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SUBJECT: PB24-0731, Lincoln Road West Residential Use Incentives — LDR Amendment.

PB25-0737, Lincoln Road West Residential Use Incentives — Comprehensive Plan
Amendment.

RECOMMENDATION
Transmit the proposed ordinances amending the Land Development Regulations of the City Code
(LDRs) and Comprehensive Plan to the City Commission with a favorable recommendation.

BACKGROUND

On June 26, 2024, at the request of Commissioner David Suarez, the City Commission referred a
proposal to create residential use incentives on Lincon Road (C4 AB) to the Land Use and Sustainability
Committee (LUSC) and the Planning Board. On September 5, 2024, the LUSC took the following action:

1. Discussed and continued the item to a future LUSC meeting.

2. A special meeting of the LUSC was scheduled for September 24, 2024, to discuss all related
legislation involving FAR incentives for non-transient residential uses.

3. Direction was given to amend the applicable FAR incentive ordinances to include a provision for
a 6/7 vote to reverse required covenants pertaining to non-transient residential uses.

The September 24, 2024, LUSC meeting was postponed and moved to a special meeting of the LUSC
on November 5, 2024. On November 5, 2024, the LUSC discussed the item, and recommended that
the Planning Board approve the proposed ordinances, including the removal of the maximum unit size
requirement. The LUSC also made the following recommendations to the Planning Board:

1. The Planning Board discuss and provide a recommendation regarding the potential of including
a lesser as of right FAR and the remainder of the allowable FAR to be purchased by private
property owners as part of a Transfer of Development Rights (TDR) program.

2. Discuss and provide a recommendation regarding the potential inclusion of an attainable
housing requirement for a certain percentage of the increased floor area.

On March 4, 2025, the Planning Board reviewed the proposed ordinances and continued each to the
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May 6, 2025 meeting. On May 6, 2025, the Planning Board continued the proposed ordinances to the
December 9, 2025 meeting. On December 9, 2025, the Planning Board continued the proposed
ordinances to the February 3, 2026 meeting, at the request of the sponsor.

On February 3, 2026 the ordinances were continued to March 10, 2026 Planning Board meeting, at the
request of the sponsor, in order for the boundaries of the non-transient residential incentive area to be
expanded. This expansion of the boundaries required a new public notice and preliminary review.

On March 10, 2026 the Planning Board reviewed the proposed ordinances and continued each to the
April 7, 2026 meeting. On March 24, 2026, a public workshop was held after the first review of the
Planning Board and additional input was received from the participants.

PLANNING BOARD AND CITY COMMISSION REVIEW REQUIREMENTS
The application submitted herein is in accordance with Section 7.1.10.2(a) of the LDRs, which requires
the following 3-step process, prior to the review by the City Commission:

a. Step One - Planning Board Preliminary Review.

The Planning Board, at a duly noticed public hearing, shall perform an initial review of the
proposed ordinance. Notice of the Planning Board preliminary review hearing shall be given in
accordance with the applicable provisions in Chapter 2, Article IV of the Land Development
Regulations. If the proposed ordinance involves less than ten (10) contiguous acres, the notice
requirements for the preliminary Planning Board review shall also include a minimum 30-day
mail notice for all properties within 375 feet of the properties subject to the proposed floor area
or FAR increase, and a 30-day published notice.

Prior to the Planning Board’s preliminary review stage, the Administration, either internally or
with the assistance of an outside consultant, will perform an impact analysis of the proposed
FAR increase; and such impact analysis shall include, but not be limited to, the following:

1. Calculation of the actual square footage increase for affected properties such as, for
example, the maximum allowable square footage for residential, office, retail, hotel or
other uses resulting from the FAR increase.

2. An infrastructure analysis regarding potential impacts on traffic/mobility, parking, water,
sewer, resiliency, parks and open space, as well as any other area of concern identified
by the City Commission or the Administration.

3. Massing studies, which illustrate the volume and location of the area associated with the
proposed increase in FAR.

For private applications, the applicant shall be required to provide all data and exhibits related
to the above noted impact analysis as part of the application submission. The findings of this
impact analysis shall be presented to the Planning Board at the preliminary review stage.

b. Step Two — Community Outreach Meeting:
Subsequent to the Planning Board’s preliminary review meeting, the City shall facilitate a public
meeting for all affected stakeholders, in order to solicit additional input and feedback, as well as
for City staff to address any outstanding issues or questions. A reasonable effort shall be made
to ensure that such public meeting is held no later than 45 days from the date of the preliminary
review by the Planning Board. Courtesy notice of the meeting shall be given by the applicable
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City department, in coordination with the Planning Department, in a manner consistent with the
City’s courtesy notices for other community meetings, workshops, or presentations.

c. Step Three — Planning Board Transmittal:
At a second duly noticed public hearing, which is separate and apart from the preliminary review
hearing, the Planning Board shall consider and transmit the proposed ordinance to the City
Commission with a recommendation. Notice of this transmittal hearing shall be given in
accordance with the applicable provisions in Chapter 2, Article IV of the Land Development
Regulations.

After transmittal to the City Commission, the review requires a similar 3-step process:

a. Step One - First Reading Public Hearing:
After transmittal of the ordinance by the planning board, the City Commission shall hold a first
reading public hearing. Notice of the first reading shall be given in accordance with the applicable
provisions in Chapter 2, Article IV of the Land Development Regulations. If the proposed
ordinance involves less than ten (10) contiguous acres, the notice requirements for first reading
shall also include a minimum 30-day mail notice for all properties within 375 feet of the properties
subject to the proposed floor area or FAR increase, and a 30-day published notice.

b. Step Two — Community Workshop:

Subsequent to the approval of the ordinance at first reading, and prior to second reading, at
least one additional community workshop, which is separate and apart from the first reading
public hearing, shall be held. This additional community workshop shall be considered a
courtesy meeting, and open to participation by all affected stakeholders, including residents,
property owners, or businesses in the surrounding area that may be affected by the proposed
floor area or FAR increase, as determined by the City Commission. Such community workshops
may be held in a virtual, in-person or hybrid formats, at the discretion of the City Commission,
and shall be noticed in a manner to be determined by the City Commission.

c. Step Three — Second Reading / Adoption Public Hearing:
After the community workshop described above, the City Commission shall hold a second
reading public hearing to consider final adoption of the proposed ordinance. Notice of the second
reading shall be given in accordance with the applicable provisions in Chapter 2, Article IV of
the Land Development Regulations.

REVIEW CRITERIA
Pursuant to Section 2.4.2 of the Resiliency Code, in reviewing a request for an amendment to these
land development regulations (LDRs), the board shall consider the following when applicable:

1. Whether the proposed change is consistent and compatible with the comprehensive plan and any
applicable neighborhood or redevelopment plans.
Consistent
The proposed LDR amendment is consistent with the goals, objectives, and policies of the
Comprehensive Plan, as proposed to be amended.

2. Whether the proposed change would create an isolated district unrelated to adjacent or nearby
districts.
Consistent
The proposed amendment does not create an isolated district.
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10.

11.

Whether the change suggested is out of scale with the needs of the neighborhood or the city.
Consistent

The proposed ordinance amendment does allow for an increase in the scale of development
for residential uses. The benefits to the neighborhood would outweigh the potential modest
impacts of the additional height and intensity.

Whether the proposed change would tax the existing load on public facilities and infrastructure.
Partially Consistent

The proposed amendment could result in development that increases the load on public
facilities and infrastructure due to the proposed change in floor area ratio (FAR). It is
expected that the ordinance would result in a reduction in traffic as more people would be
able to live and work in the City, as opposed to commuting.

Whether existing district boundaries are illogically drawn in relation to existing conditions on the
property proposed for change.

Satisfied

The boundaries of the overlay district are not illogically drawn.

Whether changed or changing conditions make the passage of the proposed change necessary.
Consistent

The loss of permanent residents and the desire to incentivize residential development makes
passage of the proposed change necessary.

Whether the proposed change will adversely influence living conditions in the neighborhood.
Consistent

The proposed ordinance amendment should not adversely affect living conditions in the
neighborhood.

Whether the proposed change will create or excessively increase traffic congestion beyond the
levels of service as set forth in the comprehensive plan or otherwise affect public safety.

Partially Consistent

The proposed change could allow for development that generates additional traffic from
what is currently permitted, as the FAR is being increased. However, given that the City has
seen a major increase in traffic due to workers commuting to job centers within the City from
suburbs in single occupancy vehicles, the amendment has the potential to reduce traffic by
allowing more residents to live in close proximity to their place of employment, as well as
utilize alternative modes of transportation.

Whether the proposed change will seriously reduce light and air to adjacent areas.
Partially Consistent
The proposed change should not reduce light and air to adjacent areas.

Whether the proposed change will adversely affect property values in the adjacent area.
Consistent
The proposed change should not adversely affect property values in the adjacent areas.

Whether the proposed change will be a deterrent to the improvement or development of adjacent
property in accordance with existing regulations.
Consistent
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The proposed change will not be a deterrent to the improvement or development of adjacent
properties.

12. Whether there are substantial reasons why the property cannot be used in accordance with existing
zoning.
Partially Consistent
While the property can be used in accordance with existing zoning, the proposed
amendments will incentivize more residential units.

13. Whether it is impossible to find other adequate sites in the city for the proposed use in a district
already permitting such use.
Not Applicable

COMPLIANCE WITH SEA LEVEL RISE AND RESILIENCY REVIEW CRITERIA
Section 7.1.2.4 of the LDRs establishes the following review criteria when considering ordinances,
adopting resolutions, or making recommendations:

1. Whether the proposal affects an area that is vulnerable to the impacts of sea level rise, pursuant to
adopted projections.
Consistent
The proposal does affect areas that are vulnerable to the impacts of sea level rise in the long
term.

2. Whether the proposal will increase the resiliency of the City with respect to sea level rise.
Consistent
The proposal will increase the resiliency of the City with respect to sea level rise with new
development that will comply with the City’s resiliency requirements.

3. Whether the proposal is compatible with the City’s sea level rise mitigation and resiliency efforts.
Consistent
The proposal is compatible with the City’s sea level rise mitigation and resiliency efforts.
ANALYSIS
The proposed amendments to the LDRs and the Comprehensive Plan create tangible incentives for

non-transient residential uses for properties between Lincoln Lane South and the south side of 17™
Street, from West Avenue to Drexel Avenue. All such incentives would be predicated on the following:

o All existing transient uses shall be fully vacated and prohibited (with the exception of Area 1b).
¢ Only non-transient residential units would be permitted above the first floor.

e A minimum micro-mobility component within the interior of the structure, accessible by all
residential units.

Note: The previous requirement for a maximum unit size of 1,200 square feet was removed as part of
the November 5, 2024 LUSC discussion.

