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Agenda Items F-10 and F-14 are related [10:18 a.m.]
An Ordinance of the City Commission of Coral Gables, Florida requesting receipt

of Transfer of Development Rights (TDRs) pursuant to Zoning Code Article 3,
“Development Review”, Division 10, “Transfer of Development Rights”, Section
3-1006, “Review and approval of use of TDRs on receiver sites”, for the receipt
and use of TDRs for the proposed project referred to as “220 Miracle Mile”, on the
property legally described as Lots 17-24, Block 2, Crafts Section (220 Miracle
Mile), Coral Gables, Florida; including required conditions; providing for a
repealer provision, severability clause, and providing for an effective date.
(Requesting receipt of TDRs re 220 Miracle Mile)

A Resolution of the City Commission of Coral Gables, Florida requesting a Site
Plan Review pursuant to Zoning Code Article 4, “Zoning Districts,” Division 2,
“Overlay and Special Purpose Districts,” Section 4-203, “Zain/Friedman Miracle
Mile Downtown Overlay (DO),” for the proposed project referred to as “220
Miracle Mile” on the property legally described as Lots 17-24, Block 2, Crafts
Section (220 Miracle Mile), Coral Gables, Florida; including required conditions;
providing for a repealer provision, severability clause, and providing for an
effective date. (Site Plan Review - 220 Miracle Mile)

(This Resolution is not for consideration at this time and will be included with the
above ordinance on Second Reading if approved on First Reading.)

Mayor Valdes-Fauli: We have Item 10 and Item 14.

City Attorney Ramos: F-10 is an ordinance of the City Commission of Coral Gables, Florida
requesting receipt of Transfer of Development Rights pursuant to Zoning Code Article 3,
“Development Review”, Division 10, “Transfer of Development Rights”, Section 3-1006,
“Review and approval of the use of TDRs on receiver sites”, for the receipt and use of TDRs for
the proposed project referred to as “220 Miracle Mile”, on the property legally described as Lots
17 through 24, Block 2, Crafts Section (220 Miracle Mile), Coral Gables, Florida; including

required conditions; providing for a repealer provision, severability clause, and providing for an
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effective date. That is the only item on for vote today. | will, however, read F-14, which is related,
into the record as well. F-14 is a resolution of the City Commission of Coral Gables, Florida
requesting a Site Plan Review pursuant to Zoning Code Article 4, “Zoning Districts,” Division 2,
“Overlay and Special Purpose Districts,” Section 4-203, “Zain/Friedman Miracle Mile Downtown
Overlay,” for the proposed project referred to as “220 Miracle Mile” on the property legally
described as Lots 17 through 24, Block 2, Crafts Section (220 Miracle Mile), Coral Gables,
Florida; including required conditions; providing for a repealer provision, severability clause, and
providing for an effective date. On F-10, this is a public hearing item. Mr. Clerk, can you please

swear in anybody who’s going to testify in this matter?
City Clerk Urquia: Those expected to testify today, please stand and raise your right hand. Do
you solemnly swear or affirm that the testimony you will offer today will be the truth and nothing

but the truth?

City Attorney Ramos: In addition, this is a quasi-judicial item. If there had been any ex parte
communications, | ask that you disclose those at this time.

Vice Mayor Lago: Yes, I’ve had a few discussions. | met with the developer and his attorney. |

think that’s the only person I’ve had a conversation with.

City Attorney Ramos: Can you give a summary of the discussion very quickly?

Vice Mayor Lago: Just a simple review of the project.

City Attorney Ramos: Okay. Anyone else?

Commissioner Mena; Same.
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Commissioner Keon: | have. 1did. When they were first talking about it, | spoke with the architect
and the principal. They told me they wanted to do a hotel on the Mile and there were different
issues, and that was the extent of it.

City Attorney Ramos: Commissioner Mena?

Commissioner Keon: So, so did I.

Commissioner Mena: Same.

Mayor Valdes-Fauli: I’m sorry. What was the question?

City Attorney Ramos: If there’s been any ex parte communications, to please disclose them on

the record.

Mayor Valdes-Fauli: Yes. They met with me once.

City Attorney Ramos: Commissioner Fors?

Commissioner Fors: Yes. | met with the principal, some time ago. And I’ve also met with their

counsel, as well, just to discuss an overview of the project.

City Attorney Ramos: Very well. Mr. Trias.

Planning and Zoning Director Trias: May | have the PowerPoint, please? Mayor and
Commissioners, the project today is a mixed-use project with a hotel and retail downstairs and a
restaurant, and a variety of activities that I think match pretty well the vision of Miracle Mile. And
that’s the way that the architect has depicted the project and context. Now, the location is a Miracle

