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When you speak, you must come to the podium in the front and clearly state your name and address for the record.  Please turn off or mute 
your cell phone or pager at the start of the meeting.  Please be advised that if you don’t turn off your cell phone or pager and it rings, you 
will be asked to leave the chambers.

MEETING OF THE 
PLANNING AND ZONING BOARD

QUASI­JUDICIAL PUBLIC HEARING
March 20, 2018

AGENDA

CALL TO ORDER:  Set for 7:00 p.m.

PLEDGE OF ALLEGIANCE

ROLL CALL

1.  Request for approval for a new multi­family dwelling for “Driftwood” located at 9955 E. 
Bay Harbor Drive, Lots 19­21 of Block 4. On February 6th the Board denied the project. 
The  developers  have  made  changes  as  per  the  Boards  request.  The  Developers  are 
proposing  to  construct  a  thirty­five  (35) dwelling unit mid  rise  residential  development. 
The  proposed  units  range  from  1,877  to  2,739  sq.  ft.  of  a/c  plus  balconies,  etc.  The 
proposed design incorporates one trapezoid shaped 7 story building positioned on top of a 
partially  depressed parking  garage @  max.  75  feet  above  BFE.  The  developer  will  be 
required to obtain 9 Transfer of Development Rights (TDR). Enclosed please find the site 
plan and elevations. (Item #1)  

 
* Staff Review: Design meets Town Code and was approved by the Development Review 
Committee pending the approval of 9 Transfer of Development Rights.

 
PUBLIC COMMENT ­ PUBLIC COMMENT ­ for the purpose of hearing any public comment with 
respect to an application for site plan approval at 9955 E. Bay Harbor Drive. 
 
CONCLUSION OF QUASI­JUDICIAL PUBLIC HEARING

2.  Discussion and recommendation requested by the Town Council regarding the design standards 
for  single  family  homes  on  the  West  Island.  Enclosed  is  a  study  provided  by  Town  Planner 
Michael Miller. 

   
ADJOURNMENT: Approximately 8:00 p.m.

Pursuant to Florida Statutes 286.0105, the Town hereby advises the public that should any person decide to appeal any decision of the Planning and 
Zoning Board with respect to any matter to be considered at this meeting or hearing, he or she will need a record of the proceedings, and that, for such 
purposes he or she may need to ensure that a verbatim record of the proceedings is made, which record includes the testimony and evidence upon 
which the appeal is to be based.
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AGENDA ITEM REPORT
March 20, 2018

ITEM NUMBER: 1.
  
ITEM: Request for approval for a new multi-family dwelling for “Driftwood” located at 9955 E. 
Bay Harbor Drive, Lots 19-21 of Block 4. On February 6th the Board denied the project. The 
developers have made changes as per the Boards request. The Developers are proposing to 
construct a thirty-five (35) dwelling unit mid rise residential development. The proposed units 
range from 1,877 to 2,739 sq. ft. of a/c plus balconies, etc. The proposed design incorporates one 
trapezoid shaped 7 story building positioned on top of a partially depressed parking garage @ 
max. 75 feet above BFE. The developer will be required to obtain 9 Transfer of Development 
Rights (TDR). Enclosed please find the site plan and elevations. (Item #1) 

  
DESCRIPTION:
PUBLIC COMMENT - for the purpose of hearing any public comment with respect to an 
application for site plan approval at 9955 E. Bay Harbor Drive.
  
RECOMMENDED ACTION:
Design meets Town Code and was approved by the Development Review Committee pending 
the approval of 9 Transfer of Development Rights.