The following is a summary of the draft incentives proposed for each of the four (4) areas identified:
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Area 1a—17th Street Properties located between 17th Street and Lincoln Lane North, from Lenox
Court to Meridian Court:

1. The maximum FAR may be increased from 2.25 to 3.0 for lots less than 45,000 square feet and
from 2.75 to 3.5 for lots greater than 45,000 square feet.

2. The maximum building height may be increased up to 150 feet for all lots. Currently, lots fronting
17th Street have a maximum building height of 80 feet and all other lots have a maximum height
of 75 feet. The increased height would be subject to the following:

e Off-street parking shall be prohibited.

e The micro-mobility station shall constitute not less than 50% of the ground floor area of
the structure.

e The project shall exceed minimum micro-mobility requirements, as well as participate in
a public micro-mobility network.

Area 1b — Alton Road Properties located between 17th Street and Lincoln Road/Lincoln Lane
North, from West Avenue to Alton Road/Lenox Court:

1. The maximum FAR may be increased from 2.0 to 3.0 for lots less than 45,000 square feet and
from 2.0 to 3.5 for lots greater than 45,000 square feet.

2. The maximum building height may be increased from 65 feet to 150 feet, subject to the following:

o Off-street parking spaces, if provided, shall not exceed 20% of the number of off-street
parking spaces required under parking tier 1.

e The micro-mobility station shall constitute not less than 40% of the ground floor area of
the structure.

e The property shall be part of a micro mobility network which is accessible to the general



Planning Board
PB24-0731 & PB25-0737 — Lincoln Road West Residential Incentives — LDR and Comp Plan Amendments
April 7, 2026 Page 7 of 16

public. At a minimum, this shall include a public sharing program for no less than 20
micro-mobility devices located within the confines of the property.

3. Existing short-term rental uses within Area 1b may remain; only portions of a property slated for
new construction shall be required to vacate any and all existing approvals for the short-term
rental of any apartment units.

Area 2 — Lincoln Road North Properties with a lot line on the north side of Lincoln Road, from
Alton Road to Drexel Avenue:

1. The maximum FAR may be increased from 2.5 to 3.0.
2. The maximum building height may be increased from 50 feet to 100 feet, subject to the following:

o Off-street parking shall be prohibited.

e The micro-mobility station shall be located within the structure.

e The project shall participate in a public micro-mobility network.

o Portions of new construction including additions to existing buildings, located above 50
feet in height, shall be setback a minimum of 50 feet from Lincoln Road and 25 feet from
any adjacent side street. [Note: A provision for an HPB waiver of the setback
requirements has been included]

3. Multistory rooftop additions above a contributing building may be permitted at the discretion of
the Historic Preservation Board The following is a summary of the key provisions associated

with the proposed incentives:

Area 3 — Lincoln Road South Properties with a lot line on the south side of Lincoln Road, from
Alton Road to Drexel Avenue:

1. The maximum FAR may be increased from 2.5 to 2.75.
2. The maximum building height may be increased from 50 feet to 75 feet, subject to the following:
o Off-street parking shall be prohibited.
e The micro-mobility station shall be located within the structure.
o The project shall participate in a public micro-mobility network.
e Portions of new construction including additions to existing buildings, located above 50 feet
in height, shall be setback a minimum of 50 feet from Lincoln Road, 20 feet from Lincoln
Lane South and 25 feet from any adjacent side street. [Note: A provision for an HPB

waiver of the setback requirements has been included.]

3. Multistory rooftop additions may be permitted above a contributing building at the discretion of
the Historic Preservation Board.
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Additionally, the following would apply to all eligible developments located in Areas 1a, 1b, 2 & 3 above:

o Parking Tiers 1, 2, & 3a would be amended to eliminate the minimum off-street parking
requirement for non-transient, residential projects.

e The interior portions of a project dedicated to micro-mobility shall be exempt from the definition
of floor area.

¢ Required mobility fees may be waived for projects that have obtained a full building permit by
September 1, 2032.

e A provision for a 6/7 vote to reverse required covenants pertaining to non-transient residential
uses.

To address the potential scale and height issues associated with taller structures, particularly as it may
be perceived from Lincoln Road, the ordinance includes minimum setbacks from Lincoln Road and from
side streets for any portion of a building above 50 feet in height. This would ensure that any future
addition to a building above 50 feet in height would not overwhelm the Lincoln Road streetscape. To
account for unique circumstances where reduced setbacks may be appropriate, a provision allowing
the Historic Preservation Board or the Design Review Board, as applicable, to waive up to 50% of the
required setback from Lincoln Road has been included.

The ordinance would also allow for multistory rooftop additions to be constructed above a contributing
building. Currently, a rooftop addition to a contributing building, whether attached or detached, is limited
to one story. This proposal would allow for multiple levels to be over an existing contributing building
without the requirement that the building be demolished and reconstructed as a ground up addition,
encouraging the retention and restoration of contributing buildings.

Finally, the ordinance removes the current height incentives for hotel projects on Lincoln Road between
Pennsylvania Avenue and Lenox Avenue, as well as the FAR incentive for hotels on lots less than
45,000 square feet, located west of Drexel Avenue in the Architectural District.

INFRASTRUCTURE IMPACTS

Per section 7.1.10.3 of the LDRs, prior to the Planning Board Preliminary Review, the Administration
will perform an impact analysis of the proposed FAR increase that shall include but not be limited to,
the following:

1. Calculation of the actual square footage increase for affected properties such as, for example,
the maximum allowable square footage for residential, office, retail, hotel or other uses resulting
from the FAR increase.

2. An infrastructure analysis regarding potential impacts on traffic/mobility, parking, water, sewer,
resiliency, parks and open space, as well as any other area of concern identified by the City
Commission or the Administration.

3. Massing studies, which illustrate the volume and location of the area associated with the
proposed increase in FAR.

The proposed FAR increases are intended to incentivize the replacement of transient uses as well as
the development of new residential units to serve permanent residents along Lincoln Road, west of
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Drexel Avenue and east of West Avenue. The proposed amendment also increases the maximum
residential density, from 150 units per acre to 175 units per acre in areas 1a, 2 & 3 and from 100 units
per acre to 150 unit per acre in area 1b. The analysis is based on not being able to achieve the maximum
density given the current FAR limits. The analysis assumes that 0.5 of the allowable FAR will be for
ground floor commercial uses, that 15% of the FAR is for back of house uses, and that the number of
units is maximized with the remaining FAR up to the allowable density.

Given that this amendment is not being proposed because of specific development proposals, it is
difficult to predict the exact impacts of the FAR increase. For the purposes of this analysis, the difference
in the maximum number of units that could be achieved for the affected area was compared to the
maximum number of units that can be achieved if the proposed amendment is adopted. The impacts to
infrastructure due to the potential increase was then quantified with the assumption that there are 2.5
people per residential unit. The attached Concurrency Analysis provides detailed information for each
of the affected areas and is summarized hereto:

Summary of Impacts:

Potential increase of 1,035 residential units;

Potential population increase of 2,643 people;

Potential increase of 665 peak hour vehicle trips;

Potential increase of 412,230 gallons of potable water consumption per day;
Potential increase of 369,950 gallons of sanitary sewer transmission per day; and
Potential increase of 3,370 tons of solid waste collection per year.

The ftraffic impacts are analyzed utilizing data and assumptions from the Florida Department of
Transportation (FDOT) Traffic Information tool. While an increase in peak hour vehicle trips is expected,
the level of service should not be severely impacted. These impacts could potentially be offset by
providing housing for the City’s workforce, minimizing the need for long distance commuting and
encouraging alternative modes of transportation.

Additionally, the standard Institute of Traffic Engineers (ITE) rate was used for the analysis, including
reductions of 15% for transit use and 10% for mixed-use projects. However, there are no current rate
reductions or rate ratios identified by ITE for residential projects that provide reduced off-street parking
on site, or no off-street parking. Since these incentives are intended for users that either do not have a
vehicle or can store their vehicle remotely and use micromobility for daily commutes, the Administration
is researching additional trip reduction formulas that take into consideration reduced off-street parking.

Finally, projects will be required to pay mobility fees, if applicable, which can be used to make
improvements to the transportation network.

With regard to parks levels of service, there is a deficiency in basketball courts and tennis/pickleball
courts. As more units are built, there would potentially be a deficiency in activity buildings for multiple
uses. As a result of these deficiencies, each development will be required to pay a proportionate fair-
share mitigation fee to assist the City in providing these facilities, if they are not built prior. Alternatively,
a developer could provide the necessary facilities. The level of service for recreation and open space
acreage would continue to be met.

With regard to potable water consumption, on January 20, 2022, the City Commission adopted the City
of Miami Beach 10-year Water Supply Facilities Work Plan and related amendments to the
Comprehensive Plan. This plan was created with coordination with the South Florida Water
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Management District and Miami-Dade County Water and Sewer Department. The plan projects that
water will be available for projected population increases. The population increases projected in the
plan and water demand projections are below:

Table 3: Population Projections

2015 2016 2020 2025 2030 2035 2040
| Total 92,472 93,490 97,563 102,654 107,745 112,836 117,927
Source: 2015 TAZ Population Projections Update, County draft 2020 WSP

Table 4: City Water Demand Projections

2020 2025 2030 2035 2040 2045

Projected Population
-~ Total residential + 196,486 211,913 224,180 236,636 249,294 262,172
transient
Populations
Equivalents Served
Water Demand
(MGD) - Total
(Annual Average
Demand)

158,885 - | 171,760 181,474 191,377 201,483 211,809

247 26.7 - 282 298 - 314 33.0

Source: CMB 2019 Water Master Plan

Per the most recent US Census, the City’s population is below the projections utilized for the water
supply plan. Therefore, it can be estimated that there is sufficient water supply to accommodate the
potential increase in residents that may be generated from the proposed amendment.

Regarding the impacts to potable water and sanitary sewer transmission infrastructure, it is likely that
upgrades will be needed in proximity to future development sites. The specific upgrades are determined
on a case-by-case basis as new developments are proposed due to the significant amount development
details that are required to make these determinations. The Public Works Department is currently
studying the water and sewer systems throughout the City.

Regarding solid waste collection, as the proposal would result in new multifamily developments, the
solid waste collection would be handled by private providers. It would be the responsibility of each
development to coordinate with the private provider and to ensure that the project’s needs are met.

MASSING STUDIES

In accordance with Section 7.1.10.3(a)(3) of the Land Development Regulations, massing studies,
prepared by the Planning Department, are attached. These studies include views along Lincoln Road
on both the north and south sides showing potential development at a maximum height of 100 feet and
75 feet and 100 feet, as well as FAR options up to 3.0 and 2.75, respectively. The following properties
were used for this study:

e 825 Lincoln Road (north side)

e 730-734 Lincoln Road (south side)
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NOTE: No development projects have been submitted for these sites, and they were used solely to
illustrate the potential impact of the increase in building height and intensity, as proposed in the draft
ordinances.

