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Committee Referrals – C4 U

       
       COMMISSION MEMORANDUM

TO: Honorable Mayor and Members of the City Commission

FROM: Commissioner Tanya K. Bhatt

DATE: December 11, 2024

TITLE: REFERRAL TO THE FINANCE AND ECONOMIC RESILIENCY COMMITTEE TO 
DISCUSS THE STATUS OF THE BYRON CARLYLE PROJECT AND THE 
STRUCTURE FOR THE CONTEMPLATED RFP(S).

RECOMMENDATION

BACKGROUND/HISTORY

ANALYSIS

Please place on the December 11, 2024 City Commission agenda a referral to the January 2025 
Finance and Economic Resiliency Committee (“FERC”) to discuss the status of the Byron Carlyle 
Project and the Structure for the contemplated RFP(s).

The Byron Carlyle Theater complex, located at 500 71st Street in North Beach, has long been a 
focal point for arts and culture in the area. Originally opened in 1968 as Twin Cinemas, the City 
of Miami Beach acquired the theater in 2001, with the intention of revitalizing it as a cultural venue 
to support economic development and enhance the arts scene in North Beach. After a partial 
renovation, the City entered into a Management Agreement in 2014 with Living Arts Trust d/b/a 
O Cinema. However, due to the deteriorating condition of the building, the City closed the theater 
in October 2019.

Since its closure, several discussions have taken place regarding the future of the Byron Carlyle 
Theater. In September 2021, the City Commission referred the matter to FERC to explore options 
for the future of the theater. This led to the approval of $400,000 in funding for conceptual designs 
and charettes for the redevelopment of the Byron Carlyle Theater as a multi-purpose cultural arts 
center, with the possibility of incorporating workforce housing. Furthermore, the voters of Miami 
Beach approved a $159 million General Obligation Bond for Arts and Culture, which included 
$30,570,000 earmarked for the redevelopment of the Byron Carlyle Theater.

Following discussions, including a May 2024 recommendation by FERC and the North Beach 
CRA Advisory Committee, the Commission approved the inclusion of workforce housing in the 
redevelopment project. The project is also poised to incorporate other cultural and community 
uses that align with the surrounding neighborhood.

As part of the next steps, AMS Planning and Research (AMS) and TheaterDreams are working 
with the City to develop an operational model for the center and structure the Request for 
Proposals (RFP) for the project. However, several important steps remain in the process, 
including finalizing the governance structure, confirming the programmatic design, and issuing 
the RFP for a workforce housing builder/developer.
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DISCUSSION ITEMS:
 
I would like for the FERC to discuss the following points:
 
1. Project Overview and Status Update:

 Review the current status of the Byron Carlyle Project, including the inclusion 
of workforce housing and other potential uses, as well as the progress made 
in conceptual designs and planning.

 Discuss the timeline outlined by AMS for the completion of the remaining tasks, 
including the development of an operating model, creation of an operating pro 
forma, and the issuance of an RFP.

2. Contemplated RFP Structure:
 Review the structure and scope of the anticipated RFP(s) for the project, 

focusing on the selection process for the development/operating partner, as 
well as the procurement of a workforce housing developer/builder.

 Consider the governance structure for the new cultural arts space, including 
options such as a not-for-profit, city trust, or other appropriate models, and the 
potential impact of each on the procurement process.

 Discuss the desired qualifications for the workforce housing component, 
ensuring it aligns with the City’s goals of providing affordable housing for 
cultural and artistic workers while maintaining compatibility with the 
surrounding neighborhood.

3. Potential Challenges and Opportunities:
 Identify any challenges in the current planning and procurement process, 

particularly regarding the integration of workforce housing and cultural spaces 
within the same project.

 Explore opportunities to streamline the timeline, including the possibility of 
utilizing a Public-Private Partnership (P3) to expedite the development 
process, as well as ways to align the project with broader city goals for arts and 
culture, workforce housing, and economic resilience.