 
  
FINANCIAL ANALYSIS:

  
BUDGET IMPACT:

  

 
Submitted By: Ayanidys Martinez
 

 
ATTACHMENTS
1. PZ Staff Driftwood Report Feb 26 2018 PZ Staff Driftwood Report Feb 26 2018.pdf
2. Driftwood3.20.18 Driftwood3.20.18.pdf
 















ENTITLEMENTS PACKAGE
TOWN OF BAY HARBOR ISLANDS

DRIFTWOOD
9955 EAST BAY HARBOR DRIVE
BAY HARBOR ISLANDS, FL 33154

Submitted to: Town of Bay Harbor Islands
Architect: Stantec

Structural Engineer: Stantec
Mechanical Electrical and Plumbing Engineer: Stantec

Civil/Traffic Engineer: VSN Engineering 
Landscape Architect: Dave Bodker Landscape Architecture

Land Use: Bercow Radell Fernandez & Larkin
Owner: The Congress Group

Zoning Submittal:  17 November, 2017
Revised Submittal:  14 December, 2017

Revised Submittal:  22 February, 2018
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Owner:

Congress Group
1000 Brickell Ave, Suite 720
Miami, FL 33131
T: 305.372.7500

Landscape Architect:

Dave Bodker Landscape Architecture / 
Planning Inc.
601 North Congress Avenue, Suite 105-A 
Delray Beach, Florida 33445
T: 561.276.6311

Surveyor:

Delta Mapping and Surveying, Inc.
13301 SW 132nd Ave, Unit 117 
Miami, Florida 33186
T: 786.429.1024

Civil / Traffic Engineer:

VSN Engineering
8500 W Flagler Street, Suite 113
Miami, Florida 33144
T: 305.551.6267

Land Use:

Bercow Radell Fernandez                 
& Larkin
200 S. Biscayne Boulevard, Suite 850
Miami, FL 33131
T: 305.377.6236

Architect:

Stantec Architecture
One Biscayne Tower  Suite 1670
2 S Biscayne Boulevard
Miami, Florida 33131
T: 305.482.8700
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E-1:	 RENDERED PERSPECTIVE ILLUSTRATIONS

E-2:	 Perspective View - Water
E-3:	 Perspective View - Street
E-4:	 Perspective View - Drop off
E-5:	 Aerial View - East
E-6:	 Aerial View - West

L-1:	 LANDSCAPE PLANS

L-2:	 Existing Tree Plan
L-3:	 Planting Plan
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L-5:	 Details, Notes, Specifications
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A-2:	 Certified Land Survey
A-3:	 Location Map
A-4:	 Key Site Photos
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A-6:	 Proposed Site Plan Diagram

B-1:	 ZONING DIAGRAMS

B-2:	 Zoning Analysis - Zoning Legend
B-3:	 Zoning Diagrams - Site Metrics
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B-5:	 Zoning Diagrams - Setbacks

C-1:	 PROPOSED FLOOR PLANS

C-2:	 Basement Level Floor Plan
C-3:	 Site / Ground Level Floor Plan
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C-6:	 Level 04-05 Floor Plan
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C-8:	 Roof Level Floor Plan

D-1:	 BUILDING ELEVATIONS & SECTIONS

D-2:	 Elevations - Material Palate
D-3:	 Proposed Elevations - East
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D-9:	 Proposed Sections

INDEX & PROJECT TEAM



  A-1PROJECT # 219420547

99
55

 E
 B

AY
 H

A
R

BO
R

 D
R

IV
E,

 B
AY

 H
A

R
BO

R
 IS

LA
N

D
S, 

 F
L 

33
15

4
O

ne
 B

isc
ay

ne
 T

ow
er

 S
ui

te
 1

67
0

Tw
o 

So
ut

h 
Bi

sc
ay

ne
 B

lv
d

, M
ia

m
i, 

Fl
  3

31
31

T.
 3

05
.4

82
.8

70
0

w
w

w
.st

an
te

c.
co

m

Lic
#

: A
A

26
00

07
33

A
nd

re
w

 W
. B

ur
ne

tt 
Lic

#
: A

R9
84

95

D
R

IF
T

W
O

O
D

SITE

A-1:	 SITE

A-2:	 Certified Land Survey
A-3:	 Location Map
A-4:	 Key Site Photos
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LEGAL DESCRIPTION:  Lots 19 and 20, Block 4, BAY HARBOR ISLAND, according to the Plat thereof, as recorded in
Plat Book 46 at Page 5, of the Public Records of Miami-Dade County, Florida.  (folio no. 13-2227-001-0960)