COMPREHENSIVE PLAN AMENDMENT AND REVIEW PROCESS

The proposal requires an amendment to the Comprehensive Plan for the proposed increases in
intensity and density. Under Section 163.3184(2), Florida Statutes, this amendment shall follow the
expedited state review process for adoption of comprehensive plan amendments.

This process requires a public hearing by the local planning agency (Planning Board), a public
transmittal hearing before the City Commission, after which the amendment must be transmitted to
several state agencies for a 30-day review period, and a final adoption public hearing before the City
Commission. The amendment is effective 31 days after it is adopted if there are no appeals.

PUBLIC OUTREACH SUMMARY

Following the Planning Board’s preliminary review on March10, 2026, a public meeting was held on
March 24, 2026 via Zoom, to solicit additional input and feedback. The following is a link to the meeting:
https://www.youtube.com/watch?v=0hNmpJJmTU.

The meeting was well attended, and twelve (12) speakers provided comments and questions regarding
the proposal. The following is a general summary of the comments, questions and feedback received:

General Support for the Revitalization of the Lincoln Road Area including Residential Incentives
Several speakers voiced strong support for efforts to revive Lincoln Road, encourage more residential
development, and adopt forward-thinking urban design. Many described current conditions as degraded
and saw the proposal as an important reset.

Parking Loss and Transportation Concerns
Residents highlighted the ongoing loss of on-street parking within the West Avenue Neighborhood,
public transit options, and the challenge for workers who cannot rely on micromobility in extreme heat
or rain. Others, however, supported reducing parking to make units more affordable and prepare for a
more transit and micromobility-oriented future.

Micromobility Requirements

Speakers questioned whether the micromobility area requirement would result in inactive ground floor
spaces. Staff clarified that the required area can be distributed throughout the building rather than
placed entirely on the ground floor. Some residents supported expanded micromobility access; others
doubted it could replace cars in Miami Beach’s current climate and infrastructure.

Historic Preservation and Setbacks

Questions were raised about whether existing contributing buildings on Lincoln Road must be
preserved. Staff clarified that there is no mandated retention percentage and that projects will be
reviewed case-by-case by the Historic Preservation Board. Any height above 50 feet would require
setbacks to maintain the low-scale character at street level.

Affordability

Speakers challenged whether projected rents for the proposed project within Area 1b were realistically
affordable for the current Miami Beach workforce. A developer responded that their proposed project is
intended as “missing-middle” housing aligned with local employer needs. Some residents questioned
whether such units would instead attract higher-income residents from out-of-state.


https://www.youtube.com/watch?v=0hNmpJJmT9U
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Safeguards Against North Beach Outcomes

A resident expressed concern that this proposal could replicate North Beach Town Center, where
development incentives produced short-term rentals instead of permanent residents. Staff emphasized
new safeguards: a required recorded covenant permanently prohibiting transient uses, and a required
supermajority vote of the City Commission to reverse.

Development Scale and Neighborhood Fit

There were concerns about proposed heights (e.g., 15 stories in Area 1b) being out of character with
nearby lower scale buildings, affecting sunlight and neighborhood quality. Others argued the additional
height is necessary to meet housing goals.

UPDATE/SUMMARY

Since the Community Workshop on March 24, 2026, staff has clarified the micromobility requirements
in the proposed ordinance do not have to be provided entirely at the ground level and can be distributed
throughout all levels of the project. Staff is supportive of the proposed amendments to the LDRs and
Comprehensive Plan, which serve to incentivize the development of non-transient residential housing
within this commercial area of the City.

STAFF RECOMMENDATION
Staff recommends that the Planning Board review the proposed ordinances amending the LDRs and
Comprehensive Plan and transmit them to the City Commission with favorable recommendations.
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Lincoln Road West Residential Use Incentive Area — Property Calculations
Lincoln Road West Residential Use Incentive Area Property C. i
Current| Proposed
Current| Max Proposed| Max Unit
Proposed Max Units Max Units| Increase
Lot Current Proposed |Floor Area| Current | Units |per FAR| Proposed per FAR | per FAR
Zonin Size |Current| Max Floor | Prop: d| Max Floor | I Density per and Density |Proposed and and
Area g Lot Size (SF)[ (AC) FAR | Area (SF) FAR Area (SF) (SF) (Units/AC) | Density| Density | (Units/AC) |Max Units| Density | Density
North - LR | CD-3 15,000 0.34 2.25 33,750 3.00 45,000 11,250 150 51 39 150 51 51 12
North - LR | CD-3 10,500 0.24 225 23,625 3.00 31,500 7,875 150) 36 27 150 36 36 9
North - LR | CD-3 11,765 | 0.27 2.25 26,471 3.00 35,295 8,824 150] 40 30 150 40 40 10
North- LR | CD-3 5250 | 0.12 2.25 11,813 3.00 15,750 3938 150 18 13 150 18 18 5
North- LR | CD-3 5250 | 0.12 2.25 11,813 3.00 15,750 3,938 150 18 13 150 18 18 5
North - LR | CD-3 5,201 0.12 2.25 11,702 3.00 15,603 3,901 150 17 13 150 17 17 4
North - LR | CD-3 15,487 0.36 2.25 34,846 3.00 46,461 11,615 150 53 40 150 53 53 13
North - LR | CD-3 5,250 0.12 225 11,813 3.00 15,750 3,938 150 18 13 150 18 18 5
North - LR | CD-3 5,250 0.12 225 11,813 3.00 15,750 3,938 150 18 13 150 18 18 5
North - LR | CD-3 5,250 0.12 225 11,813 3.00 15,750 3,938 150 18 13 150 18 18 5
North - LR | CD-3 4,987 0.11 225 11,221 3.00 14,961 3,740 150 17 13 150 17 17 4
North - LR | CD-3 18,836 | 043 2.25 42,381 3.00 56,508 14,127 150 64 48 150 64 64 16
North - LR | CD-3 11,726 0.27 2.25 26,384 3.00 35,178 8,795 150 40 30 150 40 40 10
North- LR | CD-3 22,500 | 0.52 225 50,625 3.00 67,500 16,875 150 77 58 150 77 77 19
North - LR | CD-3 22,517 0.52 2.25 50,663 3.00 67,551 16,888 150 77 58 150 77 77 19
North - LR | CD-3 7,500 0.17 2.25 16,875 3.00 22,500 5,625 150 25 19 150 25 25 6
North - LR | CD-3 22,500 0.52 225 50,625 3.00 67,500 16,875 150 77 58 150 77 77 19
North - LR | CD-3 15,000 0.34 225 33,750 3.00 45,000 11,250 150 51 39 150 51 51 12
North - LR | CD-3 15,000 0.34 225 33,750 3.00 45,000 11,250 150 51 39 150 51 51 12
North - LR | CD-3 7,500 0.17 225 16,875 3.00 22,500 5,625 150 25 19 150 25 25 6
North - LR | CD-3 9262 0.21 2.25 20,840 3.00 27,786 6,947 150 31 24 150} 31 31 7
North - LR | CD-3 16,189 0.37 2.25 36,425 3.00 48,567 12,142 150 55 42 150 55 55 13
North - LR | CD-3 48,000| 1.10 275 132,000 3.00 144,000 12,000 150 165 160 150} 165 165 5
North - LR | CD-3 231 0.01 2.25 519 3.00 692 173 150 - 1 150 - - -
North - LR | CD-3 12,162 0.28 225 27,365 3.00 36,487 9,122 150 41 31 150 41 41 10
North - LR | CD-3 6,474 0.15 225 14,566 3.00 19,422 4,855 150 22 17 150 22 22 5
North - LR | CD-3 170 0.00 225 382 3.00 510 127 151 - 0 151 - - -
North - 17 | GU 7,500 0.17 213 15,938 3.00 22,500 6,563 150 25 18 150 25 25 7
North - 17 | GU 7,500 0.17 213 15,938 3.00 22,500 6,563 150 25 18 150 25 25 7
North - 17 | GU 7,500 0.17 213 15,938 3.00 22,500 6,563 150 25 18 150} 25 25 7
North - 17 | GU 7,500 017 213 15,938 3.00 22,500 6,563 150 25 18 150 25 25 7
North - 17 [ GU 7,500 0.17 2.13 15,938 3.00 22,500 6,563 150 25 18 150 25 25 7
North - 17 | GU 76,500 1.76 225 172,125 3.50 267,750 95,625 150 263 196 150 263 263 67
North - 17 | GU 1,305 0.03 225 2,937 3.00 3,915 979 150 4 3 150 4 4 1
North - 17 | GU 4,800 0.11 225 10,800 3.00 14,400 3,600 150 16 12 150 16 16 4
North - 17 | GU 8,000 0.18 225 18,000 3.00 24,000 6,000 150 27 21 150 27 27 6
North - 17 | GU 8,000 0.18 225 18,000 3.00 24,000 6,000 150 27 21 150 27 27 6
North - 17 | CD-3 8,000 0.18 225 18,000 3.00 24,000 6,000 150 27 21 150 27 27 6
North - 17 | CD-3 8,000 0.18 2.25 18,000 3.00 24,000 6,000 150] 27 21 150] 27 27 6
North - 17 | CD-3 8,000 0.18 2.25 18,000 3.00 24,000 6,000 150 27 21 150 27 27 6
North - 17 | CD-3 16,000| 0.37 2.25 36,000 3.00 48,000 12,000 150] 55 41 150] 55 55 14
North - 17 | GU 8,000 0.18 225 18,000 3.00 24,000 6,000 150 27 21 150 27 27 6
North - 17 | GU 8,000 0.18 225 18,000 3.00 24,000 6,000 150 27 21 150 27 27 6
North - 17 | GU 4,800 0.11 225 10,800 3.00 14,400 3,600 150 16 12 150 16 16 4
North - 17 | CD-3 10,200 0.23 225 22,950 3.00 30,600 7,650 150 35 26 150 35 35 9
North - 17 | CD-3 2,063 0.05 225 4,642 3.00 6,189 1,547 150 7 5 150 7 7 2
North - 17 | CD-3 20,563 0.47 225 46,267 3.00 61,689 15,422 150 70 53 150 70 70 17
North - 17 | CD-3 49,938| 1.15 275 137,330 3.50 174,783 37,454 150] 171 167 150) 171 171 4
North - 17 [ GU 7500 0.17 2.25 16,875 3.00 22,500 5,625 150 25 19 150 25 25 6
North - 17 | GU 14,250| 0.33 2.25 32,063 3.00 42,750 10,688 150 49 37 150 49 49 12
North - 17 | CD-3 8,250 0.19 225 18,563 3.00 24,750 6,188 150 28 21 150 28 28 7
North - 17 | CD-3 11,250 0.26 225 25313 3.00 33,750 8,438 150 38 29 150 38 38 9
North - 17 | CD-3 18,750 0.43 225 42,188 3.00 56,250 14,063 150 64 48 150 64 64 16
North - 17 | CD-3 7,500 0.17 225 16,875 3.00 22,500 5,625 150 25 19 150 25 25 6
North - 17 | GU 7,500 0.17 225 16,875 3.00 22,500 5,625 150 25 19 150 25 25 6
North - 17 | GU 7,500 0.17 225 16,875 3.00 22,500 5,625 150 25 19 150} 25 25 6
North - 17 | GU 7,500| 017 2.25 16,875 3.00 22,500 5,625 150] 25 19 150) 25 25 6
North - 17 [ GU 7500 0.7 2.25 16,875 3.00 22,500 5,625 150 25 19 150 25 25 6
North - 17 [ GU 7500| 0.7 2.25 16,875 3.00 22,500 5,625 150 25 19 150] 25 25 6
North - 17 | CD-3 27,551 0.63 225 61,989 3.00 82,652 20,663 150 94 7 150 94 94 23
North - 17 | CD-3 29,009 0.67 225 65,271 3.00 87,028 21,757 150] 99 75 150 99 99 24
South CD-3 16,500 0.38 225 37,125 275 45,375 8,250 150 56 42 150 56 55 13
South CD-3 7,500 0.17 225 16,875 275 20,625 3,750 150 25 19 150 25 25 6
South CD-3 15,000 0.34 225 33,750 2.75 41,250 7,500 150 51 39 150 51 50 12
South CD-3 7,500 0.17 225 16,875 2.75 20,625 3,750 150 25 19 150 25 25 6
South CD-3 7,500| 017 2.25 16,875 275 20,625 3,750 150] 25 19 150 25 25 6
South CD-3 15,000| 0.34 2.25 33,750 275 41,250 7,500 150 51 39 150) 51 50 12
South CD-3 15,000| 0.34 2.25 33,750 275 41,250 7,500 150 51 39 150) 51 50 12
South CD-3 7,500 0.17 225 16,875 275 20,625 3,750 150] 25 19 150 25 25 6
South CD-3 15,000 0.34 225 33,750 275 41,250 7,500 150 51 39 150] 51 50 12
South CD-3 7,500 0.17 225 16,875 275 20,625 3,750 150] 25 19 150] 25 25 6
South CD-3 15,000 0.34 225 33,750 275 41,250 7,500 150 51 39 150] 51 50 12
South CD-3 7,500 0.17 225 16,875 275 20,625 3,750 150 25 19 150 25 25 6
South CD-3 7,500 0.17 2.25 16,875 275 20,625 3,750 150 25 19 150 25 25 6
South CD-3 15,000| 0.34 2.25 33,750 275 41,250 7,500 150 51 39 150 51 50 12
South CD-3 15,000| 0.34 225 33,750 275 41,250 7,500 150) 51 39 150) 51 50 12
South CD-3 30,000 0.69 225 67,500 275 82,500 15,000 150) 103 77 150) 103 100 23
South CD-3 29,923 0.69 225 67,327 275 82,288 14,962 150] 103 7 150 103 100 23
South CD-3 8,477 0.19 225 19,073 275 23,312 4,239 150] 29 22 150] 29 28 7
South CD-3 7,500 0.17 225 16,875 275 20,625 3,750 150] 25 19 150] 25 25 6
South CD-3 16,500 0.38 225 37,125 275 45,375 8,250 150] 56 42 150] 56 55 13
South CD-3 18,740 0.43 225 42,166 275 51,536 9,370 150] 64 48 150] 64 63 14
South CD-3 11,266 0.26 2.25 25,348 275 30,980 5,633 150 38 29 150| 38 38 9
South CD-3 70,500 | 1.62 275 193,875 275 193,875 - 150 242 236 150| 242 236 -
Total 1,132,892 26.01 2,628,539 3,370,169 | 741,630 3,851| 3,032 3,851 3,828 797
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Lincoln Road Alton to West Residential Use Incentive Area Property Calculations
Currert Proposed |

