

Location NW 1st Street and NW 8th Street and
east of NW lst Avenue, between NW 6th an

Property Size 8.93 Acres
Existing Zoning strict Corridor Sub-Zone of the Rapid Transit Zone

Existing Land Use Surface parking lots
2020 - 2030 CDMP
Lind Use
Desiqnation

Regional Urban Center

Gomprehensive
Plan Gonsistency

terpretative text, goals, objectives and
policies of the CDMP

Applicable Zoning
Code Section(s)

of the Downtown Intermodal District

Corridor Sub-Zone
Section 33-31 1 (AX3) Special Exception
/see aftached Zonins Recommendation Addendum) 

-

Recommendation cial excePtion to Permit a general
plan for a passenger rail system and associated uses

REQUESTS:

SpECIAL EXCEpTION to permit approval of a general plan for a Passenger Rail System

focated within the Rapid Transit Zone. This request will also include a combination of

Commercial, Residential, Hotel and Office Space.

PROPERTY HISTORY & DESGRIPTION:

The subject parcels, owned by DT Miami, LLC, are within the Downtown Intermodal District

Corridor-Sub-Zone of the Rapid Transit Zone (Chapter 33C). Resolution 353-14 approved an

inter-local agreement ("the Agreement") between the City of Miami and Miami-Dade County in

connection witn the development of an intercity passenger rail system on the subject parcels.

The Agreement allowed the jurisdictional transfer to Miami-Dade County of all .zoning and

permitting authority for the development of an intercity passenger rail system and associated

uses on the subject parcels. Prioi to this agreement, a major portion of the subject parcels

jurisdiction was iocated in the City of Miami and therefore subject to the Miami 21 zoning

iequirements and review procedures. The Agreement stipulates that due to the_regional

significance of the proposed transportation system, providing train service from Miami to

Oilando, and its iniegiation with the local rapid transit systems, consisting of Metrorail,

Metromover and bus Jervice serving the metropolitan area, development coordination of the

proposed train station and uses supporting the facility would be facilitated by Miami-Dade

bounty and subject to Miami-Dade County ltandards and procedural rules. As such, parcels
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previously under City of Miami jurisdiction are now within the boundaries of the Miami-Dade
County Rapid Transit Zone known as Ghapter 33C.

Chapter 33C (.the Chapted'), the Fixed-Guideway Rapid Transit System - Development Zone,
not only authorizes the construction of the County's rapid train system, known collectively as the

Metroriil, but allows development of parcels immediately surrounding Metrorail stations with a

variety of land uses, residential densities and building intensities consistent with the Miami-Dade
County adopted Comprehensive Development Master Plan (CDMP) Urban Center text.

Sections of Chapter 33C, which include standards for development of properties around stations

in conformance with the thresholds of the CDMP are identified as station Subzones. Ordinance

No. 14-37, adopted by the Board of County Commissioners on April B, 2014, which created

Section 33C-g of Chapter 33C and is referred to as the Downtown tntermodal District Corridor

Subzone, guides development of the subject parcels adjoining Government Center and

Overtown/Historic Lyric Theater Metrorail Stations. The Downtown Intermodal District eorridor
Subzone boundariei extend from NW 1't Street on the south to approximately NW 8th Street to

the north and between the aforementioned Metrorail stations and NW 1't Avenue, with a small

portion located between NW 1"t Avenue and North Miami Avenue. Parcels included for

development of the proposed train facility in this Subzone are currently vacant, but have been

used as surface parking seruing the predominant concentration of governmental uses in the

area. This Subzone permits the development of an intercity passenger rail system, retail, office,

hotel, multi-family, among other uses and provides the standards for building placement, open

space allocation, nuining freignt, parking requirements, setbacks, plan review guidelines and

approval process.

Further, development approval in the Downtown Intermodal District Subzone requires a two part

project review process. The first part called the "lnitial Revied', which is the subject application,

requiret approval of a general plan by the Miami-Dade Board of County Commissioners,

indicating 
'the 

proposed total devetopment build-out program in the form of numerical

catculations of 
'buiiding 

sizes, densities, building heights, open space area and graphical

information illustrating the massing, scale, and architectural vision of the project. This process

undertaken by repreJentatives from the City of Miami and Miami-Dade County staff evaluates

the maximum development thresholds of the proposal and the impacts it generates on existing

infrastructure. Subsequent to the approval of the general plan, the applicant will submit detailed

ptans for review and approval by County and City of Miami agencies and representatives,

respectively, in a process called the Administrative Site Plan Review Process (ASPR). The

ASpR proiess requires detailed plans of proposed development in the Subzone, which show a

high level of constiuction information that allows staff to address, among other things: life safety

isJues; aesthetic considerations; buffering of service and parking areas; technical aspects of

vehicular and pedestrian circulation; landscaping; lighting; connectivity to adjoining streets and

blocks; fire rescue set-up sites; and any information requested by staff, to address the final

proleci design. Completion of the ASPR ieview and approval allows the applicant to proceed to

permitting and construction.

N EIG H BORHOOD C HARAGTERISTICS
Zoning and Ensting Use Land Use

Subject Property RTZ -Downtown Intermodal
District Corridor Subzone
(Miami-Dade County): vacant

Regional Urban Center
(Miami-Dade CountY land use
plan map); Central Business
District (City of Miami land use
plan map)



North T6-60A-0 and Easement (City
of Miami): FEC railway
corridor; vacant land (former
Miami Arena)

Regional Urban Center
(Miami-Dade County land use
plan map); Restricted
Commercial (City of Miami
land use plan map)

South Cl (City of Miami): Historical
Museum of South Florida,
Library and Civil Courthouse

Regional Urban Center
(Miami-Dade County land use
plan map); Major Institutional,
Public Facilities and
Transportation (City of Miami
land use plan map)

East T6-80-0,T6-60A-0 and SD-
16.3: federal courthouses,
office buildings; retail and
parking lots/garages;
warehouses

Regional Urban Center
(Miami-Dade County land use
plan map); Central Business
District (City of Miami land use
plan map)

West Cl (City of Miami):
Government Center offices,
Chitdren's Courthouse, State
offices and garage, Miami-
Dade Gounty offices

Regional Urban Center
(Miami-Dade County land use
plan map); Major lnstitutional,
Public Facilities and
Transportation (City of Miami
land use plan map)
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N ETGHBORHOOp QOMPATI BILITY:

The properties making up the 8.93-acre development area are improved with surface parking

lots and vacant parcets abutting major institutional and transportation uses. Metrorail,

Metromover, Miami-Dade County and State offices lie directly west of the subject properties and

federal courthouses, retail, offices, parking areas and vacant properties lie to the east. South of
the subject properties are the Historical Museum of South Florida, the Downtown Library and

the Miami-Dade County Civil Courthouse. The federal courthouses, which are major downtown
Miami focal points, are located east together with retail and general office uses. The properties

are in close proximity to major access circulation corridors such as l-95 and l-395. Generally,
the area is characterized with uses serving government and institutional ne.eds of residents of
Miami-Dade County and those living in the emerging residential neighborhoods along Biscayne
Boulevard and in and around the Miami River to the south and west of the subject properties.

The proposed train station facility is compatible and complements the existing Metrorail and

Metromover transportation modes serving downtown Miami and the Metropolitan area. The

scale of the proposal, consisting of high iises above a train station platform containing retail,

office and hotel uses, among others is similar to the existing high scale development that
characterizes the area and permitted by the City of Miami zoning code known as Miami 21. This

development will provide a gateway into the City, increase Metrorail and Metromover ridership,
stimulate and e,ncourage development in Downtown Miami, serve as an alternative regional
transportation mode and provide additional retail, office and services to the area.