4. Next Steps and Timeline:
 Discuss the next steps for the City in advancing the Byron Carlyle Project, 

including any further coordination required between AMS, the City 
administration, and potential developers or partners.

 Review the projected timeline for completing the planning, procurement, and 
construction phases of the project, and the potential for reducing delays 
through efficient planning and partnerships.

 
The Administration should be prepared to address the above discussion points at Committee. 

FISCAL IMPACT STATEMENT

N/A

Does this Ordinance require a Business Impact Estimate?  
(FOR ORDINANCES ONLY)

If applicable, the Business Impact Estimate (BIE) was published on: 
See BIE at: https://www.miamibeachfl.gov/city-hall/city-clerk/meeting-notices/

FINANCIAL INFORMATION

https://www.miamibeachfl.gov/city-hall/city-clerk/meeting-notices/
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CONCLUSION

Applicable Area 

Citywide

Is this a “Residents Right to Know” item, 
pursuant to City Code Section 2-17?

Is this item related to a G.O. Bond 
Project? 

No No

Was this Agenda Item initially requested by a lobbyist which, as defined in Code Sec. 2-481, 
includes a principal engaged in lobbying?  No

If so, specify the name of lobbyist(s) and principal(s):  

Department

City Attorney

Sponsor(s)

Commissioner Tanya K. Bhatt

Co-sponsor(s)

Condensed Title

Ref: FERC - Status of Byron Carlyle Project and Contemplated RFP Structure. (Bhatt)



Byron Carlyle Cultural 
Center
Update to Commission
Friday, January 10, 2025



Building Definition



W h a t  d e f i n e s  a  s c e n a r i o ?

Three scenar ios for  d iscussion
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Building 
Program & 

Capital Cost 
Scenario

Building Program
• Net Square Feet
• Gross Square Feet

Capital Cost
• Total Construction Cost
• Total Project Cost



Performing and Cultural Arts 
centers Net-to-Gross sf typically 
1:50 to 1:65 of total assignable NSF

Net to Gross:
Walls and 
Structure

Back-of-House 
Circulation

Mech, Elec, 
and IT rooms

Assignable 
Net Sq. ft.

Assignable nsf Mech. 
Rooms

walls / structure

circulation
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B u i l d in g  P r og ra m:  N e t- to-G ross  S q F t
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C a p i ta l  C o s t :  C o n s t ruct ion  t o  T o ta l  P r o jec t  C o s t



Three scenar ios between $30M Bond and maximum act iv i ty
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Resources Available
User Activity, 

Facility & 
Technology Needs

Building 
Program & 

Capital 
Cost

  Capital Cost

Activity    M
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u

m

M
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x
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u
m321

E a c h  m e e t s  C i t y ’ s  d e s i r e d  o u t c o m e s  f o r  t h e  p r o j e c t



  Capital Cost

Activity  

W h a t  m a y  b e  d e l ivere d  w i t h  t h e  c o m m it te d  $ 3 0 M B o n d
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Scenario 1: Bond

• Studio Theater (250 seats)
• Backstage Support (18 occ.)
• Lg Rehearsal/Event (60 occ.)
• Small Rehearsal (30 occ.)
• Small Classrooms (2x 12 occ.)
• Recording Suite
• Banquet Warming Kitchen
• Offices (8 occ.)
• Conference Room (8 occ.)
• Gallery / Reception Room (50 

seated)

Building Program SqFt
• 17,816 NSF 
• 27,270 GSF

Capital Cost
• $29.7M construction
• $38.7M total project 

cost

STAGE

250-SEAT
STUDIO THEATER

BACK OF 
HOUSE 

SUPPORT

PUBLIC 
CIRCULATION / 

SERVICES

BUILDING
ADMIN/SERVICES

RECEIVING 
STORAGE

GALLERY

EVENTS 
REHEARSAL
EDUCATION   



Activity  

S up plement in g  $ 3 0 M  B o nd w i t h  p h i l an t hrop i c  c o nt r i bu t i ons
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Capital Cost
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Scenario 2: Intermediate