Current| Max Proposed [ Max Unit

Proposed Max Units Max Units | Increase

Lot Current Proposed | Floor Area| Current | Units |per FAR| Proposed per FAR | per FAR

Size | Current| MaxFloor | Proposed | Max Floor | Increase | Density per and Density | Proposed and and

Area Zoning| Lot Size (SF) | (AC) FAR Area (SF) FAR Area (SF) (SF) (Units/AC) | Density | Density | (UnitsfAC) | Max Units| Density Density
Alton- LR | CD-2 11,250 0.26 2.00 22,500 3.00 33,750 11,250 100 25 25 150 38 38 13
Alton- LR_| CD-3 7,500 0.17 2.00 15.000 3.00 22,500 7,500 100 17 16 150 25 25 9
Alton- LR | CD-4 7,500 0.17 2.00 15,000 3.00 22,500 7,500 100 17 16 150 25 25 9
Alton - LR | CD-5 7,500 0.17 2.00 15,000 3.00 22,500 7,500 100 17 16 150 25 25 ]
Alton- LR | CD-6 7,500 0.17 2.00 15.000 3.00 22,500 7.500 100 17 16 150 25 25 9
Alton- LR | CD-7 7,500 0.17 2.00 15,000 3.00 22,500 7.500 100 17 16 150 25 25 9
Alton- LR | CD-8 7,500 0.17 2.00 15,000 3.00 22,500 7,500 100 17 16 150 25 25 9
Alton- LR | CD-9 15,000 034 2.00 30,000 300 45,000 15,000 100 34 33 150 51 51 18
Alton- LR | CD-10 15,000 034 2.00 30,000 3.00 45,000 15,000 100 34 33 150 51 51 18
Alton- LR | CD-11 7,500 0.17 2.00 15,000 3.00 22,500 7,500 100 17 16 150 25 25 9
Alton - LR | CD-12 15,000 034 2.00 30,000 3.00 45,000 15,000 100 34 33 150 51 51 18
Alton- LR | CD-13 15,000 034 2.00 30,000 3.00 45,000 15,000 100 34 33 150 51 51 18
Alton- LR | CD-14 15,000 034 2.00 30,000 3.00 45,000 15,000 100 34 33 150 51 51 18
Alton- LR | CD-15 7,500 017 2.00 15,000 3.00 22,500 7,500 100 17 16 150 25 25 9
Alton- LR | CD-16 7,500 0.17 2.00 15.000 3.00 22,500 7.500 100 17 16 150 25 25 9
Alton- LR | CD-17 7,500 0.17 2.00 15,000 3.00 22,500 7,500 100 17 16 150 25 25 9
Alton- LR | CD-18 7,500 0.17 2.00 15,000 3.00 22,500 7,500 100 17 16 150 25 25 ]
Alton- LR | CD-19 7,500 0.17 2.00 15.000 3.00 22,500 7.500 100 17 16 150 25 25 9
Alton- LR | CD-20 7,500 0.17 2.00 15,000 3.00 22,500 7.500 100 17 16 150 25 25 9
Alton- LR | CD-21 17,000 039 2.00 34,000 3.00 51,000 17,000 100 39 37 150 58 58 21
Total 200,750 4.61 401,500 602,250 200,750 455 438 676 676 238
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Lincoln Road West Residential Use Incentive Area — Concurrency Analysis

PLANNING DEP ARTMENT
Comprehensive Plan and Zoning Amendment Concurrency Analysis

Date Prepared: 10/2/2024 Concurrency Management Area: South Beach
Name of Project: Lincoln Road West Residential Use Incentives Square Feet in the Amendment: 1,132,892
Address of Site: Lincoln Road between Alton Road & Drexel Avenue Acreage in the Amendment: 26.01

Proposed FLUM Designation

&
. . g &
Designation: & @
CD-3 with Residential Incentives 3,851
Maximum Maximum Peak Hour Trips
Density FAR Generated*® 3,004
Residential
150 2.75/3.0/3.5 Demand 9,628

*Peak Hour Trips Calculated with ITE Sth Editon Trip Genration Manual Weekday PM Peak Hour factors

Note: See "Lincoln Road East Residential Use Incentive Area Property Calculations" table for assumptions

Existing FLUM Designation

é"?
i
. . RS
Designation: & D
cD-3 3,032
Maximum Maximum Peak Hour Trips
Density FAR Generated* 2,365
Residential
150 2.25/2.75 Demand 7,580
*Peak Hour Trips Calculated with ITE 9th Editon Trip Genration Manual Weekday PM Peak Hour factors
Transportation Analysis Alton Road/Washington Avenue Sub Area
New Trips Generated Trip Allowances Transit 15% Capacity: 6,250 Trips
639 Trips Pass-by Existing Trips: 4,221 Trips
+ Mixed-use 10% Net New Trips Generated: 479 Trips
The City is a Transportation Concurrency Exception Area Total 25% Concurrent: YES
Parks and Recreation Concurrency Potable Water Transmission Capacity
Net New Residential Demand: 2,048 People Proposed Max Demand: 1,501,890 Gallons Per Day
Parks Facility Type Concurrent Existing Max Demand: 1,182,480 Gallons Per Day
Recreation and Open Space Acreage YES New Max Demand: 319,410 Gallons
Swimming Pool YES Concurrency to be determined at Building Permit Application
Golf Course YES Sanitary Sewer Transmission Capacity
Baskethall Court NO Proposed Max Demand: 1,347,850 Gallons Per Day
Tennis or Pickelball Court NO Existing Max Demand: 1,061,200 Gallons Per Day
Multiple-Use Facility {park, picnic, sports} YES New Max Demand: 286,650 Gallons
Designated Field Area {basehall, softhall, soccer, etc.} YES Concurrency to be determined at Building Permit Application
Tot Lots or Playground YES Solid Waste Collection Capacity
Vita course YES Proposed Max Demand: 12,275 Tons Per Year
Boat Ramp YES Existing Max Demand: 9,665 Tons Per Year
Outdoor Amphitheater YES New Max Demand: 2,611 Tons Per Year
Activity Building for Multiple Uses NO Concurrency to be determined at Building Permit Application
Storm Sewer capacity
Required Mitigation to be determined at Building Permit Application Required LOS: One-in-five-year storm event
Concurrency to be determined at Building Permit Application

Note:

This represents a comparative analysis of concurrency with maximum development potential of the site between the existing and
proposed Future Land Use designations. Actual concurrency demands, required mitigation, and required capacity reservation will be
determined at the time of Building Permit Application.
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PLANNING DEP ARTMENT
Comprehensive Plan and Zoning Amendment Concurrency Analysis