SUMMARY OF THE IMPAGTS:

The approval of this application will atlow the development of an integrated regional
transportation facility with retail, office, hotet, open space'and residential uses among others.

This will provide the Metropolitan area with an alternative mode of transport and add services to
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the immediate neighborhoods which surround the facility. During construction and completion of
the train station and sub'sequent phases, traffic impacts in the surrounding area will increase as
the structural components of the facility emerge on the subject properties and those portions
which cantilever over the street network extending from NW 3'd Street to approximately NW 8th

Street. Parkin$ demands are projected to increase due to services provided by the facility and
proposed uses such as residential, office and retail making up the remaining building program.
Office, residential, hotel and similar uses will impact water and sewer demands which are also
projected to rise. Further, additional security may be necessary due to the nature of the
development which will generate a high volume of pedestrians, visitors and train users.

lvl IAM l-DApE cou NTy COM PREHENSTVE pEVELOPM E NT MASTER PLAN ANALYSIS :

Staff is of the opinion that the proposed train station and accompanying land uses in the
Downtown Intermodal District Corridor Subzone of the Rapid Transit Zone are, as analyzed
below, consistent with the urban center interpretative text criteria provided by the 2020-2030
adopted Miami-Dade County Comprehensive Development Master Plan.

CDMP: Urban Centers are intended to be moderate- to high-intensity design-unified areas
which witt contain a concentration of different urban functions integrated both horizontally and
veftically. Such centers shall be characterized by physical cohes,veness, direct accessib ility by
rnass transit service, and high quality urban design. Regional and Metropolitan Centers, as
described below, should a/so have convenient, preferably direct, connections to a nearhy
expressway or major roadways to ensure a high level of countywide accessib:ility.

Anatysis: The subject properties making up the 8.93-acre development is designated as a
Regional Urban Genter in the adopted 2A20-2030 Miami-Dade County Comprehensive
Development Master Plan (CDMP) land use plan map (LUP).The intercity passenger rail system
proposed on the subject property is accessible from l-95, l-395 and major corridors such as

Biscayne Boulevard, Flagler Street and North Miami Avenue which are located Tz a mile away
or closer. Metrorail, Metromover and buses will directly link to the proposed train station. This
will allow residents and visitors to access the facility using different transit modes from
neighborhoods located in south Dade, from Miami International Airport and nearby City of Miami
neighborhoods such as Brickell, Downtown Miami, and the Omni area, among others. The train
station acts as a gateway into the City of Miami and a Miami-Dade County destination.

CDMP: According to the CDMP Urban Center text, centers shall be designed to create an
identrg and a distinctive sense of place through unty of design and distinctively urban
architecturat character of new developmenfs within them. The core of the centers should
contain business, emptoyment, civic, and/or high-or moderate-density residential uses, with a

variety of moderate-density housing types within walking distance from the centers.

Analysis: The applicant is proposing a development where uses such as retail, residentiat,

offices, hotel(s) and other uses would be integrated vertically and horizontally on the site and
placed within an interconnected network of short blocks and streets adjoining the downtown
Miami grid. The applicant is proposing a styte that is modern but borrows from the emerging
Downtown Miami and Brickell architectural characteristics such as abundant fenestration to take
advantage of street, sky and ocean views, large eaves and balconies for weather protection and
enjoyment of the outdoors. Moreover, the plan proposes, in addition to the station's retail and

office components, residential, office, hotels and commercial uses that complement the uses
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permitted by City of Miami regulations and found in Downtown Miami. The central location of the
station in the core of Downtown Miami, will allow train users to easily access Downtown Miami
services by foot or transit.

CDMP: The urban center text further indicates that the design of developments and roadways
within the centers emphasize pedestrian activity, safety and comfoft, as well as vehicular
movement. Transit ahA pedestrian mobility wili be inireased and area wide traffic witt he
reduced in several ways: proximity of housing and retail uses will allow residenfs to walk or
bike far some daity trips; provision of jobs, personal seruices and retailing within walking
distance of transit will encourage transit use for commuting; and conveniently located retail
areas will accommodate neces sary shopping during the morning or evening commute or lunch

hour. The Caunty witt give special emphasrs fo providing a high level of public mass transit
service to alt planned urban eenters. Given the high degree of accessibility as well as other
urban seruices, the provisrons of tttis secfion encourage the intensification of development at
fhese centers over time.

Analysis: Staff notes that the proposed train station and associated uses will promste transit

use as potential passengers can easily access the County's Metrorail and Metromover system
as wetl as bus service. The combination of the proposed train station with the County's
Metrorail, Metromover and bus station adjoining and in most cases, linked to the train station

site will create an intermodal transit hub in the City of Miarni core. Likewise, the integration of
different uses ranging from retail, hotel, and office within the same structure and the

development's proiimity to City services by transit reduces some dependence on the
automobile to access immediate services. Due to the presence of transit adjoining the proposal,

the applicant plans on developing an intense building program totaling 3,269,875 sq. ft. that will

take advantage of and suppoft transit use. In addition, the retail component proposed will be

convenientty located to the employees working in the immediate area as well as those using the
trains. Further, the submitted general plan indicates buildings in close proximity to the street

which, as the submitted vision images illustrate, will be interconnected to the surrounding street

network. The buildings are lined with habitable space and include uses that encourage their use

by pedestrians. As a gateway into the City of Miami and Miami-Dade County, the development
will incorporate signage, pedestrian connections, crosswalks and similar urban elements that

facilitate its access and connections to land uses nearby. When completed, with or without the

multi-phased building program of varying uses, the development will attract and deliver many
people to the City, helping to support its business core and pronlote further growth in the area.

CDMP: Uses in lJrban Centers may include retail trade, buslness, profess ional and
financial services, restaurants, hotels, institutional, recreational, cultural and
entertainment uses, moderate to high density residential uses, and well planned public
spaces, Incorporation of residential uses is enco uraged, and may be approved, in all
centers, except where incompatible with airport or heavy industrial activities. Reside ntial

uses may be required in areas of the County and along rapid transit lines where there exisfs

much more commercial development than residential development, and creation of employment

opporlunrties witl be emphasized in areas of the County and along rapid transit lines where

there is much more residential development than employment opportunfiy.

Analysis: The proposed development ptans, in future phases, to include a building(s) with

approximately 1,130,000 sq.ft. of residential space incorporating a total of 1,111units and build

an approximately 210,000 sq.ft.mixed-use development that will include 327 hotel units. In
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staffs opinion, the mixing of residential uses in the station is in keeping with the already
emerging residential uses occurring on the east and south areas of Downtown Miami. For most
of the City's history, the downtown has had a large concentration of business and office uses,
with some entertainment and cultural uses. This large concentration of commercial and office
resuited in a downtown where the majority of the activities occurred during the day when
workers were present. During the few years of the City's growth, residential uses have
increased in the area and demand for cultural activities and enteftainment have increased as
wetl. The construction of significant cultural centers and museums has begun to address the
cultural demands of people wishing to reside in Miami's urban core. The high density residential
uses ptanned on the station site, consistent and in keeping with the urban center's Regional
density thresholds, will help bring additional people to live in the downtown core that support
those cultural uses currently in place and bring people closer to Miami's employment centers.
Additionat residential uses introduced by this project and others in combination with existing
business and office uses in the area provides a balanced mix of uses ior a more sustainable,
active and culturally diverse downtown. In addition, the station incorporates two significant open
spaces, one on the south side of the Subzone, fronting NW 1't Street and another between NW
6h Street and NW 7t' Street, on the east side of NW 1st Avenue. These spaces act as entrance
plazas into the station. Their large sizes potentially allow the accommodation of landscaping,
furnishings, lighting, monuments and other appointments which encourage social activities in

and around the station.

