DEPARTMENTAL INPUT
CONTRACT/PROJECT MEASURE ANALYSIS AND RECOMMENDATION

New M OTR ' SoleSource '~ Bid Waiver ©- Emergency  Previous Contract/Project No.
Contract RFIS3

Re-Bid i Other

LIVING WAGE APPLIES: No

Requisition No./Project No.: RQID1500063 TERM OF CONTRACT: Term (to be negotiated, no longer than 99 years)

Requisition /Project Title; RFP-00207 Frankie Shannon Rolle

Description: ~ Miami-Dade County is seeking proposals from experienced developers with a proven track record of
successfully completing a mixed-use development for the Frankie Shannon Rolle site. This property is located in the City of
Miami, County of Miami-Dade, Florida and is offered as-is, where-is without further contribution from the County.

Issuing Departinent: Miami-Dade Internal Services (Real Estate Division)

Estimated Cost: Revenue Generating Funding Source; N/A Revenue Generating: Yes

Contact Person: Tracey Jones Phone: 305-375-4803

ANALYSIS

Commodity Codes: 925-61

Check hereﬁ if this is a new contract/purchase with no previous history.

EXISTING

Contractor: N/A

Small Business Enterprise: | N/A

Contract Value: N/A.

Comments: RFIS3 was conducted in 2014 to find out what developers were interested in the Site and for what purpose
the land should be developed. It was determined that the land should be “mixed-use” which is what this RFP’s purpose
shall determine, whether that be office space with retail, etc. The term will be negotiated by the selected proposer. In this
instance, the County is not contributing any money in the project (no County funding is included as part of the solicitation),
Further, there is no way of estimating that value of the development project, as the County has no idea what will be
proposed, and/or what will eventually be built on the property.
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FRANKIE SHANNON ROLLE

Background

Miami-Dade County (“County”) through its Community Action and Human Services Department and
Internal Services Department have, for several years, actively engaged community residents and local
developers in identifying suitable sofutions to develop the Site. Last year, the County issued a Request for
Information (“RFI™), which solicited ideas for how the Site could be best developed in light of the current
economy, the needs for the area, the zoning, and how Coconut Grove has developed over the past several
years. The RFI yield several responses regarding the development of the Site, and what became apparent
from the responses is that the Site can be best developed by a mixed-use development, which will utilize
the Site’s prime [ocation on U.S. 1, in Coconut Grove.

The Site is located within the boundaries of the City of Miami
feet (based upon information from County records, not
Highway. The Site is an irregular shaped parcel which
north and west, S.W. 37" Avenue to the east, and Da
Metrorail right-of-way (entry leading to the overpass over U
property under consideration, and shall not be negatively impact;

.comprises approximately 91,838 square
urvey); The address is: 3750 South Dixie
ounded by U.S. 1 (South Dixie Highway) to the

Proposal Requirements

space set-aside, and to be utilized by the County, af no charge, for the Miami-Dade County’s Community
Actiont and Human Services Department, and/or a County program, or other approved program or service,
to be solely determined by the' which includes space that may be used as a district or satellite office
by the County Commissig
to Share Program, Cit]
Volunteer Income Tax A

Participation Program, Family Development, Voter Registration,
ity Development, Farm Share Food Distribution, and the district

The Site will be leased to the Selected
agreement is negotiable, and an amount;*
included in any Proposal.

oser under a long-term lease agreement. The rent for the lease
for the methodology for determining a rental amount, must be

The Selected Proposer will be solely responsible for securing all necessary construction and permanent
sources of financing, as well as any and all licenses and permits prior to and after construetion.

Should a Proposer elect to include in its Proposal a residential housing component, such component can be
market rate housing, or alternatively, should include a mixture of income eligibility requirements that
include a range of affordability (noticeably, there is no requirement for any residential housing on the Site,
and there is no pre-determined requirement that any number or percentage of the units must be set-aside for
a certain group or category of income eligibility). Further, the Project must be completed with an issued
Certificate of Use and Occupancy within four (4) years of the date of execution of the lease agreement
between the County and the Selected Proposer.