TOGETHER WITH:

Lot 21, Block 4, BAY HARBOR ISLAND, according to the Plat thereof, as recorded in Plat Book 46, at Page 5, of the
Public Records of Miami-Dade County, Florida.  (folio no. 13-2227-001-0970)

SURVEY FOR:  CONGRESS DRIFTWOOD, LLC
                         9927-9955 E. BAY HARBOR DRIVE
                         BAY HARBOR ISLANDS, FL  33154

I HEREBY CERTIFY:   That the BOUNDARY SURVEY of the above captioned property was completed under my
supervision and/or direction, to the best of my knowledge and belief.  This survey meets or exceeds the Standards
of Practice set forth by the Florida Board of Land Surveyors in Chapter 5J-17 Florida Administrative Code.
Pursuant to Section 472.027, Florida Statutes.

                                                                                      DELTA MAPPING AND SURVEYING, INC.

DELTA MAPPING AND SURVEYING, INC.
13301 SW 132 AVENUE, SUITE 117
MIAMI, FLORIDA   33186                                     WALDO F. PAEZ    DATE SIGNED:_______________
                                                                                  PROFESSIONAL SURVEYOR AND MAPPER, NO. 3284
CERTIFICATE OF AUTHORIZATION                                   STATE OF FLORIDA
L.B. NO. 7950
STATE OF FLORIDA

786-429-1024
FAX:  786-592-1152

1)FLOOD ZONE:   AE          BASE:    +9'         PANEL NO. 12086C0144l
COMMUNITY NO. 120637      DATE OF MAP: 9-11-09
2)THERE MAY BE ADDITIONAL RESTRICTIONS THAT ARE NOT SHOWN ON THIS SURVEY THAT MAY BE FOUND IN
THE PUBLIC RECORDS OF THIS COUNTY
3)EXAMINATION OF ABSTRACT OF TITLE WILL HAVE TO BE MADE TO DETERMINE RECORDED INSTRUMENTS, IF
ANY, AFFECTING PROPERTY
4)THIS CERTIFICATION IS ONLY FOR THE LANDS AS DESCRIBED, IT IS NOT A CERTIFICATION OF TITLE, ZONING,
EASEMENTS, OR FREEDOM OF ENCUMBRANCES.  ABSTRACT NOT REVIEWED
5)LOCATION AND IDENTIFICATION OF UTILITIES, IF ANY ARE SHOWN IN ACCORDANCE WITH RECORDED PLAT
6)OWNERSHIP IS SUBJECT  TO OPINION OF TITLE
7)TYPE OF SURVEY:  BOUNDARY SURVEY
8)THE HEREIN CAPTIONED PROPERTY WAS SURVEYED AND DESCRIBED BASED ON THE SHOWN LEGAL
DESCRIPTION: PROVIDED BY CLIENT
9)SURVEY MAP AND REPORT OR THE COPIES THEREOF ARE NOT VALID AND FOR REFERENCE ONLY, UNLESS
SIGNED AND SEALED WITH THE ORIGINAL RAISED SEAL OF A FLORIDA LICENSED SURVEYOR AND MAPPER
10)THIS PLAN OF SURVEY, HAS BEEN PREPARED FOR THE EXCLUSIVE USE OF THE ENTITIES NAMED HEREON.  THE
CERTIFICATE DOES NOT EXTEND TO ANY UNNAMED PARTIES
11)UNDERGROUND UTILITIES ARE NOT DEPICTED HEREON, CONTACT THE APPROPRIATE AUTHORITY PRIOR TO
ANY DESIGN WORK OR CONSTRUCTION ON THE PROPERTY HEREIN DESCRIBED.  SURVEYOR SHALL BE NOTIFIED AS
TO ANY DEVIATION FROM UTILITIES SHOWN HEREON.
12)THE SURVEYOR OF RECORD DOES NOT DETERMINE OWNERSHIP OF FENCES.  MEASUREMENTS SHOWN
HEREON DEPICT PHYSICAL LOCATION OF FENCE
13)ACCURACY: THE EXPECTED USE OF LAND AS CLASSIFIED IN THE MINIMUM TECHNICAL STANDARDS (5J-17 FAC),
IS "SUBURBAN" . THE MINIMUM RELATIVE DISTANCE ACCURACY FOR THE TYPE OF BOUNDARY SURVEY IS 1 FOOT
IN 7,500 FEET. THE ACCURACY OBTAINED BY MEASUREMENT AND CALCULATION OF A CLOSED GEOMETRIC
FIGURE WAS FOUND TO EXCEED THIS REQUIREMENT
14)IN SOME INSTANCES, GRAPHIC REPRESENTATIONS HAVE BEEN EXAGGERATED TO MORE CLEARLY ILLUSTRATE
RELATIONSHIPS BETWEEN PHYSICAL IMPROVEMENTS AND/OR LOT LINES.  IN ALL CASES, DIMENSIONS SHOWN
SHALL CONTROL THE LOCATION OF THE IMPROVEMENTS OVER SCALED POSITIONS.
15)NO ATTEMPT HAS BEEN MADE TO LOCATE ANY FOUNDATION BENEATH THE SURFACE OF THE GROUND.
16)CONTACT THE APPROPRIATE AUTHORITY PRIOR TO ANY DESIGN WORK ON THE HEREIN DESCRIBED PARCEL
FOR BUILDING AND ZONING INFORMATION.
17)ADDITIONS OR DELETIONS TO SURVEY MAPS OR REPORTS BY OTHER THAN THE SIGNING PARTY OR PARTIES IS
PROHIBITED WITHOUT WRITTEN CONSENT OF THE SIGNING PARTY OR PARTIES