CDMP: Emphasis in design and development of all centers and all of their individual
componenfs shall be to create active pedestrian environments through high-quali$ design of
public spaces as well as private buitdings; human scale appointments, activities and amenities
at street level; and connectivity of places through creation of a system af pedestrian linkages.

IJrban Centers shalt be developdd in an urhan form with a street system having open,
accessib Ie and continuous qualities of the surrounding grtd system, with variation, to
create community focal points and termination of visfas. The sfreef sysfem should have

frequent connections with 
-surrounding 

sfreefs and create blocks sized and shaped to facilitate
incremental buitding over time, buildings fronting en streets and pedestrian pathways, and
sguareg parks and plazas defined by the buildings around them. The streef sysfem shall be
pianned and designed to create public space that knits the site into the surrounding urban'fabric,.cannecting 

streets and creating rational, efficient pedestrian linkages. Sfreefs shall be

designed for pedestrian mobility, interest, safety and comfort as well as vehicular mobility. The

size of btocks and network of sfreefs and pedestrian access ways shall be designed so that
walking routes through the center and between destinations in the center are direct, and
drsfances are short. Emphasis shall be ptaced on sidewalks, with width and street-edge

Iandscaping increased where necessa ry to accommodate pedestrian volumes or to enhance

safety or comfort of pedestrians on sidewatks atong any high-speed roadways. Crosswalks will

be provided, and all multi-lane roadways shatl be fitted with protected pedestrian refuges in the

center median at all significant pedestrian crossrngs. /n addition, sfreefs shall be provided with

desirable street furniture including benches, Iight frxtures and bus she/fers. Open qpaces such

as pubtic sguares and greens sha// be esfabtished in urban centers to provide visual orientation

and a focus of social activitY.

Analysis: The train station is proposed on six blocks connected to the City of Miami's street
grid. All structures will be accommodated on the blocks linked to transit and with frontage to the

iurrounding street system. The blocks making up the Subzone are short and interconnected to

the downtown streei network; therefore, the routes to the proposed development are direct and

distances to other destinations in the area are possible by bicycle or foot. Although the massing
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and scale of the proposal permitted by urban centers is intense, portions of the building having
street frontage will be treated with storefronts and glazing that permit views within. Blank walls
will be avoided or mitigated with architectural elements similar to those used on proposed
buildings to maintain a high quality pedestrian experience at street level. The train tracks are
enclosed within a ribbed concrete and metal structure possessing a sculptural quality that is
attractive and screens the trains and its tracks from street views. The station's glazing is a
predominant feature of the station and its abundance allows, in addition to views, for light from
proposed uses to spill onto the sidewalk and street. As one approaches the station, from
adjoining streets and streets that intersect the parcels, one will be able to appreciate the impact
of the scale and architectural qualities of the development when considering the visual impact
generated by the materials enveloping the structure such as the glass that allows more light on

the street and the metal components of the train track elements that reflects the'ambient light.

The approach to the development is an important part of the pedestrian experience and the
applicant is prepared to enhance this experience by fitting the sidewalks surrounding the station
with landscaping, street lighting and textured paths and sidewalks. Awareness of the project and

safe access to the project is significant for both vehicular users and pedestrians. In this regard,
the applicant plans crosswalks mid-block and at street corners for pedestrians to safely walk to
the proposal from adjoining streets. The existing street grid which bisects the development's
parcels, allows options for automobiles to arrive and depart from the station and access station
parking. Structural components of the station and building floors will cantilever over sidewalks
and streets. Pafts of the structural components that cantilever over station streets and sidewalks
which reach the ground in the form of vertical or v-shaped concrete columns act as colonnades
that protect station patrons from inclement weather. Buildings are placed in close proximity to
the street to define sideWalks, blocks and open space thereby creating environments suitable
for pedestrians. Open spaces will be interconnected with the station's pedestrian pathways and

sidewalks to create a seamless relationship between station uses and potential parks, which are
planned on the south side and east sides of the Subzone. Similar materials and landscaping
used on sidewalks adjoining the station are planned inside open spaces for visual consistency
and quality of space. lt is envisioned that these open spaces are considered focal points of the
development and as outdoor rooms where visitors and patrons of the station and its proposed

uses will interact.

CDMP: Buitdings and their landscapes sha// be built to the sidewalk edge in a manner that
framesthe adjacent sfreef to create a public space in the sfreef corridorthat is comfortable and
interesting, as well as safe for pedesfrians. Shared parking is encouraged. Reductions from
standard parking requiremenfs shall be authorized where there is a complementary mix of uses
on proximate developmenf slfes, and near transit sfafions. Parking areas should occur
predominately in mid-block, block rear and on-street locations, and not between the
street and main huilding entrances. Parking structures should incorporate other uses af
sfreef level such as shop s, galleries, ofiffces and public uses. Regional urhan cenfers
.shatl have an average floor area ratio (FAR) greater than 4.0 in the Core and a maximum
residential density of 500 units per gross acre.

Analysis: The structures housing the train station program and associated uses will occupy
most of the blocks forming a compact urban condition that defines sidewalks that are planned to
be aesthetically pleasing and comfortable for pedestrians. Habitable space will line garages and

occupy the street frontage to fully engage the pedestrian visually with proposed uses and

provide accessibility by foot to the uses and services provided. Submitted plans indicate a multi-

ievel train structure with buildings housing a variety of uses on top of the station structure and

one signature high rise on the south side of said station. The development totaling 3,269,875
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sq. ft. of building area with a maximum of 1,111 residential units proposed is consistent with the
high floor ratios permitted by the Regional Urban Center text and at 124 units per acre, in
conformance with the residential thresholds permitted in said urban center.

ZONTN9 ANALYSTS:

The applicant, DT Miami, LLC, is requesting a special exceptign to permit approval of a
general plan for a passenger rail system with approximately 70,600 sq. ft. of operational area
located within the Downtown Intermodal District Corridor Subzone of the Rapid Transit Zone
with a combination of commercial, office, hotel and residential development. The 8.93-acre
property'is located in the Downtown lntermodal District Corridor Subzone of the Rapid Transit
Zone extending between NW 1't Street and NW 8th Street and from the Government Center and

Overtown/Historic Lyric Theater Metrorail stations to NW 1st Avenue, in the City of Miami,
Florida. A triangular parcet located east of NW 1'tAvenue, between NW 6th and NW 7th Streets
is atso part of the Subzone. To the west of the Subzone District lies the Miami-Dade
Gbvernment Center and Overtown/Historic Lyric Theater Metrorail Stations, the Children's
Courthouse, State of Florida service offices and Miami-Dade County Offices. East of the
Subzone are the federal courthouses, offices, retail, parking garages, the Miami-Dade eounty
Bar Association offices, Miami-Dade County ISD offices, surface parking lots, and vacant land

once improved with the Miami Arena. The Historical Museum of South Florida, library, and Civil

Courthouse, and parking lots are to the south.