• Studio Theater (350 seats)
• Backstage Support (18 occ.)
• Lg Rehearsal/Event (60 occ.)
• Screening Room #1 (75 occ.)
• Small Rehearsal (38 occ.)
• Small Classrooms (2x 15 occ.)
• Recording Suite
• Banquet Warming Kitchen
• Offices (10 occ.)
• Conference Room (8 occ.)
• Gallery/Reception Room (50 

seated)

Building Program SqFt
• 21,690 NSF 
• 32,820 GSF

Capital Cost
• $35.1M construction
• $45.6M total project 

cost

STAGE

350-SEAT
STUDIO THEATER

BACK OF 
HOUSE 

SUPPORT

PUBLIC 
CIRCULATION / 

SERVICES

BUILDING
ADMIN/SERVICES

RECEIVING 
STORAGE

GALLERY

EVENTS 
REHEARSAL
EDUCATION   



Capital Cost

Activity    

A  f u nd a menta l l y  d i f fe rent  p r o jec t  m e et s  t h e  c o m p reh ens i ve  
n e e ds  h e a r d  f r om  l o ca l  c u l t ura l  u s e r s

Page 9M
in

im
u

m

M
a

x
im

u
m

Scenario 3: 
Comprehensive
• Studio Theater #1 (350 seats)
• Studio Theater #2 (150 seats)
• Backstage Support (86 occ.)
• Lg Rehearsal/Event (100 occ.)
• Small Rehearsal (38 occ.)
• Screening Room #1 (120 occ.)
• Screening Room #2 (75 occ.)
• Classrooms (2x 15 occ.)
• Recording Suite
• Banquet Warming Kitchen
• Offices (16 occ.)
• Conference Room (12 occ.)
• Gallery / Reception (80 seated)

Building 
Program SqFt
• 35,695 NSF
• 54,435 GSF

Capital Cost
• $56.7M 

construction
• $73.7M total 

project cost

STAGE

350-SEAT
STUDIO THEATER

BACK OF 
HOUSE 

SUPPORT

PUBLIC 
CIRCULATION / SERVICES

BUILDING
ADMIN/SERVICES

RECEIVING 
STORAGE

GALLERY

EVENTS 
REHEARSAL
EDUCATION   

150-SEAT
STUDIO 

THEATER

(2) SCR.
ROOMS



  Capital Cost

Activity    

T hr ee  s c e n ar ios  b e tween  $ 3 0 M B o nd  a n d  m a x i m u m a c t i v i ty
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Scenario 1: Bond

Minimum number of spaces and 
capacities, while allowing for varied 
and diversity of space for cultural 
users and community. 

• Focuses on smaller users
• Limits simultaneous activity
• Minimum capacity live 

performance, rehearsal, and 
classroom space

• Minimum office and support 
space

Scenario 2: Intermediate

Minimum number of spaces but larger 
capacities, while allowing for varied and 
diversity of space and scale for cultural users 
and community. 

• Focuses on small to mid-size users 
(theater increased in capacity)

• Some simultaneous activity (introduction 
of a screening room for film)

• Live performance, film screening, 
rehearsal, and classroom space, most at 
optimal capacity

• Modest office and support space

Scenario 3: Comprehensive

Maximum number of spaces and capacities per 
demand, meeting comprehensive need for varied 
and diversity of space and scale for cultural users 
and community. 