Mile and Ponce de Leon, which is that corner right there. And, as you can see, it is zoned
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commercial and the land use is high-rise, as all of the properties on Miracle Mile are. There’s also
a downtown overlay, the Zane Friedman overlay that applies to the area depicted with the red line.
And that is the provisions -- those are the provisions that this project is going to be going under
later on in the second reading of this project. Today, we’re here for, of course, number one, which
is the TDRs. And Dona Spain is here to explain that in some more detail. And request number
two will be the site plan review. We -- I’'m going to discuss it a little bit today because there’s
some legislative ideas that apply to many projects, not only to this project, that you may want to
discuss in terms of policy. Now, the TDRs allow an increase of up to 25 percent -- up to 25 percent
of the FAR that is allowed otherwise in a project. And the review process includes review by the
Historic Preservation Board, the Planning and Zoning, and ultimately, Commission. In this
particular case, there’s also the extra review that if there are landmarks, historic landmarks within
500 feet, the Historic Preservation Board has to review that specific issue, whether or not the
project has any effects on those historic properties. And Dona can explain that in more detail.
Now, the actual request ended up being Mediterranean Level 1, which would allow a total of 4.0
FAR. Now, the actual request is a little less, and the actual TDRs ended up being less than is
shown here. It ended up being about 7,500 or so. Those issues are still being discussed and refined.
And, hopefully, by the time that it comes to you in the second reading and for the site plan, we
will have a more precise number. The project, as you can see, has a paseo at one edge, retail all
along the frontage on Miracle Mile and Ponce de Leon. And then the lobby is accessed from the
alley. The height is seven stories, 83 feet, which follows the Mediterranean 1 provisions. A
hundred and twenty rooms and retail downstairs, and a rooftop restaurant at the very, very top of
the building. The project was reviewed by the TRC in July, Board of Architects twice in August.
There was a neighborhood meeting in August, then Planning and Zoning in September and Historic
Preservation Board, also in September. Letters were sent to property owners within a thousand
feet, as required. And the public notification included three letters to property owners, three times
the posting of the property, the website posting and the newspaper advertisement for Planning and
Zoning. The staff is recommending approval of the TDR, as approved by the Historic Preservation
Board, not as originally requested, and anticipates to recommend approval with conditions for the

site plan. Now, in terms of the discussion that went on at the Planning and Zoning, the -- request
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number one, the TDRS, they recommended approval. And as far as request number two, which is
the site plan, which will be reviewed at the future meeting, they made some suggestions as far as
the number of parking spaces. They recommended 120 spaces. They also had some suggestions
about the valet operations. And they recommended that any kind of remote parking agreement
should be long term. And the study of the alley was a concern. Now, the reason why those issues
are important is that, in your legislative, you know, beyond the scope of this simple project, but
generally in terms of what happens on Miracle Mile, this project is raising four -- at least four
policy issues that | think you should discuss and determine whether or not it’s the policy of the
Commission, something that you want to do for the future of Miracle Mile. Number one is that
remote parking should be used for multi-story buildings -- for new buildings. Right now, remote
parking is only -- in the current Code language -- is only for expansion or change of use of existing
buildings. Now, staff thinks this is a good idea. This is what the developer is proposing. They’re
not proposing any parking onsite. They’re proposing parking in a remote location. And the reality
is that it wouldn’t make any sense to do parking garages right on Miracle Mile. So, from a
conceptual point of view, this is a good idea. However, the Code right now does not allow it, so
that will be a change in the Code, if the Commission decides to go in that direction. Another policy
idea that has been discussed multiple times is simply waiving parking requirements for ground
level uses on Miracle Mile. That would have been an amendment to the existing overlay. That’s
an idea that you may want to consider also, but again, it would require some amendments to the
Code. Another request is that they believe -- the applicant believes that hotel uses need less parking
than we have in the Code currently. Staff is in agreement with that. We have discussed that
multiple times, but again, the Code right now has not been changed yet, so that would require a
change of the Code. And finally, the use of the alley for this private valet operations is just a
general issue that | believe the City Attorney may have some additional concerns. But it’s a
significant request. And particularly, when the applicant has not provided a drop-off within the
project, something that staff has recommended. And I think it would be an improvement in terms
of the operations. And we may discuss that further, if you want today or in the next meeting. So,
those are the legislative ideas that I think this project is bringing up to the forefront and allows the
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discussion to take place today. That concludes my presentation, and Dona will continue with the
specifics of the TDRs.

Historic Preservation Officer Spain: So...

Commissioner Keon: Can | ask one question? The items that you had as the recommendations
from the Planning and Zoning Board, the way that you had them listed on your slide, do we have
that in this packet?

Planning and Zoning Director Trias: Yes.

Commissioner Keon: Where is that?

Planning and Zoning Director Trias: It’s in the memo.

City Attorney Ramos: It’s in the cover memo, Commissioner Keon.

Planning and Zoning Director Trias: It’s in the cover...

Commissioner Keon: Oh, in the cover memo.

Planning and Zoning Director Trias: In the second page -- at the bottom of the second page.
Commissioner Keon: Okay. Okay, I'll find it.

Planning and Zoning Director Trias: There are five items listed.

Historic Preservation Officer Spain: So, the Historic Preservation...
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Commissioner Keon: It’s the one I’'m writing on. Thank you.

Historic Preservation Officer Spain: Board met on September...

Commissioner Keon: |seeit. Yeah, | do.

Historic Preservation Officer Spain: Do you have any questions?

Commissioner Keon: | have it. No.