The general ptan documents submitted as part of the Initial Review under Chapter 33C-9, and

labelled as the following: Downtown Miami Context: Intermodal Connections; Schematic Site

Plan: Ground Level; Schematic Site Plan: Platform/Overbuild Levels; Aerial lsometric;
lsometric: General Scale and Location of Concourses; lsometric: General Organization of Retail

Uses; lsometric: Rail Infrastructure and Platforms; lsometric: Future Phase Permitted Mixed-use
Towers; Floor Area Ratio, Residential Density, and Open Space; and Development Program;
provide the location of the proposed train station and associated land uses, density, intensity of
development, open spaces, scale of development, and maximum development square footage
thresholds. The Initial Review of the general plan, the subject of this application, is only to
evaluate the maximum development thresholds and its generated impacts on existing
infrastructure. A more rigorous review of the project, where details of buildings, vehicular and

pedestrian circulation, architecture, tandscaping, among other criteria, will occur during the Final

il,eview process indicated in Chapter 33C-9 and referred to as the Administrative Site Plan

Review Process (ASPR). Other documents submitted by the applicant for this application to
explain the proposal, which include perspectives, isometricss and aerial views indicate an above
street multi-level train station structure occupying three of the six parcels located within the

boundaries of the Subzone, between NW 2nd Street and NW 8m Street. Parts of the structure
housing the train station, including rail lines, bridge over streets intersecting the parcels, except
for NW 2nd and NW 3d Streets. The lower levels of the station structure will house parking and

mixed-use, the middle levels accommodate train operation functions such as terminal
concourses, waiting areas, ticket sales, and retail, and the upper level accommodates the train

tines in an enclosed 'viaduct' sheathed with metal and concrete components. Above the station,
three multiple story buildings incorporating a hotel or office, multi-family units and. office is

planned as future phases. On a parcel located between NW 3'd Street and NW 2nd Street a

multi-use signature high-rise containing mixed-use is proposed. The station and accompanying
uses is proposed in phases with the train station and ancillary mixed-use component to be

completed first. Subsequent to the completion of the station, the development above the station
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platform and the signature high rise will follow as phased development. When the station portion

of the development is completed, a total of 774,875 square feet of area consisting of parking

structures, rail functions, and commercial uses will be in full operation. A total of 3,269,875 sq.

ft. of development is expected at the completion of the multi-phased project with a 327 room
hotel (210,000 sq.ft.), 1,155,000 sq.ft. of office, and 1,130,000 sq.ft. of multi-family use. lt is
expected that, at full capacity, a total of 32 trains will depart and arrive at the station.

Staff opines that when the special exception request is anal yzedunder Section 33-311(AX3),
said request would not generate excessive noise, traffic, provoke excessive overcrowding of
people, tend to provoke a nuisance and would be compatible with the surrounding area for the
reasons stated below. As part of this application, the applicant submitted a Traffic lmpact Study
for the Traffic Engineering Division (TED) of the Public Works and Waste Management to
review. According to TED, NW 7th Avenue south of NW 20th Street has a maximum LOS "E+50"

and when the 10b vehicle trips generated by this devetopment is combined with the 1 229 Peak
Hour Period (PHP) vehicle trips assigned for. this road and those previously approved through
Development Orders, this segment wilt remain at LOS .A". NW 7th Avenue north of NW 20tf

Street has a maximum LOS "E+50". The 137 vehicle trips generated by this development
combined with the road's 1822 PHP vehicle trips and those previously approved through
Development Orders will cause this segment to remain at LOS "D". Biscayne Boulevard north of
NE 71 Street and south of NE 6 Avenue has a maximum LOS "E+50" with current PHPs of 3123
and 1381, respectively. When combined with 591 vehicle trips generated by the development
and combined with said road's 3123 and 1381 PHP vehicle trips and those previously approved
through Development Orders, both street segments will remain at LOS "E+50". SE 13 Street
west of Brickell Avenue has a maximum LOS "E+20" and a current PHP of 1236 vehicle trips.
The 415 vehicle trips generated by this development when combined with the 1236 PHP vehicle
trips and those previously approved through Development Orders will cause this segment to
remain at LOS "C". Further, the Dolphin Expressway west of the NW 10 Avenue Bridge has a
maximum LOS of uD" and a cunent PHP of 8277 vehicle trips. The 237 vehicle trips generated

by this development when combined with the 8277 PHP vehicle trips and those previously

approved through Development Orders will cause this segment to remain at LOS "D'. The
puUic Works and Waste Management Department has no objections to the application and

indicates that in accordance with Chapter 33G-5(1XaX1) of the Miami-Dade County Code, this

application will be granted concurrency approval since the project is located within the Urban

Infill Area. Based from the memorandum from TED the proposed development will not change
the current LOS in area streets. The Division of Environmental Resources Management of
the Department of Regulatory and. Economic Resources memorandum indicates that
approval will not result in a reduction in the LOS standards for potable water seruice,

wastewater disposal, and flood protection.

The Miami-Dade Fire Rescue Department has no obiections to the proposed rail station and

indicates that in the event of an emergency, the Miami-Dade Fire Rescue Department is able to
provide mutual aide to the City of Miami upon request. In the event of mutual aide, stations
responding to the rail station include Station 39 located at 641 Europe Way in the Port of Miami

and Station 2located at 6460 NW 27 Avenue. Staff notes that the memorandum submitted by

the Parks, Recreation and Open Spaces Department indicates that it has no objection to
the apptication. Parks has no pertinent comments concerning impact or demand on existing
Coun[y parks, proposed or budgeted seruice expansion, nor do they pefform a concurrency
review. The site of this application is located within the City of Miami and therefore the CDMP
Open Spaces Spatial Standards do not apply. The Water and Sewer Department has no
objections to the application and recommends approval with conditions based on resolution of
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the conflict with the existing 30-inch water main along NW 6th Street and the 60-inch sanitary
sewer force main along NW 4th Street. The applicant and Miami-Dade Water and Sewer are

currently addressing the construction and cost of parallel pipes to bypass the conflict. The
Public Works and Waste Management Department's Waste Operations Section has no
objections to the apptication and indicates waste collection is available for the site. The
applicant must comply with site circulation considerations for waste vehicle collection, waste
storage considerations on site, and provide a recycling area/program for the development. The
Miami-Dade Gounty Aviation Department (MDAD) has no obiections to the application.
Aviation provided that both the Federal Aviation Administration (FAA) and MDAD study and

issue airspace determinations for proposed structures are completed. Aviation notes that MDAD
and FAA will review each permanent structure reaching 200 feet above ground level. The
Miami-Dade Police Department does not object to the application but anticipates an increase
in the volume of calls for service and as such, additional sworn police personnel, plus suppott
staff and equipment will be required for the development. The Police Department recommends
the applicant work ctosely with the Miami Police Department and the Miami-Dade County Police

Department in considering security options for the site. Miami-Dade Transit indicates no
objection to the application provided the application complies with the conditions indicated in
their memorandum dated July 2, zAM. The Miami-Dade County Metropolitan Planning
Organization (MPO) has no objections to the application subject to conditions which, among
other things: provide during the final review elevation diagrams addressing the grade separation
of the traiks'as they proCeed from north of and under l-395, past NW 11th, 10th, gth, and 8th

Streets, and aniving into the Miami Station; provide connections between the Miami Station and