IF ELEVATIONS ARE SHOWN, THEY ARE BASED ON A CLOSED LEVEL LOOP USING THIRD ORDER
PROCEDURE AND ARE RELATIVE TO THE NATIONAL GEODETIC VERTICAL DATUM OF 1929.
+O.O DENOTES EXISTING ELEVATION
ELEVATION REFERS TO THE NATIONAL GEODETIC VERTICAL DATUM OF MEAN SEA LEVEL OF 1929
BENCHMARK:   S-243  ELEVATION:  +11.77'
LOCATOR INDEX:  2225

BEARINGS HEREON ARE REFERRED TO AN ASSUMED VALUE OF NORTH 63 DEGREES 53 SECONDS 34 MINUTES
EAST FOR THE SOUTHERLY LINE OF LOT 21

FIELD SURVEY DATE:   9-29-17            SCALE:  1' = 20'                 DRAWN BY: M.G.
DRAWING DATE:   10-2-17                 FB:  SKETCH                      DRAWING NO.: 17-0402
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2/14/2018ZONING LEGEND - 9955 E Bay Harbor Drive
Town of Bay Harbor Islands
Client: The Congress Group, Inc.

Zoning Districts REQUIRED NOTES
Lots:
9955 E Bay Harbor Dr Folio : 13-2227-001-0960 RM-1
9927 E Bay Harbor Dr Folio : 13-2227-001-0970 RM-1

Lot Area Summary REQUIRED NOTES

Net Lot Area

Individual Lot Areas as per Miami-Dade Property Appraiser

9955 E Bay Harbor Dr Folio : 13-2227-001-0960 22,500.00 SF - Net Lot Area
9927 E Bay Harbor Dr Folio : 13-2227-001-0970 11,250.00 SF - Net Lot Area

Total Net Lot Area (SF) - All Parcels  33,748.94 SF - Net Lot Area
Total Net Lot Area (Acres)   0.77 Acres - Net Lot Area

General Lot Requirments - (Sec. 23-10,11) REQUIRED PROPOSED NOTES
Lot Size N/A N/A
Minimum Street Frontage 75' 154'-6" Compliant - (See Ground Level Plan)
Floor Area Ratio (Maximum) - Sec. 142-155 N/A N/A

Landscape Requirements Minimum 20% landscaped "green" open space 6,750 GSF 7,002 GSF Compliant - (Diagram on B-3)
Roof Landscape Requirements Minimum 15% landscaped "green" open space 2,496 GSF 3,031 GSF Compliant - (Diagram on B-3)