The Selected Proposer will be determined based on an evaluation of professional qualifications, feasibility
of the Proposal, experience in development of mixed-use projects, quality of design and proposed
construction, ability to finance its proposed project through completion, and the proposed Project
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completion date. Proposers are responsible for assembling a development team that includes the design,
construction, marketing and management of the project (“Development Team™).

Development Site (“Site”)

The Site being offered pursnant to this RFP comprises approximately 91,838 square feet (based upon
information from County records, not a survey). The County Folio Number is; 01-4120-013-0010. The
address is: 3750 South Dixie Highway. The Site is an irregular shaped parcel which is bounded by U.S. 1
(South Dixie Highway) to the north and west, S.W. 37" Avenue to the east, and Day Avenue to the south.
The property is improved with a 25, 838 square foot building. Also on the Site is a Miami-Dade Transit
Metrorail right-of-way (entry leading to the overpass over U.S. 1 to the Metrorail station), which is not part
of the property under consideration by this REP, and shall not be negat pacted by any selected
project.

Neighborhood Context

Coconut Grove
Cocomut Grove was established in 1873, the first mummpahty in Miami-Dai
incorporation of the City of Miami in 1896. Coconut Grove is an historic residential neigh
within the City of Miami. The neighborhood is located south of downtown Miami.
generally defined as the area southeast of South Dixie Highway (U.S. 1) to Biscayne Bay, and between the
Rickenbacker Causeway (which leads to Key Biscayne) and LeJeune Road (S.W. 42™ Avenue).

unty, pre-dating

Coconut Grove is characterized primarily by
with public facilities and vacant parcels. The
rise multi- family butldings. The neighborhood‘,

events Coconut Grove is also home to The Kampong, an 8 acre, tropical
tional Tropical Botanical Garden.,

include the Barnacle Historic State Park, a five acre state park located
the oldest house built in Miami-Dade County that is in its original
Gardens, a 180 acre garden estate which was previously the residence
o8 ‘Deering.  Public schools in the area include the following: Sunset
pral Gables Elementary (Coral Gables), G.W. Carver Elementary (Coral
le School (Coral Gables), and Coral Gables Senior High School (Coral

Elementary (Soutl;
Gables), Ponce de L.
Gables).

Neighborhood Access

Coconut Grove is accessible by the County’s Metrorail system, with train stops at S,W. 27 Avenue, and
S.W, 37" Avenue. Curently, the County’s transit system offers eight (8) bus routes that traverse
throughout Coconut Grove and the adjacent Coral Gables area, connecting it with adjacent neighborhoods
and the Metrorail system (Bus routes include 500, 249, 48, 42, 37,22, 27 and 6). Major vehicle access into
the neighborhood is off of South Dixie Highway (U.8. 1) and/or South Bayshore Drive, which runs parallel
to the Biscayne Bay. Please see Appendix ___ (Maps) for a map of the neighborhood and access points.
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South Dixie Highway is also known as U.S. Route 1 (“U1.5. 1), The daily fraffic count along U.8. 1, in
front of the Site, for 2013 was 85,717 automobiles per day (parenthetically the traffic County along
Douglas Road, for 2013, was 11,553 automobiles per day). U.S. 1 is a major north-south U.8. Highway
that serves the entire east coast of the United States. It runs over 2,000 miles from Key West, Florida, at its
southern most point, north to Fort Kent, Maine at the Canadian border. U.S. 1 generally parallels Interstate
95, and it comnects most of the major cities along the east coast of Florida, including Miami, Ft.
Lauderdale, West Palin Beach and north through to Jacksonville, Outside of Florida, U.S. 1 runs through
Waycross, Georgia, Columbia, South Carolina; Raleigh, North Carolina; Richmond, Virginia; Baltimore,
Maryland; Washington, D.C.; Philadelphia, Pennsylvania; Trenton, New Jersey; New York, New York;
New Haven, Connecticut; Boston, Massachusetts; and Fort Kent, Maine.

Interstate 95 (I-95) begins at U.S. 1, just south of downtown Miami, and approximately three (3} miles
from the Site. From U.S. 1, I-95 continues north along the Atlantic coast of Florida, passing through or
near various cities including Miami, Ft. Lauderdale, Boca Raton, Palm Beach, Melbourne, Daytona Beach
and into Jacksonville, before entering into Georgia. 1-95 is the longest north-south interstate highway in
the nation, passing through fifteen (15) different states and the ict of Columbia.