Government Center and Historic Overtown/Lyric Theater Metrorail Station, Metromover Stations
(Government Center and Wilkie D. Ferguson, ..1r.), the Miami Trolley, the proposed Downtown
Bus Terminal Facility as well as planned rail lines such as the Tri-Rail Coastal Link and the
Beach Corridor Transit Connection; bicycle and pedestrian connections shall be clearly shown
to nearby existing and planned greenways and trails; provide pedestrian amenities and a bicycle
commuter station and their locations; indicate taxi waiting areas in plans submitted for final
review; provide an open space plan with shade trees and landscaping; address pedestrian and

bicyclist safety and security for all phases of the development in the Subzone; include
connections between the proposed bus terminal and proposed transiUpedestrian mall at NW 1't
and 2nd Avenues; and consider pedestrian and bicycle friendly design for proposed parking
garage and bus terminal. The Miami-Dade County Internal Seruices Department (lSD) has
no objections to the application; however, they recommend the applicant take all of the
necessary steps to minimize the vehicular and pedestrian access disruptions to the four County
buildings impacted by the proposal. To that end, the applicant should coordinate with ISD
personnel at the earliest possible date prior to construction on how to minimize disruption in

access to these buildings during the construction period. The City of Miami has reviewed the
application and in their letter dated July 1 , 2014, requests that the applicant address in the
Administrative Site Plan Review (ASPR) process, among other things, the following:
connectivity (pedestrian, bicycle, vehicular, and similar) from the proposed station to Metrorail in

Phase I and Metromover; connectivity (pedestrian, bicycle, vehicular, and similar) from the
proposed station to the Government Center Metrorail; maintenance of train track viaduct due to
architectural expression of materials and their exposure to the urban environment; connectivity
(pedestrian, bicycle, vehicular, and similar) between the station and the proposed expo center in

Downtown Miami; connectivity (pedestrian, bicycle, vehicular, and similar) to areas west of the
station; and provisions of design documents showing the relationship and interaction between
etevated train tracks and train structural components with NW 8th Street roads, pedestrian
crossings, and buildings
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Based on the aforementioned department memoranda, staff opines that the requests will not

result in, among other things, excessive noise or traffic or cause undue or excessive burden on
public facilities. Staff opines that approval of these requests will allow the applicant to develop
an intercity train station and mixed-use pr:oject that will stimulate the local economy by bringing
visitors and residents to the urban core of the City of Miami and use its services and commerce.
The project will support local transit such as the Metrorail and bus systems and act as a catalyst
for further development in this area of the City of Miami. The applicant's vision contemplates an

architecturally modern facility that will be designed to address the street and its open space$ in

a manner that creates pedestrian activity. AJ proposed, the station, its anticipated circulation
and pedestrian systems, hgight of buildings and proposed land uses complement the downtown
area of the City of Miami with its historically interconnected block and street system and

compatible with existing development surrounding the proposal consisting of multiple high

rises, mid and tow-rise buildings housing office, retail, government uses and residences. The
conditions and recommendations by the reviewing agencies will be addressed by the applicant
during the Administrative Site Plan'Review Process (ASPR), to mitigate, among other criteria,

traffic, security and infrastructure needs of the development. lt is anticipated that the
development will attract large numbers of people to its facilities and to the area; however, the
station and its accompanying uses will be designed to properly accommodate large volumes of
visitors, patrons, residents and workers. Most of the uses are housed vertically in a Regional
Urban Center, which permits buildings with unlimited floor area ratios and heights restricted by

the FAA. Staff opines that the requests will have a favorable effect on the economy of Miami-
Dade County and will not result in excessive traffic, tend to create a fire or other equally or
greater dangerous hazard, or provoke excessive overcrowding of people for the reasons
indicated above. Therefore, when considering the necessity for and reasonableness of the
applied for special exception in relation to the present and future development of the area and

the compatibility of the applied for use with the area and its development, staff opines the
proposed train station and accompanying uses is compatible with same based on the reasons
stated above. As such, staff recommends approval with conditions of the special
exception request under Section 33-31 1(AX3) Special Exceptions, Unusual Uses and New
Uses.

RECOMMENDATION:

Approval with conditions of the special exception to permit a general plan for a passenger rail

system and associated uses

GONDITIONS FOR APPROVAL:

1. That a site plan be submitted to and meet with the approval of the Director of the Depaftment
of Regutatory and Economic Resources for Administrative Site Plan Review (ASPR), said
plan must include, among other things but not limited to, all exhibits indicated by Section
33C-9(FX3) and reviewed pursuant Section 33C-9(G).

2. That in the approval of the general plan, the same be substantially in accordance with that
submitted for the hearing entitled "All Aboard Florida Miami : Rapid Transit Developmental
lmpact Committee (RTDIC) Initial Review for Special Exception Approval of a General Site
Development Ptan" by SOM and Zyscovich Architects, consisting of 19 sheets dated

stamped received May 21, 2014 and May 30, 2014. Except that the perspective sheets may
be modified at ASPR.
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3. That the use be established and maintained in accordance with the approved general site
development plan.

4. That development design guidelines entitled I'All Aboard Florida Terminal Design Guidelines"
addressing, among other things: the architectural style; landscaping of open spaces and the
street; materials used on the building and horizontal surfaces such as sidewalks and
pedestrian paths; street and building lighting; and buffering of garages and surface parking;
submitted by the applicant be utilized by the Department of Regulatory and Economic
Resources in the ASPR Final Review process for future development plans for the Downtown
lntermodal District Corridor Sub-zone. In the event of conflicts between the All Aboard
Florida Terminal Design Guidelines and the Chapter 33C-9 Plan Review Standards, the
stricter of the two shall control.

5. That the applicant submit to the Director of RER for its review and approval a maintenance
plan for the All Aboard train station portion of the development during the ASPR Final Review
process for this application.

6. Developments shall provide direct pedestrian and vehicular connections to the adjacent block
and street network. Pedestrian crosswalks providing safe passage from adjoining streets and
blocks into the development project of the Subzone shall be installed at street corners and, if
practicable, midblock locations. Crosswalks shall be distinguished from other street elements
by the use of conspicuous materials, texture and color.

7. Public open space in the form of plazas, squares, greens, and landscaped areas shall be
incorporated in the design of all development projects at grade or on above-grade surfaces
and at station levels. The public opens spaces should have a scale that is compatible and
complementary with the intensity of proposed development and seamlessly connect to transit
stations, retail, entertainment and other uses proposed within and surrounding the Subzone.
Landscaping, furniture, ?fr, paved pedestrian paths, and lighting, and similar features shall be
used to enhance the open spaces pedestrian experience.

8. Landscaping shall be planted in a manner that reduces, to the maximum extent possibte, the
heat island effect of the development.

9. All new development in the Subzone shall meet certification standards from Florida Green
Building Coalition or a similar organization.

10. Developments shall be designed with a coordinated outdoor lighting and signage system that
is an integral part of the project; compatible and harmonious with existing and proposed
development in the Subzone and with surrounding uses. Signage shall clearly indicate
locations and guide pedestrians and vehicles to proposed parking areas, transit facilities,
permitted uses, and surrounding activities and uses.

11. Proposed development in the Subzone shall provide connections via bridges, paths,
sidewalks, or a combination of such features to the Metrorail and Metromover systems that
adjoin the property. That the applicant provide an elevated pedestrian connection between
the proposed All Aboard Station and the Government Center Metrorail Station in Phase 1,

subject to receiving approval from all agencies with jurisdiction over the area.
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12. Pedestrian and vehicular circulation systems shall be designed to serve the needs of the
development and are compatible with surrounding pedestrian and vehicular circulation
systems.

13. Bicycle facilities, including bicycle racks shall be provided and reasonable connections to
existing and planned greenways, paths shall be identified in the plans submitted for
Administrative Site Plan Review (ASPR).

14. That the applicant complies with all of the applicable conditions, requirements,
recommendations, requests and other provisions of the Miami-Dade County Aviation
Department as contained in its memorandum dated June 11, 2014.