Historic Preservation Officer Spain: Okay. So, the Historic Preservation Board met on September
19 to review this project. The Transfer of Development Rights Program was established
specifically for property owners of historic properties to better able maintain them. And the
concept is that they have these air rights. It’s very difficult to add an addition to a historic building.
And so, those air rights can be sold to a developer and it would increase the development’s FAR.
So, the Historic Preservation Board had three items that they looked at. One was the maintenance
plan because these -- any TDRs based on a maintenance plan for the historic property that’s
transferring them. So, it’s required to present that maintenance plan to the Historic Preservation
Board, and they need to approve that, and they did. The sending site was 248 Miracle Mile. And
so, there was a maintenance plan that was presented to the Historic Preservation Board, and they
approved them. The next is the approval of the issuance of certificates of transfer. In this case, it
was 7,509 square feet from 348 Miracle Mile. And these certificates of transfer are good for two
years, so it isn’t necessarily for this project. Itis based on the maintenance plan, and they approved
that. And in this case, there are five properties within -- that are local historic landmarks that are
within 500 feet of the proposed hotel. And so, the Zoning Code requires review by the Historic
Preservation Board to determine that the proposed development will not adversely affect those five
properties. Actually, it reads will not adversely affect the historical -- historic architectural or
aesthetic character of the local historic landmarks within 500 feet of the property. And the Historic

Preservation Board determined that it would not.
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City Attorney Ramos: Two points. The ordinance, as written -- Dona, although you say that
they’re valid for two years, does tie them to this particular project and states that if the project does
not occur essentially, then the TDRs...

Historic Preservation Officer Spain: Oh, really?

City Attorney Ramos: Revert back. That’s how the ordinance is drafted, so that’s one note. And
then, | provided each of you this morning with Sections 3-1005 and 1006 of the Zoning Code.

Those are the standards for TDRs.

Commissioner Mena: The -- sorry. Madam City Attorney, just to underscore, what we’re voting
on today is not the site plan, just the TDRs.

City Attorney Ramos: It is only the sending site and the receiving site.

Commissioner Mena: And even the transfer of the TDRs will be contingent on the site plan being

approved...

City Attorney Ramos: It’s tied...

Commissioner Mena: In the future.

City Attorney Ramos: To this property. Yes.

Commissioner Mena: Okay.

Planning and Zoning Director Trias: And then there’s a second reading also.
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Vice Mayor Lago: But let me ask you a quick question. You’ve put on F-14 and you’re discussing

potential...

Planning and Zoning Director Trias: Yes.

Vice Mayor Lago: Concerns about the site plan, and you know, that the City Attorney may have.

Are we going to be discussing those today?

Planning and Zoning Director Trias: Yes. And my recommendation is you discuss them from the
legislative point of view because those are changes to the Code that would apply to multiple

projects.

City Attorney Ramos: So, those are the four that Ramon mentioned at the end of his presentation

as open legislative items.

Vice Mayor Lago: Okay.

Commissioner Keon: | have a question with regard to TDRs. | remember when we were trying
to track the TDRs from the La Palma Hotel and to try and understand what they sold for and where
they went and how they were used and what the maintenance plan was and whatever else. We
discovered, or we found that we really have no system or no process in place by which we track
and we deal with or we record or we follow or we have knowledge of beyond the day it happens
about TDRs. Has that changed?

Historic Preservation Officer Spain: Well, there’s a restrictive covenant that’s filed that runs with
the land on the historic property, and that includes the maintenance plan. The issue with that is

that there’s no tracking of that.

Commissioner Keon: Is there a track...
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Historic Preservation Officer Spain: I don’t believe there still is.

Commissioner Keon: Alright.

Historic Preservation Officer Spain: In this case, though, the remedial work on the historic
building has already been done, so there’s no need to track the maintenance plan. They’ll still put
it in place because there’s future things, but the immediate concerns on that building I believe have
already been done.

Commissioner Keon: Okay. But | know we have...

City Manager Iglesias: Commissioner.

Commissioner Keon: We have some other TDRs, I think, but they’re not really related to historic
buildings that are going to come before us today. This is the only an opportunity just to speak to
this and it’s really not related to this item, but I would ask the Manager to, please, we need an
administrative order with regard to TDRs as to how they’re tracked.

Historic Preservation Officer Spain: I’ve discussed it with Devon...

Commissioner Keon: The whole issue. We...

Historic Preservation Officer Spain: Who’s redoing the whole system.

City Manager Iglesias: Commissioner, we have our new EnerGov program...

Historic Preservation Officer Spain: Yes.
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City Manager Iglesias: That is being implemented...

Commissioner Keon: Okay.

City Manager Iglesias: Right now, and that program will be available to do that.

Commissioner Keon: Okay. Could you...

City Manager Iglesias: Our current program does not. But...

Commissioner Keon: Okay.

City Manager Iglesias: Our new EnerGov program that we’re implementing right now...
Commissioner Keon: Yeah.

City Manager Iglesias: Will be able to track all these things...

Commissioner Keon: Okay.

City Manager Iglesias: And highlight.

Commissioner Keon: Could you come back sometime in November? Is that soon enough? And
just -- with an administrative order on direction to staff as to what you do in the tracking of TDRs
and how they’re tracked and who’s responsible for them and the maintenance plan and that it
include what they sold for and everything else. Because we have tried now to go back and look at

places where the TDRs have been sold because the properties have been resold and the TDRs --
the development rights...
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Historic Preservation Officer Spain: The money. The money goes with that.
Commissioner Keon: Are gone and -- but yet, people come in and they don’t realize it and they
want to go on. So, this is really just a little bit -- an aside to this conversation, but I don’t know

when we’ll have a chance to talk about it again. So, I’m asking you...

City Attorney Ramos: Commissioner, | would recommend you take a vote on that at the end of
this item, since we’re INAUDIBLE)...

Vice Mayor Lago: They’re actually...

City Attorney Ramos: Have a vote at the end.

Vice Mayor Lago: Staff is actually working...

City Manager Iglesias: Commissioner, the...

Vice Mayor Lago: On that because one of the points that we’ve been bringing up for the last year

has been very similar to this, the development agreements that come in place once a project is

finished. For example, if you look at -- and | brought it up to staff...

