
Comprehensive Plan Amendment - Text and Map
Franjo Activity Center (FAC)

Zoning Amendment  Text and Map
Palmetto Bay Downtown District § 30-50.23

Second Reading of Ordinance
July 27, 2020
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Local government and agencies notified 
submittal is complete. 

(within 5 working days)

Review agencies send comments to DEO
and Village of Palmetto Bay

(within 30 days of receipt of complete amendment)

Affected person may request DEO to review 
impacts to affected party

Affected person includes:
• Affected local government
• Persons owning property, residing, or 

owning/operating a business within the Village
• Owners of real property that is the subject of the 

amendment
(must be within 30 days after transmittal)

DEO sends Objections, Recommendations, 
Comments

(30 days of receipt of complete amendment)

Department of Agriculture
(County only)

Department of Education
(Education Element only)
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Miami Dade County
RER, DERM, WASA, DTPW

South Florida Regional Planning Council

South Florida Water Management District

Florida  Department of Transportation, D6

Department of Environmental Protection

Department of State

Florida Fish and Wildlife Commission

Village of Palmetto Bay Local Planning Agency (LPA) 
Recommendation

Village of Palmetto Bay Mayor and Council 
First Reading to Transmit

Local government transmits three copies of 
the plan amendment to Department of 

Economic Opportunity (DEO) and one copy to 
each review agency within 10 business days
(local government may request review at transmittal)

Village Response
on or before September 14, 2020

(180 days of receipt of DEO response)

Jan 13, 2020

Jan 27, 2020

Feb 10, 2020

Feb 17, 2020

Mar 18, 2020

Mar 18, 2020

Comprehensive Plan Process



Adopted Amendment
with Objection or Deficiency

In Compliance
without Objection or ChallengeDEO notices Village of Palmetto Bay of  

completeness and deficiencies
(5 working days of receipt of amendment)

Adopted Amendment
becomes effective 31 Days after notice of 

completeness from DEO

DEO requests hearing with
Florida Division of Administrative Hearings

(within 30 days of issuing notice of completeness)

Administrative Proceeding
(challenge limited to agency comments related to 

adverse impact of important state resource or facility)
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Village of Palmetto Bay 2nd Hearing
to Adopt Amendment

(within 180 days of receipt of DEO response)

Affected Party Challenge
within 30 days or adoption

(August 29, 2019)

Village of Palmetto Bay Transmits Adopted 
Package with Executed Ordinance
to DEO and Participating Agencies

(within 10 working days)

DEO issues Notice of Intent
to find amendment not in compliance
No new issues after 21 days from NOI

In Compliance

Voluntary      
Compliance Agreement

DEO or Administrative 
Final Order

Effective Date of Order / Amendment
(90 days)

Village of Palmetto Bay Mayor & Council 
Second Reading to AdoptJuly 27, 2020

Comprehensive Plan Process



Franjo Activity Center History 4

• FAC approved in 2015 by Ordinance 2015-18 for 5,389 residential units
• of which 1,246 were held in reserve to be allocated by the Village Council

• and for 1,500,000 sq. ft. of “commercial/office/retail”,
• of which 500,000 sq. ft. was held in reserve to be allocated by the Village Council at 

the time of site plan.

• In 2016, the number of residential units permitted within the entire FAC was adjusted 
to 5,661 by Ordinance 2016-11



Comprehensive Plan & Zoning 5

Franjo Activity Center (FAC) is the same geographic 
area as Downtown Urban Village (DUV)

FAC is Comprehensive Plan designation
• Long range plan

• General land development regulation (land 
planning “constitution”)

• Regulates number of development units
• Based on population growth and demand 
• Based on limits of infrastructure

• Regulates with room for growth

DUV is the zoning district
• Immediate time frame

• Implements the FAC  

• Regulates detail and may be more restrictive

FAC
Comprehensive Plan 

Future Land Use Designation

DUV
Zoning Code District



Amend FAC Policy (Text Amendment)
6

Comprehensive Plan text amendment changes Future Land Use Element (FLUE) 
Policy 1.1.1. concerning the Franjo Activity Center (FAC), retaining existing FAC 
policy, and:

1) remove eligibility of FAC properties for transfer of development rights (TDR);