Demographics
Cocomnt Grove is located within the boundary of the
approximately 419,777. Based upon the U.S. Census Bu
one-half (%) of a mile from the Site is 6,601; and within one
household income within one-half (14) of a mile from the Site
Site is $48,292. Also, the total number of households within one-
and within one (1) mile of the Site is 10,179. The percentage of owne
Grove is fifty (50%) percent and above.

mi, which has a total population of
i5°2010, the fotal population within
ile of the Site is 23,907. The median
10,199; and within one (1) mile of the
of a mile from the Site is 2,596,
ied housing units in Coconut

Development Program

The Site must be devel
general public on the gf
for use by the County,
requirement as to the exact 1o
acceptable). The Selected Propo:
be set-aside for the County. Th
other use permitted by the zoning for

use project (for example, an office building, with also retail for the
with an area consisting of 12,500 square feet set-aside in the building
v1ousI.‘ descrlbed in this RFP, however, there is no stipulaied or stated

% inside of the project (any floor within the project is
d to build-out the 12,500 square foot area that will
ercial component can include office, institutional, retail, or any
1ty, and in accordance with this RFP.

Community Involvement and Resources
During the past several years, the County has been actively engaging community residents, elected
officials, and local developers to formulate a strategic plan and use for the Site. Last year, the County
issued a Request for Interest (RFI) in an effort to secure information from various local developers, to
determine the level of interest and feasibility of developing the Site. As previously mentioned, the
development of the Site with a mixed-use project has been determined as the best use of the Site, and is
important as it will provide various uses that are essential to the local community, and the surrounding area.
For example, an office building, with retail businesses on the ground floor will accommodate many
constituencies in the community, and the surrounding area.

Further, it is worthwhile to mention that the commercial component of the mixed-use project represents the
greatest area of challenge and creativity, considering that the Proposal must take into consideration the
12,500 square feet of space set-aside for County use (note, that there is no requirement that all of the
12,500 square feet must be contiguous), For commercial usage, the Site provides a unique opporfunity for
the Selected Proposer to take advantage of having frontage on South Dixie Highway (U.8. 1), a road, as
mentioned above, with a daily traffic count of approximately 85,717 vehicles. With a pedesirian sky bridge
leading to and from the Metrorail station located across South Dixie Highway (into the City of Coral
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Gables) to the Site, the Site offers the Selected Proposer with a matchless opportunity of both a sizeable
number of vehicular and pedestrian traffic to make exceptional use of the Site for many different purposes.

The Selected Proposer should consider contacting various local agencies to determine the specific interests
and desires of the Coconut Grove community.

Some community resources include the following:

s Coconut Grove Business Improvement Committee (BIC)
3390 Mary Street, Suite 130, Coconut Grove, FL 33133
Tele: (305) 461-5506 Website: CoconutGrove.com

s  Coconut Grove Chamber of Commerce
2889 McFarlane Road, Coconut Grove, FL 33133
Tele: (305) 444-7270 Website: coconutgrovechamber.com

s  Greater Miami Convention & Visitors Bureau
701 Brickell Avenue, Suite 2700, Miami, FL 331
Tele: (305) 539-3000 Website: www.miamiandbe

In addition, currently, there are approximately nine (%) differ
Coconut Grove. In alphabetical order they are the following: C
Grove; Grove Isle; Hampton Inn Coconut Grove; Mayfair Hotel
Marriott; Ritz-Carlton Coconut Grove; Sonesta Bayfront Hotel Cocon

Parking and Open Space
Parking and open space for all use must comply w1th the Clty of Miami Zoning Code (Miami 21), along
with the Florida Building Cods:

DPesign Guidelines

" sustainable or “green building standards” will be discussed
uring lease negotiations.

construction. Additional information re
and negotiated with the Selected Proposer

Further, as part of its development project, the Selected Proposer will be required to comply with the
County’s Art in Public Places requirements. The requirements can be reviewed in the County’s Ordinance
regarding Art in Public Places (see Section 2-11.15, of the Code of Miami-Dade County).