Commissioner Keon: Right.

Vice Mayor Lago: And I’ve been meeting with Ed about this. If you look at the Palace, for

example, and you walk down the sidewalks, who is responsible for the palm trees that are dead?

Who is responsible for the tree grates?

Commissioner Keon: Right.
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Vice Mayor Lago: And we’ve been talking about that EnerGov is not ready. It’s being populated
right now. So, this is part of the population that will occur so that they can literally click on a site
and say if there’s a deficiency or there’s a complaint...

Commissioner Keon: Okay.

Vice Mayor Lago: That comes in through Code Enforcement, and they will say -- they’ll click on

it and they’ll say immediately who’s responsible when the agreement occurred.

Commissioner Keon: Okay, so...

City Manager Iglesias: We’re implementing...

Commissioner Keon: When we’re done...

Vice Mayor Lago: Right now.

Commissioner Keon: I’ll ask for a reso on this issue with TDRs, but we should...

City Manager Iglesias: We are...

Commissioner Keon: We’ll go forward.

City Manager Iglesias: We’re implementing -- Commissioner, we’re implementing that software

now. There’s an implementation...

Commissioner Keon: You tell me when.
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City Manager Iglesias: Process and a population process because we have a lot of years of paper
that has to be...

Commissioner Keon: Okay.

City Manager Iglesias: Populated. So, once we do that, we’ll be -- and with our GIS system. So,

what | can do is | can have Development Services and IT address it in November, if you wish.

Commissioner Keon: So, it’s not really a matter of only populating it. It’s that there is no process

in place as to how we deal with them.

Historic Preservation Officer Spain: It’s the alerts. We need to have some type...

City Manager Iglesias: It’s those alerts that...

Historic Preservation Officer Spain: Have an alert on...

Commissioner Keon: Yeah, so...

Historic Preservation Officer Spain: On that specific property...

Commissioner Keon: I’d like you to...

Historic Preservation Officer Spain: So that...

Commissioner Keon: To sit down with...

Historic Preservation Officer Spain: Staff can...
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Commissioner Keon: Right.

Historic Preservation Officer Spain: Can go out. And I used to...

Commissioner Keon: With -- maybe with. ..

Historic Preservation Officer Spain: Do that myself.

Commissioner Keon: Historic Preservation or Dona before...

Historic Preservation Officer Spain: It’s on my calendar.

Commissioner Keon: She retires that has the -- the historic knowledge of these issues and have an

administrative memo in place on the issue. But I’'ll wait and do that when we’re done.

City Manager Iglesias: The issue that we have with our current program, it’s so dated, there’s no

alerts. There’s nothing...

Commissioner Keon: Oh, okay.

City Manager Iglesias: There’s no way -- the new program would have all these additional...

Commissioner Keon: Okay.

City Manager Iglesias: Functions.

Commissioner Keon: TI’ll wait to do this until after we finish. Okay, thank you. So, to

Commissioner Mena’s point, the only issue we’re voting on now is the transfer of the TDRs. Okay.
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Commissioner Fors: However, | do want to say one point about that because | was discussing this
with Miriam and on my own. And if you look at the Article 3, the considerations and criteria for
approving or reviewing the application to transfer the TDRs, you’ll see that it does sort of force
you to start reviewing the site plan.

Vice Mayor Lago: And that’s why I think we have F-14, correct?

Planning and Zoning Director Trias: Yes. Yes, sir.

Commissioner Fors: But we’re not voting.

Vice Mayor Lago: No, I know, but I mean we’re still...

Commissioner Mena: Yeah.

Vice Mayor Lago: But we’re still discussing it.

Commissioner Mena: Absolutely.

Planning and Zoning Director Trias: And in this particular case, you must discuss the legislative

changes that will be required in the Code...

Commissioner Keon: Right.

Planning and Zoning Director Trias: To approve it because right now what we have, if you choose

to go that way, because right now the Code does not allow certain things.
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Vice Mayor Lago: So, would you like to -- I guess this is a question for the Commission. Would
you like to have these -- this discussion now or after the applicant, you know, gives the

presentation? What would you like? What would you like to do?

Commissioner Keon: I don’t have a problem with doing the TDRs because they’re going to be

tied to a site plan. And if it ends up not working, it’s just not going to work.

Vice Mayor Lago: But I’d rather -- I’d rather...

Commissioner Keon: It’1l be moot.

Vice Mayor Lago: Idon’t want to vote on anything until I’ve heard the entire presentation. I don’t
want to rush to vote on TDRs. Plus, | have a little bit of concerns in regards to how quickly we
got here today. We went out of order in regards to the boards that this went to. This went to
Planning and Zoning before it went to Historic. And that’s something that I -- | know I’ve only
been here almost seven years in April, but I haven’t seen that done, to my knowledge. So, it just
feels kind of rushed. So, | want to take a step back before we make a decision which is going to
change the landscape of Miracle Mile and the downtown area. Not saying I’m against remote
parking in certain instances, but [ want to make sure that we’re careful on today’s vote and I don’t

want to just rush things.

Planning and Zoning Director Trias: Mr. Vice Mayor, | think the most useful thing is to go down
the four items and have some general discussion about how the Commission -- what the
Commission believes.

Commissioner Keon: How do you want to take this?

Commissioner Fors: I’d feel more comfortable seeing the presentation, looking at it globally, as

well.
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Mayor Valdes-Fauli: We’re talking about the TDRs. | would concentrate on that first, and then
go to F-14.