2)remove the allocation of floating Reserve Residential Units (RRU) and 
Commercial Reserve Units (CRU);

3) remove applicability of development bonus programs; and

4)reduce the total number of residential units in the FAC/Downtown District  
from 5,661 to 2,500. (LPA meeting)



FLUE Policy 1.1.1 - FAC (Text Amendment) 7

Franjo Activity Center (FAC): This designation encourages development or redevelopment that seeks to facilitate multi-
use and mixed-use projects that encourage mass transit, reduce the need for automobile travel, provide incentives for 
quality development, provide for the efficient use of land and infrastructure, provide for urban civic open space, and 
give definition to a pedestrian urban form.  The Franjo Activity Center is intended to support the achievement of a 
residential to non-residential balance that increases the opportunities for transportation demand management 
alternatives including but not limited to walking and transit, reduced vehicle miles traveled, and reduced single use 
trips. The Franjo Activity Center shall serve as a significant, multifamily, employment, office and commercial center of 
the Village.  
Development within the Franjo Activity Center shall: 

1. Focus on the effective mix of office, service, retail, entertainment, residential, community facilities, open space and 
transportation uses that will promote a lively, livable, and successful downtown area; 

2. Encourage a pedestrian oriented core; 
3. Promote mass transit and other forms of transportation as an alternative to the automobile that will link to the 

Miami-Dade mass transit system and the Village’s local I-bus service or any predecessor service thereto; 
4. Encourage the integration of transportation and transit systems with land use; 
5. Allow for development and redevelopment activities at varying density and intensity ranges., and allow for the 

transfer of densities and intensities for properties within the boundaries of the FAC, as may be permitted by the 
Village;

6. Promote compact, innovative land development; 
7. Promote creative situating of buildings, transportation routes, and open space to create vistas that will unite the 

downtown areas, link the downtown with the rest of Franjo Activity Center area, and 



FLUE Policy 1.1.1 - FAC (Text Amendment) - continued 8

Total densities and intensities of development within the Franjo Activity Center shall be as follows: 

Residential Land Uses – 2,5005,661 dwelling units., of which 1,246 are to be held in reserve by the Village to be 
allocated by the Village at the time of site plan approval;
Commercial/Office/Retail – 1,500,000 square feet., of which 500,000 square feet are held in reserve to be allocated by 
the Village at the time of site plan approval.
Urban Open Space/ Recreation Uses with a level of service within the FAC of .25 acres per 1,000 residents within the 
FAC.

Community facilities will continue to be permitted with the FAC designation.  Industrial uses and those uses which are 
determined to be detrimental to the goals of the FAC Master Plan are prohibited. 

The Village may use innovative land development regulations such as transit and pedestrian-oriented development, 
transfer development rights, development bonuses and minimum land use densities/intensities to ensure an 
appropriate land use pattern for the Franjo Activity Center.  These regulations shall encourage the integration of 
transportation and transit systems with land use in order to promote effective multi-modal transportation.



Map Amendment 9

Comprehensive Plan
Future Land Use Designation
re-designates 19.2-acre area

from:
Franjo Activity Center (FAC)
to:
Low Density Residential (LDR)

Zoning Map
re-designates 19.2-acre area

from:
Downtown Urban Village (DUV)
to:
Single Family Residential (R-1)



Map Amendment 10

Comprehensive Plan
Future Land Use Designation
re-designates 19.2-acre area

from:
Franjo Activity Center (FAC)
to:
Low Density Residential (LDR)

Zoning Map
re-designates 19.2-acre area

from:
Downtown Urban Village (DUV)
to:
Single Family Residential (R-1)



Intergovernmental Agency Responses
comprehensive plan amendment process

11



12Agency Responses: types
o No comment without review responses – agency’s jurisdiction is not 

impacted by proposed amendment

o No comment with review response - agency’s jurisdiction is not 
impacted by proposed amendment and is confirmed by letter

o Review with Comments:

• Finding of consistency with agency policies and programs

• Comments may be non-mandatory comments to refine consistency of 
the amendment with the agency’s policies and resources. Where 
recommendations are included, the agency suggests positive action to 
address comments 

• Comments, referred to as objections are mandatory comments to refine 
consistency of the amendment with the agency’s policies and resources.
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Agency / Local Government Response

Florida Department of Economic Opportunity (DEO)
Comments: 
1) Demonstrate accommodation of middle-range (10-year) growth projection.
2) Consistency of pedestrian downtown while reducing residential population.