Date Prepared:
Name of Project:

Address of Site:

02/26/2026 Concurrency Management Area: South Beach
Lincoln Road Alton to West Residential Use Incentives Square Feet in the Amendment: 200,750
Lincoln Road between Alton Road & West Avenue Acreage in the Amendment: 4.61

Proposed FLUM Designation

Existing FLUM Designation

o~
4 >
I & > &
i & £ §S
Designation: & D L&
CD-2 438
Maximum Maximum Peak Hour Trips
Density FAR Generated* 342 N/A
Residential
Demand 1,095 0

§ Py 7
N > & > & &
Designation: ngs § Q-°° fo‘}\ ég & &*s"":‘\
CD-2 with Residential Incentives 676
Maximum Maximum Peak Hour Trips
Density FAR Generated* 527 N/A N/A
Residential
Demand 1,690 0

*Peak Hour Trips Calculated with ITE Sth Editon Trip Genration Manual Weekday PM Peak Hour factors

Note: See "Lincoln Road East Residential Use Incentive Area Property Calculations" table for assumptions

*Peak Hour Trips Calculated with ITE Sth Edliton Trip Genration Manual Weekday PM Peak Hour factors

Transportation Analysis

Alton Road/Washington Avenue Sub Area

New Trips Generated Trip Allowances Transit 15% Capacity: 6,250 Trips
186 Trips Pass-by Existing Trips: 3,834 Trips
+ Mixed-use 10% Net New Trips Generated: 139 Trips
The City is a Transportation Concurrency Exception Area Total 25% Concurrent: YES
Parks and Recreation Concurrency Potable Water Transmission Capacity
Net New Residential Demand: 595 People Proposed Max Demand: 263,640 Gallons Per Day
Parks Facility Type Concurrent Existing Max Demand: 170,820 Gallons Per Day
Recreation and Open Space Acreage YES New Max Demand: 92,820 Gallons
Swimming Pool YES Concurrency to be determined at Building Permit Application
Golf Course YES Sanitary Sewer Transmission Capacity
Basketball Court NO Proposed Max Demand: 236,600 Gallons Per Day
Tennisor Pickelball Court YES Existing Max Demand: 153,300 Gallons Per Day
Multiple-Use Facility (park, picnic, sports) YES New Max Demand: 83,300 Gallons

Required Mitigation to be determined atB

Designated Field Area (baseball, softball, soccer, etc.) YES Concurrency to be determined at Building Permit Application
Tot Lots or Playground YES Solid Waste Collection Capacity
Vita course YES Proposed Max Demand: 2,155 Tons Per Year
Boat Ramp YES Existing Max Demand: 1,396 Tons Per Year
Outdoor Amphitheater YES New Max Demand: 759 TonsPer Year
Activity Building for Multiple Uses NO Concurrency to be determined at Building Permit Application

ding Permit Appli

Storm Sewer capacity

Required LOS: One-in-five-year storm event
Concurrency to be determined at Building Permit Application

Note:

determined at the time of Building Permit Application.

This represents a comparative analysis of concurrency with maximum development potential of the site between the existing and
proposed Future Land Use designations. Actual concurrency demands, required mitigation, and required capacity reservation will be
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Lincoln Road West Residential Use Incentives — LDR Amendments
ORDINANCE NO.

AN ORDINANCE OF THE MAYOR AND CITY COMMISSION OF THE CITY OF
MIAMI BEACH, FLORIDA, AMENDING THE MIAMI BEACH RESILIENCY CODE,
BY AMENDING CHAPTER 5, ENTITLED “OFF-STREET PARKING,” ARTICLE I,
ENTITLED “VEHICLE PARKING, BICYCLE PARKING AND OFF-STREET
LOADING REQUIREMENTS,” AT SECTION 5.2.4, ENTITLED “VEHICLE OFF-
STREET PARKING REQUIREMENTS,” BY AMENDING THE PARKING
REQUIREMENTS IN PARKING TIER 1, BY AMENDING THE PARKING
REQUIREMENTS IN PARKING TIER 2 AND BY AMENDING THE PARKING
REQUIREMENTS IN PARKING TIER 3; BY AMENDING CHAPTER 7, ENTITLED
“ZONING DISTRICT REGULATIONS,” ARTICLE I, ENTITLED “GENERAL TO ALL
ZONING DISTRICTS,” BY AMENDING SECTION 7.1.11, ENTITLED “RESIDENTIAL
USE INCENTIVES,” TO ESTABLISH RESIDENTIAL USE INCENTIVES SPECIFIC
TO PROPERTIES FROM THE EAST SIDE OF WEST AVENUE TO THE WEST SIDE
OF DREXEL AVENUE AND LOCATED BETWEEN THE SOUTH SIDE OF 17TH
STREET AND THE NORTH SIDE OF LINCOLN LANE SOUTH; BY AMENDING
ARTICLE II, ENTITLED “DISTRICT REGULATIONS,” SECTION 7.2.12 ENTITLED
“CD-3 COMMERCIAL, HIGH INTENSITY DISTRICT,” TO MODIFY SECTION
7.212.3, ENTITLED, “DEVELOPMENT REGULATIONS (CD-3),” TO MODIFY AND
CLARIFY DEVELOPMENT REGULATIONS PERTAINING TO HOTEL USES AND
TODELETE SECTION 7.2.12.4, ENTITLED “ADDITIONAL REGULATIONS (CD-3)”;
BY AMENDING ARTICLE V, ENTITLED “SUPPLEMENTARY DISTRICT
REGULATIONS,” BY AMENDING SECTION 7.5.21 ENTITLED “HEIGHT
REGULATION EXCEPTIONS AND ROOFTOP ADDITIONS,” TO ALLOW FOR
MULTI-STORY ROOFTOP ADDITIONS FOR PROJECTS THAT QUALIFY FOR THE
LINCOLN ROAD RESIDENTIAL USE INCENTIVES; AND PROVIDING FOR
CODIFICATION, REPEALER, SEVERABILITY, AND AN EFFECTIVE DATE.

WHEREAS, the proliferation of transient uses may exacerbate housing affordability issues
by reducing the availability of traditional rental housing options for families and individuals, as well
as the city’s workforce; and

WHEREAS, creating incentives for non-transient residential uses along the Lincoln Road
corridor would enable the implementation of more equitable and comprehensive housing policies
that prioritize the well-being and stability of all residents; and

WHEREAS, the amendments set forth below are necessary to accomplish all of the above
objectives.

NOW THEREFORE, BE IT ORDAINED BY THE MAYOR AND CITY COMMISSION OF
THE CITY OF MIAMI BEACH, FLORIDA.

SECTION 1. Chapter 5, entitled “Off Street Parking,” Article Il, entitled “Vehicle Parking, Bicycle
Parking and Off-Street Loading Requirements,” is hereby amended as follows:

CHAPTER 5
OFF STREET PARKING



* * *

ARTICLE Il. VEHICLE PARKING, BICYCLE PARKING AND OFF-STREET LOADING
REQUIREMENTS

* * *

5.2.4 VEHICLE OFF-STREET PARKING REQUIREMENTS

5.2.4.1 Parking Tier 1

* * *

b. Supplemental off-street parking requirements for parking tier 1

1. Supplemental off-street parking requirements specific to districts

Non-Transient
residential units
built in accordance
with Section 7.1.11

No parking requirement

5.2.4.2 Parking Tier 2

Except as otherwise provided in these land development regulations, when any building or structure is
erected or altered in parking Tier 2 accessory off-street parking spaces shall be provided for the building,
structure or additional floor area as follows. For uses not listed below, the off-street parking requirement
shall be the same as for parking tier 1.

Tier 2b

b. Off-street parking requirements for Tier 2 area b.

* * *

2. The following parking requirements apply to properties located within Tier 2 area b.
Key: *See supplemental off-street parking regulations in section 5.2.4.2.b.2. below

USE |OFF-STREET PARKING REQUIREMENT
RESIDENTIAL

Apartment [On lots There shall be no parking requirement, provided the apartment building
building that are 65 |or apartment-hotel site secures off-site storage for alternative
and feet in transportation such as scooters, bicycles, and motorcycles.




apartment- \width or
hotel less
On lots One space per unit for units between 550 and 1,600 square feet;
wider than
65 feet Two spaces per unit for units above 1,600 square feet.
Designated|Developments of 20 units or less shall have no designated guest
guest parking requirements. Multifamily buildings and suites-hotels with more
parking than 20 units shall be required to provide supplemental designated
guest parking equal to ten percent of the required residential parking
spaces.
Car The minimum parking requirements listed above may be reduced by
sharing four parking spaces for every one parking space reserved for a vehicle
owned and operated by an official car-share program sanctioned by the
City of Miami Beach, not to exceed a total of four car-share parking
spaces or 20 percent of the total number of required residential parking
spaces, whichever is less.
Non-
Transient
residential
units built
in No parking requirement
accordance
with
Section
7.1.11

5.2.4.3 Parking Tier 3

Except as otherwise provided in these land development regulations, when any building or
structure is erected or altered in parking Tier 3, accessory off-street parking spaces shall be
provided for the building, structure or additional floor area as follows.

Tier3a,band c

a. Off-street parking requirements for Tier 3 areas a, b and c.

* * *

5. Supplemental off-street parking regulations for Tier 3 areas a, b and c

A. Supplemental off-street parking requirements specific to districts

CD-3

Non-Transient
residential units

accordance with

built in No parking requirement

Section 7.1.11




SECTION 2. Chapter 7, entitled “Zoning District Regulations,” Article |, entitled “General to All
Zoning Districts,” is hereby amended as follows:

CHAPTER 7
ZONING DISTRICTS AND REGULATIONS

ARTICLE I. GENERAL TO ALL ZONING DISTRICTS

* * *

7.1.11 RESIDENTIAL USE INCENTIVES

a. Eligible Development. These provisions are hereby adopted as voluntary zoning incentives
for non-transient residential development. Where authorized in the underlying zoning district
or overlay district, and in accordance with all applicable regulations set forth in such zoning
district or overlay district, residential developments consisting solely of non-transient
residential units and allowable accessory uses shall be eligible for applicable incentives set
forth in such zoning district or overlay district, subject to the property owner’s agreement to
be bound by the following conditions:

1.

Lodging Use Conversion and Prohibition. In order to be eligible for the residential use
incentives, the property shall be required to fully vacate any and all existing transient uses
including, but not limited to, bed & breakfast inn, hostel, hotel, apartment hotel, suite hotel
or rooming house. Such transient uses shall be prohibited throughout the development
and at all times, in order to maintain the residential use incentives authorized for the
applicable zoning district or overlay district.