The proposed project must be visually appealing and welcoming to the entire community. It cannot be
offensive or provide elements that can be determined to be obscene, amoying, degrading, distasteful,
hideous, unpleasant, or hateful. The architectural design features must be a priority and include, but are not
limited to the following: 1.} pedestrian safety, with sufficient lighting and open space; 2.) clear and distinct
entrances and egress; 3.) residential units, if any, must be sensitive to the fraffic on South Dixie Highway
(U.8. 1); and 4.) modern architectural creativity that enhances the neighborhood.

Zoning
The property is located within the boundaries of the City of Miami and, therefore, is subject to the
development restrictions imposed and enforced by the City of Miami. According to the City of Miami’s
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Zoning Code, the property straddles two different types of zoned areas. A portion of the property is zoned
T6-8-0 (Urban Core Zone), and the other portion is zoned T4-O (General Urban Zone). In addition, there
is a zoning overlay which subjects the property to certain additional limitations and restrictions, The
zoning overlay is NCD-2, known as the Village West Island and Charles Avenue Neighborhood
Conservation District. Further, there are certain City of Miami landscaping requirements that the Proposers
must take into consideration while planning any development project. Such landscaping requirements can
be found by visiting the City of Miami website (www.Miami21.org). In addition, according to the City of
Miami, the Miami Comprehensive Neighborhood Plan (MCNP) represents a guide for existing and firture
development, which MCNP consists of a certain standards and a land use pattéen that must be adhered to,
g the goals, objectives, and
n order to develop a proposed
ated on the City of Miami
£, All of the foregoing
not be relied upon by

unless changed by the approval of the City of Miami, Information re
policies of the MCNP, including determining if any changes are necessa
development project, can be found by reviewing the MCNP Volume:1"gnidé,
website (hitp://www.miamigov.com/planning/docs/plans/MCNP_Jantiary2013.
information is provided for convenience and informational purposes oﬁiy and shouk
Proposers. It is recommmended that Proposers visit the City of Miami website for Information
(www.MiamiGis.com), and/or contact the City of Miami Zoning Department to
development restrictions for this property. Copies of the City of Miami zening information for F6-8-O
(Urban Core Zone); T4-O (General Urban Zone); and NCD-2 (Village West Island and Charles Avenue

Neighborhood Conservation District) are inch

d in Appendices - .

f Miami Zoning Department in determining

Further, it is recommended that Proposers conts

part of the Proposal. However, it must be clearly
project is not in conformance with the currently zonin

Land Ownership, and Land Use

Fee simple title ownership of the Site shall remain in the name of the County. The Site will be leased to the
Selected Proposer under a long-term lease agreement (the term is negotiable). The County is amenable to
having the leasehold interest collateralized by a mortgage that is for a project on the Site.

Environmental

An Environmental Status Review for the Site was completed on March 12, 2009, by Miami-Dade County’s
Department of Environmental Resources Management (“DERM™), now Regulatory and Economic
Resources Department. Proposers are encouraged to review the Environmental Status Review, which is




This document is a draft of a future solicitation and is subject to
change without noftice.

This is not an advertisement.
Miami-Dade County, Florida RFP No. 00207
attached to this R¥P, as Appendix __ (Environmental Status Review). The attached Environmental
Status Review, including any and findings and conclusions are for preliminary review only and are not
intended to substitute for the Selected Proposer performing its on environmental review and/or testing on
the Site, and therefore may not be relied upon for any purpose.

The County will work with the Selected Proposer to prepare any additional environmental assessments
and/or studies. The County will assist in the preparation and review of such assessments and/or studies;
however, the Selected Proposer will be solely and fully responsible for providing any and all information
and paying the cost of any and all studies and analyses required for completion of any such assessments
and/or studies. The Selected Proposer will be solely responsible for any environmental remediation of the
Site, if required. The County does not make or offer any representation or warranty, whatsoever, regarding
the condition of the Site or its sustainability for the uses contemplated by this RFP.