Florida  Department of Transportation (FDOT) No response

Florida Department of Environmental Protection (FDEP) No response

Department of State (FDOS) No response

Florida Fish and Wildlife Commission No response

South Florida Water Management District (SFWMD) Comments: 1) Village needs to complete its Water Supply Plan Update

South Florida Regional Planning Council (SFRPC) Found consistent with Regional Plan (SFRPC board vote to approve 4-1)

Miami Dade County RER (includes DERM, WASA, DTPW)

Comments:
1) Map amendment reduces density within the Eureka Drive station area.
2) Reduction from 5,661 to 2,500 of overall residences that promote transit use.

City of Coral Gables No response

Village of Pinecrest No response

Town of Cutler Bay No response

Agency Responses



14Agency Responses: Miami-Dade County RER

• Generally consistent; however, 

• County asks consideration of amendment 
impact on transit-supportive development 
within ½ mile of station.

• Reference to Miami-Dade CDMP Policy LU-7F

CDMP Policy



15Agency Responses: Miami-Dade County RER

Urban
Center

Rapid
Transit 
Station

Eureka 
Rapid
Transit 
Station

station
core

CDMP Policy



16Agency Responses: Miami-Dade County RER

Explanatory excerpt from Miami-Dade RER Review



17Agency Responses: Staff Recommendation

1. Instruct staff to address comments
• Rigorous approach (revisit 2,500 residential unit limit)

• Open –ended approach (work with County and DEO to maintain flexibility, monitor needs and update 
in near future)

2. Define Village policy toward South Corridor rapid mass transit
• Consider planning for future
• Consider 2022 update of Village Comprehensive Plan
• Balance future possibilities with current needs and directions
• Consider alternatives (such as Smart Mobility Hubs Plan and First  / Last Mile plans)

3. Define Village Policy toward walkable environment



18Amend Zoning Code  §30-50.23 (Text Amendment)



19Amend Zoning Code  §30-50.23 (Text Amendment)

2. Pertinent to the entire district
now includes Downtown Zoning District residential limit of 2,500

1. Procedures

3. Pertinent to each sector

4. Architectural and form regulations

5. Sustainability & Resiliency (new section)

6. Landscape (new section)

7. Definitions (additional changes forthcoming)



20Residential Density: Existing
DUV Density PlanDUV Sector Plan

Blue:      24 DU/acre gross

Yellow:  14 DU/acre gross



21Residential Density: Proposed

Downtown Maximum:
2,500 total residential units
Reduced from 5,661

DUV Density Plan

Proposed
Downtown Zoning District
Sector Plan
regulates residential density

Island Sector 54 DU/acre gross

Eureka Sector 43 DU/acre gross

Main Street Sector 32 DU/acre gross

Neighborhood Sector 24 DU/acre gross

Blue:      24 DU/acre gross

Yellow:  14 DU/acre gross



22Residential Density:
relationship between site-specific density and district limit

Existing FAC & DUV
4,415 DU 
as of right

Total w RRU = 5,661 DU
Basis:

FAC Market Study
FAC Traffic Analysis

FAC & Downtown
Proposed

Limit
2,500 DU

Basis: Policy

LOWER LIMIT REQUIRES:
• Monitoring
• 2022 EAR-based amendment
• Update analyses

Reserve Units
1,246 DU

Allocation by Council
Basis: Market Study 

& Traffic Analysis



23Proposed Zoning
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26Proposed Zoning
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27Building Heights by Sector
DUV Sector Plan

Proposed
Downtown Zoning District
Sector Plan
regulates building height

Island Sector: 5 stories & 65’

Eureka Sector: 5 stories & 65’

Main Street: mixed use: 5 stories & 65’
single use: 4 stories & 5o’