Short Term Rental Conversion and Prohibition. In order to be eligible for the voluntary
residential use incentives authorized for the applicable zoning district or overlay district,
the property owner(s) shall first be required to vacate any and all existing approvals for
the short-term rental of any apartment units on the property, except as provided for in
section 7.1.11.e.8 of the land development requlations of the city code.

Covenant. As a condition of eligibility for the voluntary residential use incentives
authorized for the applicable zoning district or overlay district, the property owner(s) shall
first be required to execute a restrictive covenant running with the land, in a form approved
by the City Attorney, affirming that throughout the building and at all times, no residential
units on the property shall be leased or rented for a period of less than six months and
one day, and that no transient uses including, but not limited to, bed & breakfast inn,
hostel, hotel, apartment hotel, suite hotel or rooming house, shall be permitted on the
property. The covenant shall expressly provide that an affirmative vote of six-sevenths of
all members of the city commission shall be required in order to release the covenant or
to modify the covenant in such a manner as to impose a less stringent restriction after it
is executed.

Certificate of Appropriateness. If the property is located within a local historic district or
site, as a condition of eligibility for the voluntary residential use incentives authorized for
the applicable zoning district or overlay district, the property owner(s) shall be required to
retain, preserve and restore all contributing structures on the site, as may be required by
the historic preservation board and subject to certificate of appropriateness approval in



accordance with chapter 2, article VIl of the land development regulations of the city code.

b. Lincoln Road North between Alton Road and Drexel Avenue. For properties with a lot line on

the north side of Lincoln Road, between the east side of Alton Road and the west side of Drexel

Avenue, that comply with the requirements in section 7.1.11.a above, the maximum FAR shall

not exceed 3.0, regardless of lot size, subject to the following requlations:

1.

10.

11

12.

All portions of the project above the first level shall consist of non-transient residential
uses.

Multi-story rooftop additions may be permitted subject to the review and approval of the
historic preservation board.

Portions of new construction including additions to existing buildings, located above 50
feet in height, shall be setback a minimum of 50 feet from Lincoln Road and 25 feet from
any adjacent side street. Notwithstanding the foregoing, the historic preservation board
may waive up to 50% of the required 50 foot setback from Lincoln Road for additions
located above 50 feet in height, subject to compliance with the applicable certificate of
appropriateness criteria in chapter 2, article VIl of the land development regulations of the

city code.

The minimum unit size shall be 500 square feet.

The maximum density may exceed 150 units per acre, up to 175 units per acre.

A micro-mobility station that is accessible by all residents of the building shall be required
within the interior of the structure. The micro mobility station may be accessed from Lincoln
Lane North.

Off-street parking spaces, if provided, shall not exceed 20% of the number of off-street
parking spaces required under parking tier 1.

Off-street parking for building staff and/or service operations shall be provided at the same
ratio as required loading spaces.

A maximum building height of up to 100 feet may be permitted, subject to the following:
a. Off-street parking shall be prohibited, except parking for building staff and/or
service operations may be provided at the same ratio as required loading spaces.
b. The property shall be part of a micro mobility network that is accessible to the
general public. At a minimum, this shall include a public sharing program for no
less than 20 micro-mobility devices located within the confines of the property.

The required mobility fee shall be waived for projects that have obtained a full building
permit by September 1, 2032.

. The FAR and height requirements in this subsection above shall only apply to projects

that have obtained a full building permit or business tax receipt by September 1, 2032.

If there are conflicts between these requlations and those set forth within the underlying




zoning district, as well as any other section of the City Code, the provisions in Section
7.1.10 shall control.

c. Lincoln Road South between Alton Road and Drexel Avenue. For properties with a lot line on

the south side of Lincoln Road, between the east side of Alton Road and the west side of Drexel

Avenue, and that comply with the requirements in section 7.1.11.a above, the maximum FAR

shall not exceed 2.75, regardless of lot size, subject to the following requlations:

1.

10.

11.

12.

All portions of the project above the first level shall consist of non-transient residential
uses.

Multi-story rooftop additions may be permitted subject to the review and approval of the
historic preservation board.

Portions of new construction including additions to existing buildings, located above 50
feet in_height, shall be setback a minimum of 50 feet from Lincoln Road, 20 feet from
Lincoln Lane South and 25 feet from any adjacent side street. Notwithstanding the
foregoing, the historic preservation board may waive up to 50% of the required 50 foot
setback from Lincoln Road for additions located above 50 feet in height, subject to
compliance with the applicable certificate of appropriateness criteria in chapter 2, article
VIII of the land development requlations of the city code.

The minimum unit size shall be 500 square feet.

The maximum density may exceed 150 units per acre, up to 175 units per acre.

A micro-mobility station that is accessible by all residents of the building shall be required
within the interior of the structure. The micro mobility station may be accessed from Lincoln
Lane South.

Off-street parking spaces, if provided, shall not exceed 20% of the number of off-street
parking spaces required under parking tier 1.

Off-street parking for building staff and/or service operations shall be provided at the same
ratio as required loading spaces.

A maximum building height of up to 75 feet may be permitted, subject to the following:
a. Off-street parking shall be prohibited, except parking for building staff and/or
service operations may be provided at the same ratio as required loading spaces.
b. The property shall be part of a micro mobility network which is accessible to the
general public. At a minimum, this shall include a public sharing program for no

less than 20 micro-mobility devices located within the confines of the property.

The required mobility fee shall be waived for projects that have obtained a full building
permit by September 1, 2032.

The FAR and height requirements in this subsection above shall only apply to projects
that have obtained a full building permit or business tax receipt by September 1, 2032.

If there are conflicts between these requlations and those set forth within the underlying
zoning district, as well as any other section of the City Code, the provisions in Section




7.1.10 shall control.

d. 17" Street between Lenox Court and Meridian Court. For properties located between 17"

Street and Lincoln Lane North, from the east side of Lenox Court to the west side of Meridian

Court, and that comply with the requirements in section 7.1.11.a above, the maximum FAR shall

not exceed 3.0 for lots less than 45,000 square feet and 3.5 for lots greater than 45,000 square

feet, subject to the following requlations:

1.

10.

All portions of the project above the first level shall consist of non-transient residential
uses.

The minimum unit size shall be 500 square feet.

The maximum density may exceed 150 units per acre, up to 175 units per acre.

A micro-mobility station shall be required within the interior of the structure and shall be
accessible by all residents of the building. The micro-mobility station shall constitute not
less than 30% of the ground floor area of the structure, which may be distributed
throughout all levels of the building.

Off-street parking spaces, if provided, shall not exceed 20% of the number of off-street
parking spaces required under parking tier 1.

Off-street parking for building staff and/or service operations shall be provided at the same
ratio as required loading spaces.

A maximum building height of up to 150 feet may be permitted, subject to the following:

a. Off-street parking shall be prohibited, except parking for building staff and/or
service operations may be provided at the same ratio as required loading spaces.

b. The micro-mobility station shall constitute not less than 40% of the ground floor
area of the structure, which may be distributed throughout all levels of the building.

c. The property shall be part of a micro mobility network which is accessible to the
general public. At a minimum, this shall include a public sharing program for no
less than 20 micro-mobility devices located within the confines of the property.

The required mobility fee shall be waived for projects that have obtained a full building
permit by September 1, 2032.

The FAR and height requirements in this subsection above shall only apply to projects
that have obtained a full building permit or business tax receipt by September 1, 2032.

If there are conflicts between these requlations and those set forth within the underlying
zoning district, as well as any other section of the City Code, the provisions in Section
7.1.11 shall control.

e. Alton Road between West Avenue and Lenox Court. For properties located between 17™ Street

and Lincoln Road, from the east side of West Avenue to the west side of Alton Road, and for

properties located between 17" Street and Lincoln Lane North, from the east side of Alton Road

to the west side of Lenox Court, and that comply with the requirements in section 7.1.11.a above,

the maximum FAR shall not exceed 3.0 for lots less than 45,000 square feet and 3.5 for lots

greater than 45,000 square feet, subject to the following requlations:




10.

11.

. All portions of the project above the first level shall consist of non-transient residential

uses.

The minimum unit size shall be 500 square feet.

The maximum density may exceed 100 units per acre, up to 150 units per acre.

A micro-mobility station shall be required within the interior of the structure and shall be
accessible by all residents of the building. The micro-mobility station shall constitute not
less than 30% of the ground floor area of the structure, which may be distributed
throughout all levels of the building.

Off-street parking spaces, if provided, shall not exceed 20% of the number of off-street
parking spaces required under parking tier 1.

Off-street parking for building staff and/or service operations shall be provided at the same
ratio as required loading spaces.

A maximum building height of up to 150 feet may be permitted, subject to the following:
a. The micro-mobility station shall constitute not less than 40% of the ground floor
area of the structure, which may be distributed throughout all levels of the building.
b. The property shall be part of a micro mobility network which is accessible to the
general public. At a minimum, this shall include a public sharing program for no
less than 20 micro-mobility devices located within the confines of the property.

For properties located on the west side of Alton Road and the east side of West Avenue
between Lincoln Road and 17th Street, only portions of the property slated for new
construction shall be required to vacate any and all existing approvals for the short-term
rental of any apartment units.

Required mobility fees shall be waived for projects that have obtained a full building permit
by September 1, 2032.

The FAR and height requirements in this subsection above shall only apply to projects
that have obtained a full building permit or business tax receipt by September 1, 2032.

If there are conflicts between these requlations and those set forth within the underlying
zoning district, as well as any other section of the City Code, the provisions in Section
7.1.11 shall control.

f. There shall be no variances from the requirements of this section for eligible developments.

SECTION 3. Chapter 7, entitled “Zoning District Regulations,” Article Il, entitled “District
Regulations,” Section 7.2.12, entitled “CD-3 Commercial, High Intensity District,” is hereby
amended as follows:

CHAPTER 7
ZONING DISTRICTS AND REGULATIONS



ARTICLE II: DISTRICT REGULATIONS

* * *

7.2.12 CD-3 COMMERCIAL, HIGH INTENSITY DISTRICT
7.2.12.3 Development Regulations (CD-3)

a. The development regulations for the CD-3 commercial, high intensity district are as
follows:

1. The tower setback shall not be less than the pedestal setback.

2. Parking lots and garages: If located on the same lot as the main structure the
following setbacks shall apply. If primary use the setbacks are listed in
section 7.5.3.2.n.

DEVELOPMENT REGULATIONS TABLE (CD-3)

Maximum FAR
Lot area equal to or less than 45,000 SF 2.25
Lot area greater than 45,000 SF 2.75
Lots located between Drexel Avenue and Collins Avenue and 275
between 16th Street and 17th Street (MAP EXHIBIT-5) '
Residential and-hetel development within the architectural

o : 2.5(8)
district, regardless of lot size.