15. The applicant shall address comments by the City of Miami as contained in their letter
correspondence dated July 1 , 2014, prior to final Administrative Site Plan Review approval.
Except that regarding comment #1, the applicant will work with the City, County and MPO
regarding various design concerns of the railroad connection to the surrounding area
through the ASPR process, and regarding comment #3, to the extent practicable, the
applicant will work with the developer of the Expo Center to provide an elevated bridge
connection between the station and the Expo Center.

16. That the applicant complies with all of the applicable conditions, requirements,
recommendations, requests and other provisions of the Miami-Dade County Fire Rescue
Department as contained in its memorandum dated June 9,2014.

17. That the applicant complies with all of the applicable conditions, requirements,
recommendations, requests and other provisions of the Miami-Dade County Water and
Sewer Department as contained in its memorandum dated June 6,2014.

18. That the applicant complies with all of the applicable conditions, requirements,
recommendations, requests and other provisions of the Miami-Dade County Department of
Regulatory and Economic Resources - Division of Environmental Resources Management
as contained in its memorandum dated July 7, 2014.

19. That the applicant complies with all of the applicable conditions, requirements,
recommendations, requests and other provisions of the Miami-Dade County Department of
Public Works and Waste Management - Waste Operations as contained in its memorandum
dated June 24,2014.

20. That the applicant complies with all of the applicable conditions, requirements,
recommendations, requests and other provisions of the Miami-Dade County Police
Department as contained in its memorandum dated June 13,2014.

21. That the applicant complies with all of the applicable conditions, requirements,
recommendations, requests and other provisions of the Miami-Dade County Department of
Public Works and Waste Management as contained in its memorandum dated June 23,
2014.
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22. That the applicant complies with all of the applicable conditions, requirements,
recommendations, requests and other provisions of the Miami-Dade County Metropolitan
Planning Organization (MPO) as contained in its memorandum dated July 2, 2014.

23. That the applicant complies with all of the applicable conditions, requirements,
recommendations, requests and other provisions of the Miami-Dade 'County Transit
Department as contained in its memorandum dated July 2, 2014.

24. That the applicant complies with all the applicable conditions, requirements,
recommendations, requests and other provisions of the Internal Services Department as
contained in its memorandum dated June 19,2014.

25. Regarding Baylink, the applicant, to the extent practicable, will accommodate a stop - a bi-
directional stop if feasible - for the proposed Baylink system on the west side of NW 1st

Avenue.

ES:MW:NN:JV:GB

Department of Regulatory and Economic Resources

nt Director
Development Services
Miami-Dade County
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coMpREHENStVE DEVELOPMENT MASTER PLAN (CDMP) OBJECTIVES,
POLICIES AND INTERPRETATIVE TEXT

NEIGHBORHOOD SERVICES PROVIDER GOMMENTS"
Division of Environmental Resources Management (RERL No obiection*

Public Works & Waste Management - Traffic Engineering
Divsion

No objection"

Parks, Recreation and Open Spaces No obiection

Fire Rescue No obiection"

Police No obiection*

Schools No obiection

Miami-Dade Transit No obiection*

Water and Sewer No obiection*

Public Works & Waste Management - Waste Operallq4q
*Subiect to conditions in the Department's attached memorandum

Urban Cenfers
(Pg. t-45-48)

Oiversified urban cented are encounged to become hubs for future urban development
intensification in Miami-Dade County, around which a more compact and efficient ufuan

structure will evolve. Ihese IJftan Centers are intended to be modente- to high-intensity
design-unified areas which witt contain a concentmtion of different urban functions integrated
both horizontalty and veftically. Three scales of centers are planned: Regional, the largest,
notably the dovntown Miami central business district; Metropolitan Centers such as the

evolving Dadetand area; and Community Centerc which will serue localized areas. Such

cenfers shalt be characterized by physicat cohesiveness, direcf aocessibilrty by mass transit

seruice, and high quatity urban design. Regional and Metropolitan Centerc, as described
below, shoutd also have convenient, preferably direct, connections fo a nearby expressway
or major roadways to ensure a high level of countywide accessibility.

The tocations of urban cenferc and the mix and conftguration of land uses within them are
designed to encourage convenient attematives to travel by automobile, to provide more

efficient land use than recent subufuan development forms, and to create identifiable "town

centers'for Miami-Dade's diverce communities. Ihese centers shall be designed to create an

identity and a distinctive sense of place through unity of design and distinctively urban

architectural character of new developments within them.

The core of the cenfers shoutd contain businesg employment, civic, and/or high-or moderate-
density residential uses, with a variety of modercte-density housing Wes within walking

distance from the centers. Both targe and smallbusrnesses are encouraged in these centers,
but the Community Centers shatl contain primarily moderate and smaller sized bustnesses
which serve, and draw from, the neahy community. Design af developments and roadways
within the centers witl emphasize pedestrian activity, safety and comfod as well as vehicular
movement. Transit and pedestrian mobitity will be inueased and area wide traffic will be

reduced in several ways: proximity of housing and retailuses wil/ allow residenfs ta walk or
bike for some daity trips; provision of jobs, perconal seryrbes and retailing within walking
distance of transit will encoumge transit use for commuting; and conveniently located rctail

areas will accommodate necessary shopping during the moming or evening commute or
Iunch hour.

IJfuan Genfers are identified on the LI,JP map by circular symbols noting the three sca/es of
planned cenfers. The PIan map indicates both emerging and proposed centerc. The

designation of an area as an urban center indicates that govemmental agencies encourage
and support such devetopment. The County will give specialemphasr.s to providing a high

tevel oi public mass transit seryice to atl planned urban centere. Given the high degree of
accessibilfu as well as other urban seryrbes, the provisions of fhis sectioryetleegrasle the

f6



ZONING RECOMMENDATION ADDENDUM
DT MIAMI, LLC

14-059

e' ln addition to the Uhan Center

locations depicted on the Land lJse Ptan Map, all future npid transit station sites and their

sunoundingi sha4 at a minimum, be developed in accordance with the Community Center
policies establish ed below.
'Foyowing 

are poticie,s for development of lJrban Centerc designated on the Land Use Plan

(LUp) map Where the provisions of this section authoize land uses or development

intensities or densities diiferent or greater than the undeflying land use designation on the

LIJP map, the more tiberal provisions of this section shalt govem. AII development and

redevelopment in IJrban Centers shalt conform to the guidelines provided below.

Uses and Activities. Regional and Metrcpotitan Centers shall accommodate a

concentrction and variety oiuses and activities which will aftract large numberc of both

resrdenfs and vr'sifors while Community-,sca/e tJhan Centers will be planned and designed to

sewe a more tocalized community. Uses in Urban Cenferc may include retail trade, busrness,

professionat and ftnanciatseryices, restaurants, hotels, institutional, recrcational, cultural and
'enteftainmenf 

uses, moderate to high density rcsidential uses, and well planned public

spaces. lncorporation of residenfial uses is encouraged, and may be apprcved, in all centers,

except where incompatible with airpoft or heavy industrial activities. Residentia/ uses may be

required in areas of the Coun$ and along rapid transit lines where there exisfs much more

commerciat development than residential development, and creation of employment

oppoftunities will be emphasized in areas of the County and along rapid transit lines where

there is much more residentiat development than employment opportunity. Emphasis in
design and devetopment of all cenfers and all of their individual componenfs shall be to
creite active pedestrian envircnments through high-qualrty design of public spaces as wel/ as
pivate buitdings; human sca/e appointments, activities and amenities at street level: and
connectivity of ptaces throqgh creation of a sysfem of pedestian linkages. Existing public

water bodies sha/t a/so be incorporated by design into the public spaces within the center.