Commissioner Keon: Okay. So, how do you want to -- that’s why I’m asking you. Do you want
a vote -- is the TDRs...

Mayor Valdes-Fauli: Let’s vote...

Commissioner Keon: A public item? Is that a public -- is there -- are there...

Mayor Valdes-Fauli: Yes, itis.

Commissioner Keon: Speakers on the TD...

Planning and Zoning Director Trias: Yes.

Commissioner Keon: Okay.

Planning and Zoning Director Trias: It’s an ordinance.

City Attorney Ramos: Yes, it is a public hearing item...

Mayor Valdes-Fauli: I will concentrate...

City Attorney Ramos: And it’s quasi-judicial.

Mayor Valdes-Fauli: Your -- with your consent, | will concentrate on F-10, and then go to the

Code changes and everything else on - 14 and discuss that. Keep it separate.
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Commissioner Mena: I’'m of the opinion where let’s just discuss the whole thing and then we can

vote on both. I don’t see why we wouldn’t hear from everybody who’s here to discuss it and

address it, from both sides of the issue. That’s my...

Commissioner Keon: Idon’t care.

Commissioner Mena: Yeah.

Commissioner Keon: 1 just want to know how we’re going.

Commissioner Mena: That’s fine.

Commissioner Keon: Okay. I’m only asking.

Vice Mayor Lago: Good morning.

Jorge Navarro: Good morning, Commissioners...

Mayor Valdes-Fauli: Morning.

Mr. Navarro: Mr. Mayor. As the Board desires, we are ready to give a full presentation and go

into the policy considerations that are before you, as well as walking you through the project, if

you’d like, so we’d be happy to do that, whatever the will of the Commission is.

Mayor Valdes-Fauli: Go ahead.

Mr. Navarro: Alright. Thank you. For the record, Jorge Navarro, with offices at 333 Southeast

2nd Avenue. With me this morning is Mr. Steven Bittel, chairman of Terranova, who’s the
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property owner; Mindy Mcllroy, the president of Terranova and the past president of the Coral
Gables Business Improvement District; Bernardo Fort Brescia, from Arquitectonica; my partner,
Iris Escarra, and Tim Plummer, from David Plummer and Associates, who’s our traffic engineer
and who’s been working with your Public Works Department on the parking and valet operations.
I’d like to just start by quickly reviewing the request and walking through the requests that are
before you today. | think staff did a very good job of that. And then Bernardo could walk you
through the site plan, and we’ll have Tim Plummer here as well to answer any questions that the
Commission may have. Mr. Mayor, I’d like to request five minutes, if possible, at the end of the

public comment section for rebuttal.

Mayor Valdes-Fauli: Right.

Mr. Navarro: Thank you very much. From a procedural perspective, the only item before you this
morning, as staff mentioned, is the TDR. We are here to discuss the approval of this site, the 220
Miracle Mile property, as a receiving site. This will come back to you, along with the site plan, at
your November 12 meeting. So, the only item before you today is the consideration of the TDR.
We’ve been through a very lengthy review process. We’ve complied with all levels of review.
This project has been reviewed by multiple boards at various public hearings. We were reviewed
by the DRC. We went twice to the Board of Architects; first, for architectural design; secondly,
for approval of the Med 1 level bonus. And it’s important to note that we did not pursue Level 2
bonus. We only pursued Level 1 bonus. Level two would have allowed for additional FAR and
height to be incorporated into the project. We’ve also been reviewed by your Planning and Zoning
Board and by your Historical Preservation Board. Both boards have recommended approval of
this project. And we’ve also had a neighborhood meeting and been actively working with various
stakeholders and property owners in the area. Regarding the TDR item, as Donna mentioned, we
were heard by the Historic Preservation Board at the September 19 meeting. At this meeting, the
Board approved a certificate to transfer 7,509 square feet from the 348 Miracle Mile property,
which is a historically-designated property that is also owned by Terranova and also recommended

approval of the overall design of the project from a compatibility perspective in terms of
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architecture and recommended approval of the 220 Miracle Mile property as a receiving site. One
of the conditions of approval was that we address all of the items that were in the maintenance
report that was prepared by Richard Heisenbottle who went out and inspected the property and
made a list of items that would need to be repaired and improved. And I’m happy to report, as
Dona Spain mentioned, that we have since completed and done all of the renovations voluntarily
and that that item has already been addressed. So, we’ve been very proactive from a historic
preservation perspective. The actual site plan, as | mentioned, we brought to you in November.
However, we’re -- we will present the site plan today to walk you through the project and give you
a general idea of what we are proposing. | think many of you are very familiar with this site. It’s
the site of the former Starbucks located the southwest corner of Miracle Mile and Ponce, a very
important intersection, two major thoroughfares. You have trolley. You have centralized valet,
multiple commercial uses in that area. It’s in the heart of your downtown overlay district, which
allows for additional height up to 190, 150 feet on the abutting properties and allows for 70 feet
with architectural bonuses, with the ability to bonus up to eight stories and 93 and a half feet -- or
96 and a half feet on this particular site. The proposal is to redevelop the existing 46,000-square-
foot commercial building with a new mixed-use project that has ground floor retail uses, upper
level hotel rooms, and an accessory commercial amenity deck at the roof level. The roof level, the
seventh story, as I’'m staff mentioned, is really only 30 percent of the floor plate. It’s a small
extension on the roof deck to provide for active uses, which | think this Commission voted for the
entertainment of Miracle Mile to try to create some additional active areas along the streetscape
and to activate the area. So, we’re trying to further that intent that the City Commission had. This
building will contribute to the continued economic success of Miracle Mile. It’s going to promote
walkability, and it’s going to bring people to enjoy all the shops, restaurants, cafés and
entertainment venues that you have on the Mile. Hotel uses are a key and important role to any
downtown area. They not only bring people to the area and extra patrons to enjoy all the shops
and restaurants, but the City of Coral Gables has done a great job of recruiting and bringing
international and national businesses to move their headquarters to downtown Coral Gables. And
this hotel, which is the first hotel that’s been planned on Miracle Mile since the Colonnade, will