Non-transient residential projects compliant with Section
7.1.11

See Section 7.1.11

150 DUA (80% bonus for

Maximum Density (Dwelling Units per Acre) workforce or affordable units)

BUILDING HEIGHT

Maximum Height ® feet



https://codehub.gridics.com/us/fl/miami-beach#/adb736bf-e704-4ba4-bd81-97c8b8b609fc/e7c95904-86b5-4f60-908f-2e4332fd19ba/c17c4e94-8a70-4385-b88d-db53a8ef959d/c42203dd-e082-421d-b0a8-755c9f2456cd
https://share.gridics.com/cd35

50
feet

Lots within the architectural district. (MAP EXHIBIT-6) 3)

* * *

1. Rooftop additions to contributing structures in a historic district and individually
designated historic buildings may follow existing nonconforming rear and side interior,
pedestal setbacks.

2. Notwithstanding the foregoing requirements for lots within the architectural district, for|
lots fronting on James Avenue, bounded by 17" Street to the north and Lincoln Road to
the south (MAP EXHIBIT-11), the historic preservation board, in accordance with
the certificate of appropriateness criteria in chapter 2, article Xlll of these Land
Development Regulations, shall have discretion to allow up to 75 feet in height for those
properties that provide a minimum of five stories of parking, of which a minimum of 250
spaces must be unencumbered by any use at the property and provided further that a
minimum setback of 75 feet shall be required from Collins and Washington Avenue for|
any portion of a building above 50 feet in height.

3. An additional 5 feet of height is allowed if the nonresidential first habitable level is at least
14 feet in height, as measured from DFE, to the top of the second floor slab.

4. For contributing hotel structures, located within an individual historic site, a local historic
district or a national register district, which are renovated in accordance with the
Secretary of the Interior Standards and Guidelines for the Rehabilitation of Historic
Structures as amended, retaining the existing room configuration and sizes of at least
200 square feet shall be permitted. Additionally, the existing room configurations for the
above described hotel structures may be modified to address applicable life-safety and
accessibility regulations, provided the 200 square feet minimum unit size is maintained,
and provided the maximum occupancy per hotel room does not exceed 4 persons.

5. The number of units may not exceed the maximum density set forth in
the comprehensive plan.

6. Developments located in zoning districts that do not prohibit the short-term rental of
residential apartment units shall be eligible for an exemption from the average unit size
requirements established above, subject to the following conditions:

e Density. The development shall not be permitted to exceed the maximum
residential density established in the Comprehensive Plan or Land Development
Regulations.

e Minimum Unit Size. This incentive shall not be construed to permit any unit that
is smaller than the minimum allowable unit size for the type of unit being
proposed.

e Covenant. In order to be eligible for this voluntary average unit size incentive, the
property owner, at the owner’s sole discretion, shall voluntarily execute a
restrictive covenant running with the land, in a form approved by the City Attorney,
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https://share.gridics.com/cd311
https://codehub.gridics.com/us/fl/miami-beach#/e4743dea-365b-4a41-8d5c-46107aebac3b/2020a322-272f-4c78-b8e0-0011dd1f6c32/4e55cdf0-f86b-4d35-aa23-fdc48fed87b1&anchor=certificate-of-appropriateness
https://codehub.gridics.com/us/fl/miami-beach#/9e0e1745-d120-4fe6-8933-4a21c038e54d/e14ad8dc-2654-4d87-b391-697cd35945fc
https://codehub.gridics.com/us/fl/miami-beach#/e4743dea-365b-4a41-8d5c-46107aebac3b/2020a322-272f-4c78-b8e0-0011dd1f6c32/4e55cdf0-f86b-4d35-aa23-fdc48fed87b1&anchor=first-habitable-level
https://codehub.gridics.com/us/fl/miami-beach#/e4743dea-365b-4a41-8d5c-46107aebac3b/2020a322-272f-4c78-b8e0-0011dd1f6c32/4e55cdf0-f86b-4d35-aa23-fdc48fed87b1&anchor=comprehensive-plan
https://codehub.gridics.com/us/fl/miami-beach#/e4743dea-365b-4a41-8d5c-46107aebac3b/2020a322-272f-4c78-b8e0-0011dd1f6c32/4e55cdf0-f86b-4d35-aa23-fdc48fed87b1&anchor=comprehensive-plan

affirming that in perpetuity no residential units on the property shall be leased or|
rented for a period of less than six months and one day.

7. See section 7.1.5.2 for eligibility for average unit size exception.

8. Hotel development within the architectural district, on properties west of Drexel Avenue,
shall have a maximum FAR of 2.5, regardless of lot size.

SECTION 4. Chapter 7, entitled “Zoning District Regulations,” Article V, entitled “Supplementary
District Regulations,” Section 7.5.2, entitled “Height Regulation Exceptions,” is hereby amended
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https://codehub.gridics.com/us/fl/miami-beach#/adb736bf-e704-4ba4-bd81-97c8b8b609fc/629ec14a-f7d3-4bf9-b34c-acc0978dd314/c0b2653a-d974-4308-be1e-1b00c37c5492/36d12f87-fe93-40b5-a277-35b829057508
https://codehub.gridics.com/us/fl/miami-beach#/adb736bf-e704-4ba4-bd81-97c8b8b609fc/864665b5-7876-450e-9b6f-2ea8e2df50f1/5558133d-6e6c-4d58-8d62-c01b0045650b/15c5a459-0921-4682-ae83-0a25ab523bee
https://codehub.gridics.com/us/fl/miami-beach#/adb736bf-e704-4ba4-bd81-97c8b8b609fc/864665b5-7876-450e-9b6f-2ea8e2df50f1/5558133d-6e6c-4d58-8d62-c01b0045650b/15c5a459-0921-4682-ae83-0a25ab523bee

as follows:

CHAPTER 7
ZONING DISTRICTS AND REGULATIONS

* * *

ARTICLE V: SUPPLEMENTARY DISTRICT REGULATIONS

* * *

7.5.2 HEIGHT REGULATIONS EXCEPTIONS (SUPPLEMENTARY DISTRICT
REGULATIONS)

* * *

7.5.2.1 Height regulation exceptions and rooftop additions.

* * *

d. Rooftop additions.
1. Lincoln Road hetel residential additions. Notwithstanding the foregoing, For properties that
front Lincoln Road between Alton Road and Collins Avenue and that comply with the
requirements in section 7.1.11.a, and at the discretion of the historic preservation board, a

multistory rooftop addltlon for hetel non-transient reS|dent|aI uses only, may be permltted

in accordance with the foIIowmg prOV|S|ons

A. Forpropertiesonthenorh-side-of Lincoln-Reoada Any multlstory rooftop addltlon shall

sJ%be—set—baek—at—teast—@é—feet—#em—l:meeh%Reaé AII contrlbutmq bundlnqs shaII be
retained and restored in accordance with the Secretary of Interior's Standards for
Rehabilitation, as determined by the historic preservation board.

SECTION 5. REPEALER.
All ordinances or parts of ordinances and all section and parts of sections in conflict
herewith be and the same are hereby repealed.

SECTION 6. CODIFICATION.

It is the intention of the City Commission, and it is hereby ordained that the provisions of
this ordinance shall become and be made part of the Code of the City of Miami Beach as
amended; that the sections of this ordinance may be renumbered or relettered to accomplish such
intention; and that the word "ordinance" may be changed to "section" or other appropriate word.
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SECTION 7. SEVERABILITY.
If any section, subsection, clause or provision of this Ordinance is held invalid, the
remainder shall not be affected by such invalidity.

SECTION 8. EFFECTIVE DATE,
This Ordinance shall take effect ten days following adoption.

PASSED AND ADOPTED this day of , 2026

Steven Meiner, Mayor
ATTEST:

Rafael E. Granado, City Clerk.

APPROVED AS TO FORM AND
LANGUAGE AND FOR EXECUTION

City Attorney Date

First Reading:
Second Reading:

Verified by:

Thomas R. Mooney, AICP
Planning Director
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Lincoln Road West Residential Use Incentives — Comprehensive Plan Amendment
ORDINANCE NO.

AN ORDINANCE OF THE MAYOR AND CITY COMMISSION OF THE CITY OF
MIAMI BEACH, FLORIDA, AMENDING THE CITY OF MIAMI BEACH YEAR
2040 COMPREHENSIVE PLAN, PURSUANT TO THE EXPEDITED STATE
REVIEW PROCESS OF SECTION 163.3184(3), FLORIDA STATUTES, BY
AMENDING THE “RESILIENT LAND USE & DEVELOPMENT ELEMENT,”
GOAL RLU 1, ENTITLED “LAND USE,” OBJECTIVE RLU 1.1, ENTITLED
“ESTABLISHMENT OF FUTURE LAND USE CATEGORIES” AT TABLE RLU
1.1 TO PROVIDE CONSISTENCY WITH FLOOR AREA RATIO (F.A.R.)
REGULATIONS; BY AMENDING POLICY RLU 1.1.9, ENTITLED "MEDIUM
INTENSITY COMMERCIAL (CD-2)," AND POLICY RLU 1.1.10, ENTITLED
“HIGH INTENSITY COMMERCIAL (CD-3),” TO PROVIDE FAR AND DENSITY
INCENTIVES TO ENCOURAGE THE DEVELOPMENT OF NON-TRANSIENT
RESIDENTIAL USES AND THE CONVERSION OF EXISTING TRANSIENT
USES TO NON-TRANSIENT RESIDENTIAL USES SPECIFIC TO PROPERTIES
FROM THE EAST SIDE OF WEST AVENUE TO THE WEST SIDE OF DREXEL
AVENUE AND LOCATED BETWEEN THE SOUTH SIDE OF 17TH STREET
AND THE NORTH SIDE OF LINCOLN LANE SOUTH; BY AMENDING
OBJECTIVE 1.2, ENTITLED “LAND USE REGULATION,” TO ESTABLISH
POLICY 1.2.8, ENTITLED “RESIDENTIAL USE INCENTIVES,” TO PROVIDE
MINIMUM STANDARDS FOR OBTAINING THE FAR AND DENSITY
INCENTIVES SET FORTH IN THIS ORDINANCE; AND PROVIDING FOR
CODIFICATION, REPEALER, SEVERABILITY, TRANSMITTAL AND AN
EFFECTIVE DATE.