Minimum Unit Standards (Sec. 23-9) REQUIRED PROPOSED NOTES
Minimum Unit Size (SF) Studio

One Bedroom Unit = 900 SF 1,102 GSF Compliant - (See Plans Section C)
Two Bedroom Unit = 1,150 SF 1,887 GSF Compliant - (See Plans Section C)

Three Bedroom Unit = 1,250 SF 2,739 GSF Compliant - (See Plans Section C)

Building Height (Sec. 23-11 B1.9) REQUIRED PROPOSED NOTES
Maximum Building Height (Feet) 75 ft max 75 ft Compliant - (See Section D-7)
Minmum Story Height Minimum of 9 ft in height from floor to ceiling 9 ft - 2 in Compliant - (See Section D-7)

Building Setback (Sec. 23-11 B1) REQUIRED PROPOSED NOTES
Front Yard -Street Side Building Height <30 ft = 20 ft Min. 30 ft Compliant - (See B-5)

Building Height <45 ft = 25 ft Min. 30 ft Compliant - (See B-5)
 Building Height <75 ft = 30 ft Min. 30 ft Compliant - (See B-5)

Side Yard 22.5 ft + 1 ft additional for each  3 ft height increase above 30 ft 38 ft - 1 in Compliant - (See B-5)
Rear Yard - Waterfront 20 ft Min. 20 ft Compliant - (See B-5)
Flex Set back Total encroachment not to exceed 1/3 of allowable width or length of building. No encrouchment into base building setback. Flex Setback Used Compliant - (See B-5)

Density (Sec. 23-11 B1) REQUIRED / ALLOWED PROPOSED NOTES
Base Dwelling Units per Acre 34 du/acre max. 26 Dwelling Units 26 Dwelling Units
Overall Dwelling Units per Acre (Base + TDRs) 70 du/acre max. 28 Dwelling Units 9 Dwelling Units

Total Dwelling Units 54 Dwelling Units 35 Dwelling Units Compliant - (See 3/B-2)

Parking Requirements (Sec. 23-24) REQUIRED PROPOSED NOTES
Multi-family dwelling, including townhouses 2 parking spaces required per unit
Guest Parking  1 guest parking per lot in front of yard

Total Parking 35 Dwelling Units x 2 = 70 Spaces 70 Spaces
1 Guest Parking x 3 Lot = 3 Spaces 3 Spaces

73 Spaces 73 Spaces Compliant - (See B-3)

Tenant Storage Requirements (Sec. 23-9.4) REQUIRED PROPOSED NOTES
25 SF min. / Dwelling Unit 

Total Tenant Storage 35 Dwelling Units x 25 = 875 GSF 1,589 GSF

875 GSF 1,589 GSF Compliant - (See 3/B-2)

Lot area, net.  The total area within the lot lines excluding any street rights-of-way or other required dedications.