bring additional service to be able to serve the clientele of those media companies, law firms and
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banks that occupy the downtown core. As | mentioned earlier, this project’s being designed with
less height and less FAR than is allowed. The use of TDRs -- and this is an important point I’d
like to make -- does not allow us to increase building height. Building height is still limited by
your Zoning Code. It allows us to replace inactive building areas that are usually taken up by
parking garages, which is the largest component of a building, with active spaces to activate the
streetscape, which really creates a safer and more inviting pedestrian environment. We’re also
proposing the use of shared parking as allowed by your Zoning Code for mixed use. Your Zoning
Code allows the ability to submit a study by a licensed traffic engineer to support a reduction in
parking for mixed-use properties. And we’re also promoting the use of remote parking facilities
for the new hotel uses. The existing building there today currently does not have any parking. The
46,000 square feet of retail and office uses are served by the centralized valet. We are proposing
27,000 square feet of retail as part of the new project, which is about half of what’s there today.
That will continue to be served by centralized valet. The new hotel uses, which are 120 hotel
rooms, are being proposed based on our parking study to be served by 83 offsite parking spaces in
a nearby parking garage. The issue of remote parking as your Planning Director mentioned, is an
issue of policy as whether it’s desirable to promote the use of the surplus parking spaces that are
in the downtown core, which there’s plenty of. We’ve done an analysis and have identified over
6,000 spaces in the area that may be available. And whether you want to have parking garages on
Miracle Mile. We personally believe that from an aesthetic and design perspective, you do not
want to promote the use of parking garages and parking pedestals on Miracle Mile. That is much
more well-served by having active uses along the streetscape. There’s plenty of parking in the
area. A lot of these buildings that exist today were built before the City adopted its shared parking
standards. So, it did not have that being able to recapture the interaction of uses between retail
and office and residential and office and the walkability and the access to the City’s great
transportation system that we have in the area in terms of the trolley. There’s a City trolley, and
obviously, the County bus system. Remote parking also allows us to do one more important thing.
It allows us to reduce building massing by implementing enhanced building step backs and
setbacks. By removing the parking garage, we can now lower the parking podium of the building

and lower the podium of the building and provide additional setbacks. As Bernardo will explain,
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your Code allows us to go straight up 40 feet without a step back. At 40 feet, we could step back
ten feet. This building is proposing the podium at only 17 feet. So, we’ve been able to reduce
what the pedestrian sees by a much greater volume. With that, 1’d like to introduce the world-
renowned Bernardo Fort Brescia to walk you through the site plan, and our entire team is here to

answer any questions that you may have. Thank you.

Mayor Valdes-Fauli: Wait. Could | make a comment? | would like to speak again on separating
the TDR issue from everything that we’re talking about here. | mean, TDRs, as you very well
pointed out, is a different issue that has nothing at all to do with the site plan, with what they’re
proposing, parking, no parking, the alley. I'd like to separate them and not get the TDR -- very
complicated issues -- confused with this very, very complicated proposal.

Commissioner Keon: 1 think -- | agree with you only because the discussion on the site plan is
truly a policy discussion, which should take place by itself in the context of the policies that are
being affected by this proposal. The TDRs are -- is existing legislation. It’s a matter of saying if

everything else works out for you, you know, yes, you can...

Mayor Valdes-Fauli: The TDR is also...

Commissioner Keon: Use these TDRs. It allows them to do, you know, what they’re doing as far
as the, you know, design and the massing and whatever else. But if on the policy issues, when we
have the discussion on the policy issues themselves and, you know, we make a decision, or we
give guidance with regard to the policy, if the site plan is not approved, the TDRs just go back to
the other thing.

Mayor Valdes-Fauli: They go back.

Commissioner Keon: It’s over. It’s a -- itisn’t -- it is -- they are different issues. And...
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Commissioner Mena: | think we all understand that.

Commissioner Keon: And that...

Vice Mayor Lago: Yeah, | know.

Commissioner Keon: Pardon me?

Commissioner Mena: | think we all understand that.

Commissioner Keon: But that’s why I’m saying if -- and | agree with the Mayor as far as...

Commissioner Mena: [I’ll let the cat...

Commissioner Keon: Vote on the TDRs...

Commissioner Mena: [I’ll let the cat out of the...

Commissioner Keon: And then have the discussion on the policy issues.

Commissioner Mena: I’ll let the cat out of the bag as far as I’'m concerned. I’ve got no problem

transferring the TDRs...

Commissioner Keon: Pardon me?

Commissioner Mena: Because it’s -- | have no problem with the transfer...

Commissioner Keon: Oh.
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Commissioner Mena: Of TDRs.

Commissioner Keon: Okay.

Commissioner Mena: Because it is going to be conditioned on the...