Sfreefs and Public Spaces. IJrban Centerc shall be developed in an urban form with a
sfieef sysfem having open, accessrb/e and continuous qualities of the sunounding gid
sysfem, with vaiation, to create community focal points and termination of visfas. The stteet
sysfem should have frequent connections with sunounding sfreefs and create blocks sized
and shaped to facilitate incremental building over time, buildings fronting on streets and
pedestrian pathways, and squares, parks and plazas defined by the buildings around them.

The street sysfem shall be planned and designed to crcate public space that knits the site
into the sunounding urban fabric, connecting sfreefs and creating mtional, efficient pedestrian

tinkages. Sfreefs shatl be designed for pedestian mobility, interest, safety and comfort as
well as vehicular mobility. The size of blocks and network of streefs and pedestian access
ways shall be designed so that walking routes through the center and between destinations in
the center are dircct, and distances are short. Emphasis shall be placed on sidewalks, with
width and street-edge landscaping increased where necessary to accommodate pedestian
volumes or to enhance safety or comfort of pedestians on sidewalks along any high-speed
roadways. Crosswa/ks witt be provided, and all multi-lane raadways shall be fitted with
prctected pedestrian refuges in the center median at all significant pedestrian crossrhgs. /n
addition, sfreefs shall be provided with desirable sfieef fumiture including benches, Iight
fixtures and bus she/fers. Open spaces such as public sguares and greens sha// be
estabtished in urhan cenfers to provide visual oientation and a focus of social activity. They
should be located next to public sfreefs, residential areas, and commercialuses, and should
be esfab/rshed in fhese p/aces during development and redeVelopment of sfreefs and large
parcels, particulady parcels 10 acres or larger. The percentage of sife area for public open
spaces, inctuding sguarcs, greens and pedestrian promenades, shall be a minimum of 15
percent of gross development arca. This public area prcvided outdoor, at grcde will be
counted toward safisfacfion of requirements for other common open space. Some or all of
this required open space may be provided off-site but elsewhere within the subiect urban
center to the extent that it would better serve the quality and functionality of the center.

Buildings. Buildings and their landscapes sha// be built to the sidewalk edge in a manner
that frames fhe adjacent sfreef to create a public space in the sfreet conidor that is
comfoftable and interesting, as well as safe for pedestians. Architectural elements at street
Ievel shall have a human sca/e. abundant windows and doors, and variations at short

l+
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PERTINENT ZONING REQUIREMENTS/STANDARDS

Continuous blank walls at street level

are prohibited. ln areas of significant pedestrian activity, weather protection should be

provided by awnings, canopies, arcades and colonnades.

Land use Element
Policy LU4A
(Pg. t-e)

uses, the County shall consider such

factots as noise, Iighting, shadows,- glare, vibration, odor, runofi access, traffic, patking,

height, hulk, scate of ainitecturat elements, landscaping, hours of operation, buffeing, and

safetv. as applicable.

Secfion 33-304.
Applications All requests for a district boundary change, changes in the zoning regulations, appeats of 

I

administrative decisions, special exceptions or unusual uses, new uses, variances, approvals 
I

of or modifications to devetopments oi regional impact ("DRl"), including substantial deviation 
I

determinations, and determinations that a Dnt is essentially built out, shall be made by filing an 
I

application theiefor with the Director on application forms prescribed by the Director or by rule 
I

and regulation of the Devetopmental lmpact Committee. Forms shall include, but not be limited 
I

to, disilosure forms for corporations, trusts, and partnerships, and disclosure of information 
]

regarding contract purchasers and their percentage(s) of interest. Disclosure shall not be

re[uired-of: i) any entity, the equity interests in which are regularly traded on an established

securities market-in the United States or another country; or ii) pension funds or pension trusts

of more than five thousand (5,000) ownership interests; or iii) any entity where ownership

interests are held in a partneiship, corporation or trust consisting of more than five thousand

(5,000) separate interests, including all interests at every levelof 
-ownership, 

and where no one

(t; peison or entity holds more thin a total of five (5) percent of the ownership interest in the

iartnersnip, corporation or trust. Entities whose ownership interests are held in a partnership,

corporatioh, or trust consisting of more than five thousand (5,000) separate interests, including

alt interests at every level oiownership, shall onty be required to disclose those ownership

interest which exceed five (S) percent oi the ownership interest in the partnership, corporation,

or trust. Disclosure forms shail be established by administrative order to be approved by the

Board of Countv Commissioners. Such disctosure forms shall be included in the agendas

I Oirtrinrt"d in connection with the public hearing on the application. Where applicable, requests

I shall specifo whether, and the exient to which, the requested change in land use or proposed

I development conforms to the Comprehensive Devetopment Master Plan for Miami-Dade

I Countv. Florida.
Secfion 33-310.
Notice and
hearing
prerequisite to
action hy the
Community
Zoning Appeals
Boards or Board
of County
Commissioners.

Applications frted hereunder shatt be promptly transmifted to the appropiate board, together

wiin tne written recommendation of tie Director. lMhere applicable the Developmental lmpact

Committee sha// rssue its rccommendation, which shall include a statement of the Director as

to the apptication's relationship to the Comprehensive Development Master PIan. All such

recommendations shalt sfafe alt facts relevant to the application, including an accunte
depiction of known living, working, traffic and tnnsportation conditions in the vicinity of the

property that is the subject of the-application, and aiso a desciption of all proiected effects of
'the' proposed zoning'action. on'ihose conditions. Before reaching a conclusion, each

recommendation shal/ /r'sf all known factors both in favor of and against each applicafion. All

such recommendations shal/ be signed and considered final no earlier than thirty (30) days

prior to the public hearing to give the public an opportunity to provide information to the staff
'prior to the recommeniatiois becoming final. This shatl not preclude eadier, preliminary
'recommendations. 

Alt documents of the Aounty departments evaluating the application, which

documents peftain to the application, are open for public inspection to applicants or other

interested persons.

Secfion 33-
311(A)(3 .) Special
*ceptions,
Unusual Uses and
New Uses

The Board shall hear an application for and gmnt or deny special xceptions; that is, fhose

exceptions permitted by igutations only upon approval after public heaing, new uses and

unuiuat uses which Oi tne-regulations ire only permifted upon approval after public heaing;
provided the applied ior exception or use, including exception for site or plot plan apprcval, in
'the 

opinion of tie Community Zoning Appeats Board, woutd not have an unfavorcble effect on

the economy of Miami-Dade County, Floida, would not generate or result in excessrve noise

or dl'sposa l, recreation, transportaion, streefs, roads, highways or other such facilities which

have been constructed or which are planne6 and budgeted for construction, are accessible b

t6
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to crcate a fire or other equally or greater
'dangeroui hazards, or provoke eicessive overcrowding, or concentration of people or
pop-rlatior, when consiaering the necessify for and reasonableness of such applied for
'ex'ception 

or use in relation to tne present aid futu,e development of the arca concemed and

the cornpatibilitv of the apptied for exception or use with such area and its

Secfion 33C-1.
Legislative intent,
findings and
purposes.