Obligations of the Selected Proposer

The Selected Proposer will be required to perform the followin

1, The project/building must be named for “Franki fhaimon Rolle” (a person).

hnical, and construction entities
rofit operator, if applicable, marketing
, construct, and sell and/or lease the
gement of the Site after the Praoject

2. Assemble a Development Team including
(i.e., lead architect, general confractor, engineer, legal counsel
agent, and managing agent). The Development Team wilt de
project. The Selected Proposer will be responsible for the ongoin
is completed.

s

3. Prepare a complete set of schematic site plans, floor plans, gnd elevations that include any
modifications to the original plans included in the Proposal in response to this RFP, as agreed upon by the
County, and the Selected , and submit them for approval to the County (specifically the
Community Action and Department) and to the City of Miami.

te plans, floor plans, elevations, landscaping, samples of exterior
and submit them to the County (spemﬂcally the Community
nd approval.

5. Fund and undertake any environmental review, soil testing, and/or remediation on the Site.

6. Properly demolish the existing ure(s) on the Site, and remove the debris to an appropriate
landfill or other approved waste disposal focation.

7. Provide an equity contribution and any guarantees as required by the construction lender, secure
construction financing, and meet any other terms and conditions required by the lease agreement between
the County and the Selected Proposer, and all construction and permanent lenders.

8. Pay any and all taxes associated with the development of the Site, and all recording fees and taxes
associated with filing a lease memorandum and project financing. Also after completion, pay any other
taxes that may be associated with the Project and/or the Site.

9. Should the Selected Proposer elect to sell condominium interests on the Site, the Selected
Proposer shall be responsible for creating and filing any condominium documents.

10. Market any and all commercial and/or residential units in accordance with the requirements and
policy as stated in the Selected Proposer’s market guidelines, as approved by the County.
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11. Submit upon the commencement of construction, and continuing until completion of construction
(ongoing), on a quarterly basis, status reports to the County regarding the project’s construction, financing,
marketing, sales/leasing, and management,

12. Work with the Coconut Grove community to help improve and revitalize the neighborhood.

13. The Selected Proposer will be required to pay rent to the County for the use of the Site.

Leasing and Rental Rate

I The Site will be leased in accordance with the term of years as agreed to between the County and
the Selected Proposer, but in no instance longer than ninety-nine (99} years, and the Site will be leased in
its “as-is” “where-is” condition, including without limitation, all environmental conditions and hazards.
The lease agreement will contain requirements to ensure that the Selected Proposer develops the Site in
accordance with the plans and specifications reviewed and approved by the County, and that the
development of the project moves forward at a reasonable pac

fit for the ground lease that it desires to pay to
6:be paid as rent after construction of
odology as to how the rental rate
the/revenue).

2. Each Proposer shall clearly state the amount o
the County, both during the period of construction, angd
the project is completed. Alternatively, Proposers cal
for the lease agreement will be determined (such as percentage

¢ the various County agencies, along
ite, to a separate location during

3. The Selected Proposer may be required to temporarily relo
with their programs, and other programs, which currently operate on @
the period of construction,

Financing

Tt is the sole responsibili
financing from the lend ntities in amounts consistent with the Proposal. At this point in
contributing any funding toward any project on the Site. The

combmatlon of Ienders for constructlon and/or permanent

Proposer wi : br erm sheet-and a letter of intent (or a commitment letter) from a
lender i i illingng I amount necessary for construction financing of the Project within

e use of subsidy sources from the County. Such Proposals must comply
grams that are wtilized. Any such Proposals will be evaluated, in part,
based upon the efficieg roposed financing plans. However, absent the receipt of a subsidy from the
County, depending upon the type and amount of such subsidy, the Selected Proposer may still be requlred
to complete the proposed project in a timely manner.

Selected Proposer,
with all terms of

Real Property Taxes and Charges

As County-owned property, the Site is currently not subject to real estate taxes. However, such tax
exemption may not be available during or after completion of any development project by the Selected
Proposer, It is the responsibility of the Selected Proposer, in conjunction with its legal counsel, to
determine any and all tax consequences which may arise due to the Selected Proposer developing the
project on County-owned land. The County makes no representations or warranties as to the continued
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availability of any exemption or tax benefit, or to the Selected Proposer’s ability to receive any such
exemption or benefit.