WHEREAS, the 2010 US Census indicated that the City of Miami Beach had a population
of 87,779; and

WHEREAS, the 2020 US Census indicated that the City of Miami Beach had a population
of 82,890; and

WHEREAS, between 2010 and 2020, the City of Miami Beach lost a net total of 4,889
residents; and

WHEREAS, the July 2022 Census American Community Survey estimates that the City
of Miami Beach has a population of 80,017, reflecting a further loss of 2,873 residents since the
2020 Census; and

WHEREAS, the City finds the loss of permanent residents may have had a negative
impact on the quality of life of remaining residents, by encouraging more traffic congestion due to
the need for employees to commute longer distances to employment centers within the City; and

WHEREAS, the loss of residents is partially due to the conversion of residential units to
short-term rentals or other transient units; and

WHEREAS, the introduction of transient units in predominantly residential areas has
created nuisances for residents and often prevents the quiet enjoyment of their residences; and
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WHEREAS, Section 509.032, Florida Statutes provides that “A local law, ordinance, or
regulation may not prohibit vacation rentals or regulate the duration or frequency of rental of
vacation rentals. This paragraph does not apply to any local law, ordinance, or regulation adopted
on or before June 1, 2011”; and

WHEREAS, per Section 509.032, Florida Statutes, the City of Miami Beach cannot
prohibit the short-term rental of residential units in areas where they were not prohibited prior to
June 1, 2011; and

WHEREAS, the City seeks to establish incentives in order to encourage residential
development that will not be used for short-term rentals or other transient uses in order to
encourage the growth of the permanent resident population; and

WHEREAS, the City has the authority to enact laws that promote the public health, safety,
and general welfare of its citizens; and

WHEREAS, the amendments set forth below are necessary to accomplish all of the above
objectives.

NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND CITY COMMISSION OF
THE CITY OF MIAMI BEACH, FLORIDA:

SECTION 1. The following amendments to the City’s 2040 Comprehensive Plan Resilient Land
Use & Development Element are hereby adopted:

RESILIENT LAND USE & DEVELOPMENT ELEMENT

* * *

GOAL RLU 1: LAND USE
OBJECTIVE RLU 1.1 Establishment of Future Land Use Categories

The City hereby adopts future land use map categories to provide for an efficient distribution and
compatible pattern of land uses, and to maintain and enhance the character of the community.

* * *

Table RLU 1.1

The following table is a reference guide that depicts the policy number, and maximum densities
and intensities for each future land use map (FLUM) category.

(* = Refer to policy for limits)

FLUM Category Density Limits Intensity Limits Reference
(Units Per Acre) (Floor Area (Policy #)
Ratio)
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High Intensity Commercial (CD-2) 4—99%;:11‘8 per 2:04.0% RLU 1.1.9
High Intensity Commercial (CD-3) 4597—250‘;2”3 per 2.04.0* RLU 1.1.10

POLICY RLU 1.1.9 MEDIUM INTENSITY COMMERCIAL (CD-2)

Purpose: To provide development opportunities for and to enhance the desirability and quality of
existing and/or new medium intensity commercial areas which serve the entire City.

Uses which may be Permitted: Various types of commercial uses including business and
professional offices, retail sales and service establishments, eating and drinking establishments;
apartment residential uses; apartment hotels; and hotels.

Other uses which may be permitted are accessory uses specifically authorized in this land use
category, as described in the Land Development Regulations, which are required to be
subordinate to the main use; and conditional uses specifically authorized in this land use category,
as described in the Land Development Regulations, which are required to go through a public
hearing process as prescribed in the Land Development Regulations of the Code of the City of
Miami Beach.

Density Limits: 100 dwelling units per acre, except as follows:

e For developments located on Washington Avenue between 6" Street and 7" Street, as
described in the Land Development Regulations, that comply with the requirements for
Residential Use Incentives in Policy RLU 1.2.8, the maximum density shall not exceed
175 dwelling units per acre.

For developments located between 17th Street and Lincoln Road, from the east side of
West Avenue to the west side of Alton Road, and for properties located between 17th
Street and Lincoln Lane North, from the east side of Alton Road to the west side of Lenox
Court, as described in the Land Development Regulations, that comply with the
requirements for Residential Use Incentives in Policy RLU 1.2.8, the maximum density
shall not exceed 150 dwelling units per acre.

Intensity Limits: a floor area ratio of 1.5 for commercial; 2.0 for residential or mixed use; 3.25 in
the Wolfsonian Arts District, except as follows:

e For developments located on Washington Avenue between 6" Street and 7" Street, as
described in the Land Development Regulations, that comply with the requirements for
Residential Use Incentives in Policy RLU 1.2.8, the floor area ratio shall not exceed 4.0.

For developments located between 17th Street and Lincoln Road, from the east side of
West Avenue to the west side of Alton Road, and for properties located between 17th
Street and Lincoln Lane North, from the east side of Alton Road to the west side of Lenox
Court, that comply with the requirements for Residential Use Incentives in Policy RLU
1.2.8, the floor area ratio shall not exceed 3.0 for lots less than 45,000 square feet and
3.5 for lots greater than 45,000 square feet.
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POLICY RLU 1.1.10 HIGH INTENSITY COMMERCIAL (CD-3)

Purpose: To provide development opportunities for and to enhance the desirability and quality of
existing and/or new medium intensity commercial areas which primarily serve the entire City.

Uses which may be permitted: Various types of commercial uses including business and
professional offices, retail sales and service establishments, eating and drinking establishments;
apartment residential uses; apartment hotels; and hotels.

Other uses which may be permitted are accessory uses specifically authorized in this land use
category, as described in the Land Development Regulations, which are required to be
subordinate to the main use; and conditional uses specifically authorized in this land use category,
as described in the Land Development Regulations, which are required to go through a public
hearing process as prescribed in the Land Development Regulations of the Code of the City of
Miami Beach.

Density Limits: 150 dwelling units per acre.

Intensity Limits:

e a floor area ratio of 2.25 on lot area equal to or less than 45,000 sq. ft,;

a floor area ratio of 2.75 on lot area greater than 45,000 sq. ft.;

a floor area ratio 3.0 on oceanfront lots with lot area greater than 45,000 sq. ft.;

a floor area ratio of 2.0 on oceanfront lots in architectural district;

for developments located on Washington Avenue between 16" Street and 17" Street, as
described in the land development regulations, that comply with the requirements for
residential use incentives in policy RLU 1.2.8, the floor area ratio shall not exceed 4.0.

for developments with a lot line on the north side of Lincoln Road, between the east side of
Alton Road and the west side of Drexel Avenue as described in the land development
regulations, that comply with the requirements for residential use incentives in policy RLU
1.2.8, the floor area ratio shall not exceed 3.0;

for developments with a lot line on the south side of Lincoln Road, between the east side of
Alton Road and the west side of Drexel Avenue as described in the land development
regulations, that comply with the requirements for residential use incentives in policy RLU
1.2.8, the floor area ratio shall not exceed 2.75;

for developments located between 17" Street and Lincoln Lane North, from the east side of
Lenox Court to the west side of Meridian Court as described in the land development
regulations, that comply with the requirements for residential use incentives in policy RLU
1.2.8, the floor area ratio shall not exceed 3.0 for lots less than 45,000 square feet and 3.5 for
lots greater than 45,000 square feet;

for developments located between 17th Street and Lincoln Road, from the east side of West
Avenue to the west side of Alton Road, and for properties located between 17th Street and
Lincoln Lane North, from the east side of Alton Road to the west side of Lenox Court as
described in _the land development requlations, that comply with the requirements for
residential use incentives in policy RLU 1.2.8, the floor area ratio shall not exceed 3.0 for lots
less than 45,000 square feet and 3.5 for lots greater than 45,000 square feet;
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* * *

OBJECTIVE RLU 1.2: LAND USE REGULATION

Future growth and development, redevelopment and rehabilitation will be managed through the
preparation, adoption, implementation, and enforcement of land development regulations (LDR)
consistent with the Comprehensive Plan and with s.163.3202, F.S.

* * *

POLICY 1.2.8 RESIDENTIAL USE INCENTIVES

These provisions are hereby adopted to provide voluntary zoning incentives for non-transient
residential development. Where authorized in the underlying future land use category, and in
accordance with all applicable regulations set forth in the Comprehensive Plan and Land
Development Regulations, residential developments consisting solely of non-transient residential
units and allowable accessory uses shall be eligible for applicable incentives set forth in such
future land use category, subject to the following conditions:

1. Lodging Use Conversion and Prohibition. In order to be eligible for the residential use
incentives, the property shall be required to fully vacate any and all existing transient uses
including, but not limited to, bed & breakfast inn, hostel, hotel, apartment hotel, suite hotel,
or rooming house. Such transient uses shall be prohibited throughout the development
and at all times, in order to maintain the residential use incentives authorized for the
applicable future land use category.

2. Short Term Rental Conversion and Prohibition. In order to be eligible for the voluntary
residential use incentives authorized for the applicable future land use category, the
property owner(s) shall first be required to vacate any and all existing approvals for the
short-term rental of any apartment units on the property, except as may be provided for in
the land development requlations.

3. Covenant. As a condition of eligibility for the voluntary residential use incentives
authorized for the applicable future land use category, the property owner(s) shall first be
required to execute a restrictive covenant running with the land, in a form approved by the
City Attorney, affirming that throughout the building and at all times, no residential units on
the property shall be leased or rented for a period of less than six months and one day,
and that no transient uses including, but not limited to, bed & breakfast inn, hostel, hotel,
apartment hotel, suite hotel or rooming house, shall be permitted on the property. The
covenant shall expressly provide that an affirmative vote of six-sevenths of all members
of the city commission shall be required in order to release the covenant or to modify the
covenant in such a manner as to impose a less stringent restriction after it is executed.

SECTION 2. CODIFICATION.

It is the intention of the City Commission that this Ordinance be entered into the Comprehensive
Plan of the City of Miami Beach, FL, and it is hereby ordained that the sections of this Ordinance
may be renumbered or re-lettered to accomplish such intention; and that the word “ordinance”
may be changed to “section,” “article,” or other appropriate word.
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SECTION 3. REPEALER.
All ordinances or parts of ordinances in conflict herewith be and the same are hereby repealed.

SECTION 4. SEVERABILITY.
If any section, subsection, clause or provision of this Ordinance is held invalid, the remainder shall
not be affected by such invalidity.

SECTION 5. TRANSMITTAL.
The Planning Director is hereby directed to transmit this ordinance to the appropriate state,
regional, and county agencies as required by applicable law.

SECTION 6. EFFECTIVE DATE.

This Ordinance shall take effect until 31 days after the state land planning agency notifies the City
that the plan amendment package is complete following adoption, pursuant to Section 163.
3184(3), Florida Statutes.

PASSED AND ADOPTED this day of , 2026

Steven Meiner, Mayor
ATTEST:

Rafael E. Granado, City Clerk.
APPROVED AS TO FORM AND
LANGUAGE AND FOR EXECUTION

City Attorney Date
First Reading:
Second Reading:

Verified by:

Thomas R. Mooney, AICP
Planning Director
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