• Multiple theaters and screening rooms for film 
allows most diverse use with simultaneous 
activity enabled

• Expanded programmatic and community 
space (gallery/reception room)

• Live performance, film screening, rehearsal, 
and classroom space, all at optimal capacity

• Generous office and support space

$29.7M construction / 
$38.7M total project cost

$35.1M construction / 
$45.6M total project cost

$56.7M construction / 
$73.7M total project cost

17,816 NSF 
27,270 GSF

21,690 NSF 
32,820 GSF

35,695 NSF 
54,435 GSF



Development 
Recommendations



Not-for-Profit 
Operator

“Friends of 
the Byron”

Needed Qualities: long-term commitment to vision 
and important part of project capital stack

Commitment to delivering impact of the Byron Carlyle 
Cultural Center with a neutral bias towards the many 
cultural groups envisioned to be served

Prepared to expend significant time, generate 
development capital, and provide expertise towards 
project delivery and long-term success 

Recommendation: newly incorporated 501(c)3 for this 
express and sole purpose

“Friends of the Byron” notably recommended as it has 
demonstrated commitment to vision and is gathering 
a group of influential and generous citizens 
committed to a cultural institution in North Beach
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Board of  D i rectors
“Fr iends of  the  Byron”
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Rafael Paz Former City Attorney for the City of Miami Beach. Partner at Bilzin Sumberg in the Land Development & Government Relations Group. 

David Sexton Normandy Fountain Business Asc. president, Chair of the MB Cultural Arts Council. Sits on the North Beach CRA and GO Bond 
Committees. Founded Friends of the Byron. 

Gabrielle Fraenkel Bachow Former Chief of Staff, School Planning & Development NYC. Current educational consultant for WeWork founders, 
Adam and Rebekah Neumann.

Don Worth National Trust for Historic Preservation Award/ Miami Marine Stadium.

Daniel Veitia Urban Resource/Property Management. Former MB Planning Board member. Current GO Bond Committee member. 

David Kahn Kahn and Kahn Real Estate Law. 

Bruce Carter National Endowment for the Arts Chair Appointed by Obama. Former Professor at NYU University. 

Daniel Hadar Rabbi of Temple Moses. Member of the Normandy Fountain Business Association.

Manning Salazar Owner and President, Attracting Solutions. VAR / Managed Service Provider (MSP), on demand and custom services, IT products 
sales and support. Board member for Miami Beach United and the ACLU. On the North Beach CRA Committee. 

Paula King Community Activist and president of the Biscayne Beach Neighborhood Association.

Hayley Amanuel Project Manager for Lefferts Real Estate Developer.



P e n din g  d e ve l opmen t  p a r tner ,  c u r ren t  r e com menda t i on s  f o r  
c o m bine d  c u l t ure/workforce  h o u s i n g  p r o j ec t
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Land lease to NFP
Bond issuance to NFP as 
grant
Owner

Not-for-Profit Cultural Operator

Project development lead
Reporting requirements on 
the Bond
Brings performing arts 
specialists to the design 
team

Finances the construction 
(cultural)

Developer Partner for 
Workforce Housing

Hires the design team
Finances the construction 
(workforce housing)
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P
h

a
se Manager of the 

cultural facility
Manager of the 
housing facility

City of Miami Beach

Develop RFP and solicit 
development partner

Build and empower not-for-
profit (NFP) operating partner
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Thank you!
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ON CARLYLE THEATER  

PRE-PLANNING  

PLANNING  

PROCUREMENT  

DESIGN  

PERMITTING  

CONSTRUCTION  

  BYRON CARLYLE THEATER 77.20 months May 1, 2023 Sep 1, 2029 25.27

1  BYRON CARLYLE THEA… 77.20 months May 1, 2023 Sep 1, 2029 25.27

1.1 PRE-PLANNING 490 days May 1, 2023 Sep 1, 2024 100

1.2 PLANNING 273.88 days Sep 1, 2024 Jun 1, 2025 34.88

1.3 PROCUREMENT 245 days Jun 1, 2025 Feb 1, 2026 0

1.4 DESIGN 273 days Feb 1, 2026 Nov 1, 2026 0

1.5 PERMITTING 273 days Nov 1, 2026 Aug 1, 2027 0

1.6 CONSTRUCTION 762 days Aug 1, 2027 Sep 1, 2029 0

  Task Name Duration Start Finish % Com…
2022 2023 2024 2025 2026 2027 2028 2029

Q Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q

Baseline Schedule for Cultural Center 
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