Commissioner Mena: Yeah, absolutely, yeah.

Commissioner Mena: But I’'m not sure I understand the reluctance to just see the presentation, see

what we’re talking about.

Mayor Valdes-Fauli: No, no. We’ll see the presentation, of course.

Commissioner Mena: Then we’ll see it on all of the above.

Vice Mayor Lago: Yeah. That’s...

Commissioner Keon: It does...

Vice Mayor Lago: To me, | don’t have an issue. | mean, we have a dedicated structure when it
comes to the agenda. We have a deadline, which now has been changed to make it even more
transparent that we have to have certain items by a certain date. Item F-14 was put on the agenda,
and it talks about the site plan, and it talks about certain policy decisions that we have to make
today, which are tied in with the TDRs. If we didn’t want to discuss that today, then why did we

put F-14 on the agenda?

Mayor Valdes-Fauli: No, that’s not -- that’s not so. I mean, I think the TDR is one thing. We’re
talking about TDRs on Biltmore Way, TDRs in other places.
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Vice Mayor Lago: I'd like...

Mayor Valdes-Fauli: And this -- the F-14 and this presentation, which is I’m looking forward to...

Vice Mayor Lago: I'd like...

Mayor Valdes-Fauli: Hearing it...

Vice Mayor Lago: | would like some...

Mayor Valdes-Fauli: And | have here 20 people who wish to speak on it.

Vice Mayor Lago: | would like some clarity from -- is my statement incorrect, Madam City
Attorney?

Commissioner Keon: Onthe TDR...

Mayor Valdes-Fauli: What?

Commissioner Keon: On the TDRs...

City Attorney Ramos: Because the TDRs...

Commissioner Keon: Or the site plan?

City Attorney Ramos: Are going to this particular site plan...

Vice Mayor Lago: Yes.
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City Attorney Ramos: It’s not out of the realm of normal for you to want to see what the site plan
looks like that it’s going to. That said, you could vote on it without seeing it. It’s really up to you,
but I...

Vice Mayor Lago: But it’s on the agenda.

City Attorney Ramos: But it is tied to this site plan.

Vice Mayor Lago: It’s on the agenda.

City Attorney Ramos: Both are on the agenda. The second one’s not for vote, but it is on the
agenda.

Commissioner Mena: We’re really making a mountain out of a molehill. I don’t understand why

we can’t just...

Commissioner Keon: | -- it’s not important, right.

Mayor Valdes-Fauli: Go ahead.

Commissioner Keon: Idon’t-- right. The policy issues are going to be the larger discussion. So,
I’d rather...

Commissioner Mena: Let’s talk about it.

Vice Mayor Lago: Yeah, I'm ready. I’'m ready.

Mayor Valdes-Fauli: Mr. -- yeah. Bernardo, please go ahead.
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Bernardo Fort Brescia: Good morning. I’'m Bernardo Fort Brescia. I’'m an architect with
Arquitectonica. I’m going to take you through the fundamentals of this project. Probably the first
item | show you is because this is how we start a project. This is how we analyze what we can do
on asite. And the site, if we use Med Level 2, we’re allowed to go to 97 feet. And we’re allowed
to have a 40-foot pedestal. We calculated that if we did the retail and we did a 40-foot pedestal,
we could fit one level of single cars and one level of stacked vehicles, and it would provide us with
parking to operate single-handedly and have a 40-foot pedestal with parking levels facing Miracle
Mile. And we chose a route. We chose to go to a 75-foot building with a recessed penthouse that
takes us to the 83, 5, under Med level one and not -- provide a 17-foot pedestal instead of the 40-
foot pedestal and remove cars from being -- creating a wall of parking garage facing Miracle Mile
and Ponce de Leon Boulevard, which we thought was the -- not only the appropriate, urbanistic
move, but also, a good, sustainable solution. In my practice, | live with this issue of how to deal
with parking, in many cities across the world and across the United States. In our sustainable
thinking today, what do people believe? Well, a building is not built for the next five years or for
the next 10 years. It’s for the next 50 years. Who knows, a hundred years. And where will
mobility be even in 20 years? And generally, we are requested to have the parking separated. And
generally, municipalities are building their own garages in independent structures to serve
buildings in urban pedestrian locations like Miracle Mile so that they do not pollute the ambience
of an urban street, in a pedestrian street with parking garages. And generally, those garages are
consolidated. We live in a shared -- in the world of a shared economy. We see shared workspace,
shared vehicles, shared land, in fact. And the logic is that garages are built as a separate structure
because some day they may be obsolete and they may be replaced by parks, by a solution to
housing, you know, in cities that have housing crises for other purposes that are more productive
than white elephants that may be embedded inside buildings and never be removed. And
accordingly, we chose -- in addition to that, we did think that the 40-foot pedestal was maybe a bit
too ominous on Miracle Mile. Needless to say, with the windows, that no matter how fake they
are, they’re not really living behind, but vehicles are. And we chose to take the second route that
you see here. You see here the pedestal is a one-story pedestal, then the building recedes instead