Parking  BOH Residential Gross Tower (GSF)
Residential Net Rentable 

Area (NSF)
Circulation

Resi Efficiency Per 
Floor

Gross 
Balcony/Terrace 

Area

Tennant 
Storage

Residential 
Lobby/Amentiy

No. Units per 
Floor

No. of Parking 
Spaces

Level
1BR 

Units
2BR 

Units 
3BR 

Units

Total 
Units By 

Floor
Basement 16,735 GSF 318 GSF 862 NSF 517 GSF 71 Spaces Basement 0 0 0 0
Ground Level 1,135 GSF 10,973 GSF 9,257 NSF 581 NSF 84% 2,921 GSF 200 GSF 3,512 GSF 4 Units 2 Spaces Ground Level 0 2 2 4
Level 2 12,733 GSF 10,604 NSF 2,129 NSF 83% 2,554 GSF 118 GSF 4 Units Level 2 0 2 2 4
Level 3 51 GSF 13,781 GSF 12,154 NSF 1,575 NSF 88% 3,154 NSF 156 GSF 814 GSF 5 Units Level 3 0 4 1 5
Level 4 51 GSF 14,870 GSF 13,256 NSF 1,562 NSF 89% 3,254 GSF 147 GSF 6 Units Level 4 1 4 1 6
Level 5 51 GSF 14,870 GSF 13,256 NSF 1,562 NSF 89% 3,254 GSF 147 GSF 6 Units Level 5 1 4 1 6
Level 6 51 GSF 14,999 GSF 13,386 NSF 1,562 NSF 89% 2,803 GSF 152 GSF 5 Units Level 6 1 2 2 5
Level 7 51 GSF 14,999 GSF 13,386 NSF 1,562 NSF 89% 2,803 GSF 152 GSF 5 Units Level 7 1 2 2 5
Roof Level - Pool 2,768 GSF 1,097 NSF 00 GSF 7,000 GSF Roof Level - Pool 0 0 0 0
TOTALS 16,735 GSF 4,475 GSF 97,225 GSF 85,301 NSF 12,492 NSF 20,743 GSF 1,589 GSF 11,326 GSF 35 Units 73 Spaces Total By Type 4 20 11 35

Excludes Balconies, BOH Lobby 
& Amenities

TOTAL TOWER GSF 130,883 GSF 97,225 GSF 20,743 GSF 1,589 GSF 11,326 GSF
TOTAL PROJECT GSF 152,093 GSF 16,735 GSF 4,475 GSF 97,225 GSF 20,743 GSF 1,589 GSF 11,326 GSF
TOTAL RESIDENTIAL NSF 85,301 NSF 85,301 NSF
TOTAL UNITS 35 Units 35 Units
TOTAL PARKING 73 Spaces 73 Spaces

AVERAGE NSF / UNIT 2,437 NSF 85,301 NSF 35 Units
AVERAGE GSF / UNIT 2,778 GSF 97,225 GSF 35 Units
AVERAGE GSF / PARKING SPACE 229 GSF 16,735 GSF 73 Spaces

UNIT MIX
Unit Type No. of Units % By Individual Type Req. Min. Unit Size* Proposed Min. Unit Size    
1 BR | 1 BA 4 Units 36.36% 900 SF 1,102 NSF
2 BR | 2 BA 20 Units 57.14% 1,150 SF 1,889 NSF
3 BR | 3 BA 11 Units 31.43% 1,250 SF 2,684 NSF
Totals 35 Units 88.57% *By Zoning

CONDO OPTION 1C - METRICS

Parking  BOH Residential Gross Tower (GSF)
Residential Net Rentable 

Area (NSF)
Circulation

Resi Efficiency Per 
Floor

Gross 
Balcony/Terrace 

Area

Tennant 
Storage

Residential 
Lobby/Amentiy

No. Units per 
Floor

No. of Parking 
Spaces

Level
1BR 

Units
2BR 

Units 
3BR 

Units

Total 
Units By 

Floor
Basement 16,735 GSF 318 GSF 862 NSF 517 GSF 71 Spaces Basement 0 0 0 0
Ground Level 1,135 GSF 10,973 GSF 9,257 NSF 581 NSF 84% 2,921 GSF 200 GSF 3,512 GSF 4 Units 2 Spaces Ground Level 0 2 2 4
Level 2 12,733 GSF 10,604 NSF 2,129 NSF 83% 2,554 GSF 118 GSF 4 Units Level 2 0 2 2 4
Level 3 51 GSF 13,781 GSF 12,154 NSF 1,575 NSF 88% 3,154 NSF 156 GSF 814 GSF 5 Units Level 3 0 4 1 5
Level 4 51 GSF 14,870 GSF 13,256 NSF 1,562 NSF 89% 3,254 GSF 147 GSF 6 Units Level 4 1 4 1 6
Level 5 51 GSF 14,870 GSF 13,256 NSF 1,562 NSF 89% 3,254 GSF 147 GSF 6 Units Level 5 1 4 1 6
Level 6 51 GSF 14,999 GSF 13,386 NSF 1,562 NSF 89% 2,803 GSF 152 GSF 5 Units Level 6 1 2 2 5
Level 7 51 GSF 14,999 GSF 13,386 NSF 1,562 NSF 89% 2,803 GSF 152 GSF 5 Units Level 7 1 2 2 5
Roof Level - Pool 2,768 GSF 1,097 NSF 00 GSF 7,000 GSF Roof Level - Pool 0 0 0 0
TOTALS 16,735 GSF 4,475 GSF 97,225 GSF 85,301 NSF 12,492 NSF 20,743 GSF 1,589 GSF 11,326 GSF 35 Units 73 Spaces Total By Type 4 20 11 35