Neighborhood: 3 stories & 36’DV Sector
5 stories,

8 with bonuses

UV Sector
5 and 8

NV Sector
5 and 6



28Permitted Uses

in Section 3: 30-50.23.2-06



29Permitted Uses:
Residential



30Permitted Uses:
Non-Residential
& Mixed Use

• Mixed Use is defined more clearly

• Live-Work Units are added and defined



31Permitted Uses: Non-Residential & Mixed Use
Live-Work Units Defined
• Minimum area of 625 sq. ft.
• Ground story use
• Counts as ½ of a residential unit for density calculations
• Commercial part separated by partition wall on a single level 

or by mezzanine or two levels
• Work area greater that 200 sq. ft. or 32% of area                    

(not a home office)
• External door to street for commercial use
• Internal door to building for residential use
• Full kitchen
• At least 1 full bath
• Sign on outside door transom or 2 sq. ft. plaque
• All supplies completely contained within
• No variances may be granted for above
• Parking = residential component + ½ commercial part
• Annually renewed Certificate of Use required
• Permitted occupations criteria provided in code



32Parking

in Section 3: 30-50.23.2-07



33Parking:
Requirement
Parking to be provided by:

On-Site:
 Surface or multi-level structure
 Roof of structure programmed with:

• amenity deck (private open space),
• green roof as defined in Section 30-50.23.6,
• renewable energy generation, and/or
• renewable water heating systems
• water reclamations systems.

Off-Site:
 Within 1,000 feet of front entrance
 By covenant
 Parking structure requirements same as on-site

On Street:
 Adjacent street, perimeter of property only

Within Structures:
 Mechanized Parking
 Valet Parking
 Tandem Parking



34Parking:
Special Needs

Table 9 Special Needs:
 Counts toward total requirement

Bicycle:

 1 bicycle space for every 10 vehicular spaces required

 Minimum 25% of the spaces along primary street

 Adequate and accessible bicycle racks at all public 
buildings and public spaces



35Parking:
Shared Use

 Counted toward parking requirements with the following conditions:
 Based on temporal complimentary use in which one use occupies the space at a different time than another. 
 Based on internal capture in which persons walk from one use to another. 
 Within a mixed-use property or among adjacent properties, pursuant to Table 8, and

 Adjacent property with one common property line or
 Located directly across a street, intersection or other public right-of-way
 Covenant required

 Director shall approve any shared parking spaces, and the number 
that may be shared shall be calculated by Table 8:

The parking required for any two functions is calculated by dividing the number of 
spaces required by the lesser of the two uses by the appropriate factor from Table 
8 and adding the result to the greater use parking requirement. If there is another 
use that is not indicated in the sharing factor chart, then the sharing factor of 1.1 
shall be used.



36Architecture

in Section 4: 30-50.23.4



37Architectural Standards
Frontages:

1.  Gallery

2.  Storefront

3.  Forecourt



38Architectural Standards
Frontages:

4.  Canopy

5.  Porch (only in Neighborhood Sector)

6.  Service (not on frontage)



39Architectural Standards
Other Regulations:

 Section also includes subsections on:

• Service location, placement, safety, screening and other 
aesthetic standards for trash and utilities

• Access standards for parking and general services

• Lighting – on site and street

• General development standards



40Sustainability &
Resiliency

in Section 5: 30-50.23.5



41

Green Building Standards
• For all governmental buildings

• For all non-governmental buildings over 10,000 sq. ft.

• Developments that request a right-of-way encroachment

• Achieve baseline 3rd party certification to promote sustainable practices
• LEED
• Energy Star for Buildings
• National Green Building Standard
• Florida Green Building Coalition
• Other similar ratings

• Reserved section for green building bonding

Sustainability and Resiliency



42Landscape

in Section 6: 30-50.23.6
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Intent:
• Prevent destruction of existing tree canopy and promote its expansion
• Improve aesthetic appearance of new development
• Protect existing landscape
• Promote using drought and salt-tolerant species
• Promote use of trees and shrubs for energy conservation
• Provide more tree canopy for shade
• Improve stormwater management
• Ameliorate noise and light pollution
• Mandate the use of native species per the Miami-Dade Landscape Manual
• Eradicate invasive and non-native species per the Miami-Dade Landscape Manual

Landscape



Issues
brought by individuals

44



45

Split Sectors on Single Property



thank you!
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