of continuing to the 40 feet. It actually carves into the middle a courtyard so that it looks like two
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flanking pilasters, very similar to the composition that you see in the Florida National Bank
building, now the Colonnade, or even in the podium pavilion at the Biltmore. With the symmetry
creating that open court that allows us to create some dining terraces overlooking Miracle Mile. It
is what we felt was a more urbanistically-responsible solution than providing, even with a Med
Level 2, a 97-foot building and a 40-foot pedestal and putting garages facing Miracle Mile. We
calculated the number of parking spaces. We laid it out, and we can fit. It’s 23,000 square feet.
I’ve dealt with sites that are tighter than that to fit a garage. But is it really responsible and
sustainable because | say for the future of architecture and urban design to put a garage on Miracle
Mile? I don’t think it is the right solution. And of course, that is my opinion. And those -- in
reality, I don’t think -- | think pedestrians should be favored and the atmosphere of a place should
be favored over what is currently becoming a temporary thinking to have cars dominate urban
design decisions. And therefore, here is the project that I’'m going to show you that is based on
this original analysis that led to the proposal that we have with a building that is lower, that has a
75 foot cornice line, behind which is a recessed roof terrace and element instead of a 97-foot
building and a 40-foot pedestal. And with this, I’'m going to take you through the plans and tell
you how the building is organized. First, I want to show you a roof view so that you understand
clearly what I’m referring to. This is Ponce de Leon Boulevard. This is Miracle Mile. This is the
alley to the south. And you can see here the line, the perimeter line that you see here with the
planter, that is the pedestal. And that pedestal is 17 feet high instead of 40. And it’s set back from
it, from the street following the ten-foot setback that the two pilasters begin, but not the building
as awhole, just those two sides. And likewise, following the rule along Ponce de Leon Boulevard,
the ten feet as well. And what you see in white here is the roof of that -- of the rooftop element
that is part of the penthouse, what we call -- that, technically, even under a Level 2, we could have
taken all the way to the edge, but we did not. And we kept that lower cornice line as part of the
composition. It is -- I'd like to show you and take you through all the levels and -- one by one.
And | should have pointed out in this presentation that, in fact, one of the features that we are
providing in our master plan voluntarily is a paseo. Currently, there’s a corridor that connects the
parking garages and the alley with Miracle Mile. It’s close to the corner, so it doesn’t exactly

improve things that much in terms of a shortcut. Because if the corridor is somewhere here, it’s
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almost at the corner. It might as well turn the corner, and it’s dark and dingy. Instead, we’re
providing closer to the center of the block, which is the intent of the paseo, to take a shortcut and
not have to go from the garages all the way around the block to reach the middle of the block.
Because as we know, Miracle Mile has very long blocks and the paseo offers that alternative to
take the shortcut and quickly get to Miracle Mile. The paseo that we’re providing is a true paseo.
It’s open to the sky, has natural light. It’s really like the word paseo says because “paseo” in
Spanish is not corridor, you know. It is not pasillo. It’s paseo, you know. And it is open to the
sky, and it takes you to a much better position geographically within Miracle Mile in order to
irrigate the shop fronts of Miracle Mile. So, and the last item | wanted to say is that what we are
proposing is to actually take the paving that wraps along Ponce into the paseo and into the alley
and enhance the alley into a more pleasant place. Not too far from here, this is the attempt that
Miami Beach is trying to do on Lincoln Lane, but even more so, the pioneers of this strategy, of
course, has been in Europe where they have the woonerfs that we all know in the Netherlands and
France that are -- that these narrow alleys have become really active places and really nice. But
San Francisco is probably the number one -- the pioneer in the United States where some of the
great little alleys around Union Square are now really pleasant places because, in fact, it’s not that
there’s no experience in the alley. If you come from the garage to Miracle Mile, you have to cross
the alley. So, in a way, the appearance of that alley is part of the experience of going to Miracle
Mile if you took a vehicle and you park yourself instead of arriving by Uber or taxi. So, that is
part of the planning part that we want, and we are doing that all around the block and bringing the
same paving pattern into the paseo so that it is inviting and that the paseo feels like it’s part of the
Miracle Mile experience. In fact, the Miracle Mile District -- this is not just a street. The street is
called Coral Way. Miracle Mile District includes the entire block. So, in fact, it should, like do
you propose to wrap around Ponce, and it should extend -- the theory and the aesthetic should
extend to the depth of the block, which is what the name Miracle Mile is all about. With this, I’11
take you through the layout on our ground floor that explains in more detail that paseo. A paseo
is expected to be 10 feet, but our paseo is 15 feet. It’s wider and it has glass from the retail so that
it is actually an animated paseo. We have a zone in the additional five feet where people can put

tables and it can be more of a café experience so that it is not just a passage that has no purpose
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and no life. We have included in the paseo benches, parking for bicycles, for scooters or other
means of transportation than the car. And we hope that, in fact, bikers have -- find this way a place
where to leave their bikes. Or that people who use scooters don’t leave them out in the main stream
of traffic, but they are in the paseo, where we have ample space because of the increase from 10
to 15 feet. Everything you see here in pink is our retail experience. And notice that we have not
interrupted Miracle Mile with the lobby of the hotel. In fact, we wanted to keep as much food and
beverage and retail coming down the street, the sidewalks of Miracle Mile and Coral Way. Itis -
- it was the intent to wrap it into the alley, turn the corner into Ponce. And we moved the hotel
lobby to Ponce de Leon Boulevard and along that alley, that enhanced alley. And the intent was
precisely not to interrupt. Of course, a Miracle Mile address for a hotel sounds probably a lot more
appealing or commercially viable. But in fact, we think that the real commercial viability and the
purpose of this mixed-use project is to make retail dominate the sidewalks of Coral Way, which
are the purpose and intent of the money you spent in renovating that whole street. Shows you here
in the back where we have our -- you wonder where our -- how we’re dealing with services? Well,
one of the a