Excludes Balconies, BOH Lobby 
& Amenities

TOTAL TOWER GSF 130,883 GSF 97,225 GSF 20,743 GSF 1,589 GSF 11,326 GSF
TOTAL PROJECT GSF 152,093 GSF 16,735 GSF 4,475 GSF 97,225 GSF 20,743 GSF 1,589 GSF 11,326 GSF
TOTAL RESIDENTIAL NSF 85,301 NSF 85,301 NSF
TOTAL UNITS 35 Units 35 Units
TOTAL PARKING 73 Spaces 73 Spaces

AVERAGE NSF / UNIT 2,437 NSF 85,301 NSF 35 Units
AVERAGE GSF / UNIT 2,778 GSF 97,225 GSF 35 Units
AVERAGE GSF / PARKING SPACE 229 GSF 16,735 GSF 73 Spaces

UNIT MIX
Unit Type No. of Units % By Individual Type Req. Min. Unit Size* Proposed Min. Unit Size    
1 BR | 1 BA 4 Units 36.36% 900 SF 1,102 NSF
2 BR | 2 BA 20 Units 57.14% 1,150 SF 1,889 NSF
3 BR | 3 BA 11 Units 31.43% 1,250 SF 2,684 NSF
Totals 35 Units 88.57% *By Zoning

CONDO OPTION 1C - METRICS

ZONING MAP
SCALE: 1” = 800’-0”

1

UNIT AND TENANT STORAGE TABLE
SCALE: NTS

3

ZONING LEGEND
TOWN OF BAY HARBOR ISLANDS
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PARKING COUNT DIAGRAM
SCALE: 1” = 30’-0”

1
LANDSCAPE AREA DIAGRAM
SCALE: 1” = 30’-0”

2

	 Ground Level:
	 Per Zoning Sec. 23-11.B1.10: 
		  Required Landscape Open 		
		  Space: 6,750 SF
		
		  Proposed Landscape Open 		
		  Space: 7,002 SF

	 Roof Level:
	 Per Zoning Sec. 23-11.B1.10: 
		  Required Landscape Open 		
		  Space: 2,470 SF
		
		  Proposed Landscape Open 		
		  Space: 2,700 SF

ROOF LEVEL

GROUND LEVEL BASEMENT LEVEL
Proposed Parking: 73 Spaces

GROUND LEVEL
Proposed Parking: 00 Space

Required Per Zoning Sec. 23-24: 
	 35 Units x (2 Spaces/Unit) = 70 Spaces
		
	 Guest Parking: 1/Platted Lot = 3 Spaces
		
	 Total Required:  73 Spaces 

Proposed Parking:
	 Basement Level: 68 Spaces on 34 Stackers
		  2 ADA Spaces
		  3 Guest Parking Space
	
	 Ground Level: 0 Guest Parking Spaces
	
	 Total Proposed: 73 Spaces   B-3PROJECT # 219420547
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PROPOSED FLOOR PLANS

C-1:	 PROPOSED FLOOR PLANS

C-2:	 Basement Level Floor Plan
C-3:	 Site / Ground Level Floor Plan
C-4:	 Level 02 Floor Plan
C-5:	 Level 03 Floor Plan
C-6:	 Level 04-05 Floor Plan
C-7:	 Level 06-07 Floor Plan
C-8:	 Roof Level Floor Plan
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D-3:	 Proposed Elevations - East
D-4:	 Proposed Elevations - South
D-5:	 Proposed Elevations - West
D-6:	 Proposed Elevations - North
D-7:	 Proposed Sections
D-8:	 Proposed Sections
D-9:	 Proposed Sections
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SOUTH - ELEVATION
SCALE: 1” = 10’-0”
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SCALE: 1” = 10’-0”
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SCALE: 1” = 10’-0”
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E-1:	 RENDERED PERSPECTIVE ILLUSTRATIONS