The Board further finds that the Stage t Fixed-Guideway Rapid Transit Sysfem !as, stlce

1973, undergone extensive planning, review, analysis, and engineeing design efforts. The

Sfage I Sysflm has receivea aesigi approval from both the federcl and Sfafe govemments

"ri it in the prccess of frnal deiign,'procurcment and construction activities. 7he Stage I

Sysfem, including proposed improiements in other forms of sufface transportation facilities,

represenfs a concerted, coordinated effort to imprcve not only the transportation facilities

witnin Miami-Dade County, but the overall quattty of tife enjoyed by citizens of and vr'sifons fo

Miami-Dade County. finitiy, fhe Sfage / Sysfem represenfs one (1) of the largest public works

projects ever undenaXen ii Miami-O-ade iounty and the Soufheasfe m United Sfafes. As such
'the 

Stage I Fixed-Guideway Rapid Transit Sysfem may only be planned, engineeted,

impleminted, and administered on a County-wide basrs, in a mannerwhich will:

The Board further finds that the tegislative intent, findings and purposes sef forth herein also

annlv to oublic or pivate intercitv Passenoer RailSysfems.

Secffon 33C-
2(2)(a). Other
uses,' procedures
for approval of
such uses within
the Rapid Transit
Zone.

Secfion 33C-
2(2)(b).

Secfion 33C-
2(2)(e)(2). Process
for City of Miami -
Downtown
Intermodal
District Corridor

Such other uses, including commercial, office, hotel, govemmental, institutional, health care

facilities, rental car faciliti6s, and residential uses, as may be appropiate to and compatible

with the operation of the Rapid Transit Sysfem or an tntercity Passenger RailSysfem and the

convenience of the iderchip thereof.

Intercity Passenge r Raitsysfems, both pubtic and private, including a// uses permitted f9r lhe
Rapid Tnnsit Sysfem pirsuant to subparagraphs (1)(a) through (h) herein and including

anciltary facititiei associafed with the maintenance and operations of a rail sysfem- "lntgrci$
passenge r Raitsysfem" means a railsysfem that provides passenge r seruice on a guideway

system-between two or more cities, between several desfinations within one city, or both.

Notwithstanding any other provision of this code to the contrary, whenever uses authorized by

subpa-;1g21pn{ pftZl@) and (D)(z)(b) above are proposed within the Downtown lntermodal

District Conidor Subi|ie of the Aa'pid Tmnsit Zone as design ated in subsecfion 33C-9 herein,

the procedures and developmeni sfandards adopted purcuant fo subsection 33C-9 shall

control.

Secfion 33C-3.
Rapid Transit
Developmental
lmpact Committee

There is hereby esfabtished a Rapid Tnnsit Developmentat Impact Committee Executive

Council composed of the County;s Developmental lmpact Commiftee Executive Council

(esfabt'she d by Section 33-303. 1, iniami-Dade County Qode) and \vo 92) represelativgg _l1om
each of the foltowing municipatities: City of South Miami, City of Coml Gables, City of Miami,

and the City of Hidleah. tt is provided, however, that for developments located within the

Downtown lntermodat District bonidor Subzone established by subsection 33C-9, however,

the Rapid Tnnsit Developmentat lmpact Committee shatl be composed of the County's

Developmental Impact Co'mmiftee Executive Council and three (3) representatives from the

City of'Miami. In addition, there shail be an RTDIC Sfaff Council composed of members of the

County Depaftments identified in Secfi'on 33-303.1(A) of this Code and three (3)

repreientatives from the City of Miami. The Rapid Trcnsit Developmental Impact Committee

sialt, subject to the prccedires specifed in 33-303.1, Miami-Dade County Code, perform the

duties soecified in Section 33C-2 and Section 33C-4 of this Chryt
Secfion 33C4(b).
Rapid Transit
Development
Impact Zone

Except for the Downtown lntermodat District Conidor Subzone esfab/rshed by subsection 33C.
g herein, and notwithstanding anything to the contrary herein, mailed notice of hearings before

the Rap,ia Transit Developientimpict Commiftee pursuant to Section 33-2(D)(2)(9)fl) shatt

be prcvided in the same manner as heaings oi applications fllM

I'l
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10(d)(3) for the special exceptions express/y

enumeraied in thatsubsecfion. Mailed notice of hearings shall also be provided simultaneously

to the municipality in which the application is tocated. Applications sha// comply with the
procedural requiremenfs of Secfrbn 33-304.

Secfion 33C-9(E).
Initial Review (1) Following the pre-application conference, a request for apprcval of a genenl site 

I

development plsn for aevetopment within the Downtown lntermodal District Conidor 
I

Subzone of tite Rapid Transit Zone as prcvided in subsection 33Gg herein, shall be 
I

made by filing an application with the Rapid Transit Developmental lmpact Committee 
I

EfACj in accodance with the prcvisions of Secfibn 33-304. Said application shall be 
I

considered a speciat exception for approval of a general site development plan to be 
I

considered and acted upon directty by the Board of County Commissioners putsuant to

the devetopment regulations esfablrsh ed in Secfbn 33C-9. Applications shal/ comply with

the procedurct reqiirements of Seclron 33-304 of this code. Wthin sixty (60) days after
the fiting of the application, the RTDTC Staff Council shall review the application, and the

RTDTC-shatlr'ssue a recommendation upon such application. The recommendation shall

rcflect the consensus of the members present. In the event that the Ci$ representatives
present do not concur with a rccommendation for approval, the recommendation shall be-for 

denial. The recommendation shalt be transmitted to the Board of County

Commi ssi one rs fo r fi n al acti on.

(2) Phased Development. The intermodal charccfensfibs of the DID Conidor Subzone
seruing the MetroRail, MetroMover, and MetroBus sysfems may requirc that the

construction of infrastructure to serue future development be completed in phases. Where

a phased developmenf is requested, the Board of County Commissioners, in approving a

phased site plan, shalt specify buitding footprints, heights, density, intensity, and gross

squarc footage of buitdings that are identified on the site plan as futurc development
parameterc gmnted by the Boad of County Commissioners. Specifc land uses and
design detaits of said future development may be reviewed and approved by the Rapid
Transit Developmental Impact Committee pursuant to the Final Review criteia
enumerated herein, provided the devetopment parameters approved by the Boad of
County Commissioners rn the phased site plan are not exceeded and the development
regulations sef forth herein arc met.

(3) Required exhibits for tnitiat Development. The following exhib/ts shall be submitted with
the application for a general site development plan:

(a) A nanative describing the prcjecf's scope, including but not limited to: vision
statement, size of prqject and location, and prcminent components of the
development; phasing of the development if necessary; sca/e,' relevance to the
region; its connection to the sunounding urban context; economic impact on the local
economy; desrgn concepts; significance of the project as a gateway to the
community; and any additional information necessa ry to explain the development.

(b) Schematic site plan(s) at a scale of not /ess fhan one (1) inch equals one hundred
(100) feet indicating: prcminent structuml components of the development; permitted
/and uses,' existing and proposed sfreets; major points of egress/ingtess of the
development; public open space locations and area in square feet; floor area ratio;
pedestian circulation; residential density; and square feet of retail, office,
institutional, govemmental, and other proposed land uses not to exceed the
development thresholds contained in the administrative site plan development
p aramete rc i ncl u ded h e rein.

(c) tnformation on adjoining and adjacenf uses on an plan at a sca/e no /ess than one (1)

inch equals one hundred (100) feet to indicate the relationshtp(s) between the
proposed development and adjacent areas including, but not limited to: existing land
uses and their intensifies,' densifies; vehicular and pedestian circulation sysfems;
blocks and lots; and unique geographicalfeatures.

(d) Perspectives, isomefnbs, elevations and other drawings illustrating proposed
development.

b) Anv additionat information specified bv the Rapid Transit Developmental Impact

2p
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the character and imPact of
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