E-2:	 Perspective View - Water
E-3:	 Perspective View - Street
E-4:	 Perspective View - Drop off
E-5:	 Aerial View - East
E-6:	 Aerial View - West



RENDERED PERSPECTIVE - FROM INDIAN CREEK
SCALE: NTS
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RENDERED PERSPECTIVE - FROM EAST BAYSHORE DRIVE
SCALE: NTS
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RENDERED PERSPECTIVE - DROP OFF
SCALE: NTS
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AERIAL VIEW - EAST
SCALE: NTS
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AERIAL VIEW - WEST
SCALE: NTS
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L-1:	 LANDSCAPE PLANS

L-2:	 Existing Tree Plan
L-3:	 Planting Plan
L-4:	 Planting Plan - Rooftop
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Introduction 

This additional Study is intended to analyze 7 recently approved Single Family homes in the Town of Bay 

Harbor Islands as part of the current conversations of the Planning and Zoning Board and Town Council 

regarding the zoning regulations that provide the framework for architects to create unique designs that 

meet the expectations of the citizens. Some of the latest observations was that some houses are not 

providing enough landscaping in the front yard between front of the house and abutting road, the facades 

are not visually engaging and the 2nd floor massing/ scale should be more regulated. This supplemental 

study will analyze and compare single family homes percentage of Building Coverage, percentage of 

Impervious lot coverage, percentage of the Second-Floor area in relation to the first-floor area, 

percentage of Landscaped area overall and percentage of Landscaped Area in the Front of the Lot, Height 

above BFE and if they are waterfront sites or not.  
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Part 1 – Single Family Home Study Examples 

House 1- 10200 West Broadview Drive 

 

Figure 1-Source:Tabacinic Project Submission 

 

Figure 2-Source:Tabacinic Project Submission 
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Figure 3-Source: Tabacinic Project Submission 

 

Figure 4- Source: Tabacinic Project Submission 
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House 2 - 1330 97th Street 

 

Figure 5- Source: Project Submission to the Town 

 

Figure 6 Source: Project Submission to the Town 
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Figure 7- Source: Project Submission to the Town 
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House 3 - 9424 West Broadview Dr. 

 

Figure 8- Source: Project Submission to the Town 

 

Figure 9- Source: Project Submission to the Town 
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Figure 10- Source: Project Submission to the Town 

 

 

Figure 11- Source: Project Submission to the Town 
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House 4 - 1301 99th St 

 

 

Figure 12- Source: Project Submission to the Town 
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Figure 13- Source: Project Submission to the Town 

 

Figure 14- Source: Project Submission to the Town 
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House 5 - 9737 West Broadview Drive 

 

Figure 15- Source: Project Submission to the Town 

 

Figure 16- Source: Project Submission to Town 
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Figure 17- Source: Project Submission to Town 

 

Figure 18- Source: Project Submission to Town 
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House 6 – 1360 98th St 

 

 

Figure 19- Source: Project Submission to Town 

 

Figure 20- Source: Project Submission to Town 
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Figure 21- Source: Project Submission to Town 
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Figure 22- Source: Project Submission to Town 

  



15 
 

House 7 – 1261 99th St 

 

Figure 23- Source: Project Submission to Town 

 

Figure 24- Source: Project Submission to Town 
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Figure 25-Source: Project Submission to Town 

 

Figure 26-Source: Project Submission to Town 
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Table 1 – Comparing the Projects 
 

Produced by Ana Carolina Rocha - MMPA 

*Just landscaping. Artificial turf doesn’t count as landscaping as it is not fully pervious. This project as approved had 42% pervious open space. 

 

 

 

 

 

 

 

 

 % of Building 
Coverage 

% Impervious 
Area 

% of Second 
Floor 

Landscaped area Overall Height 
Above BFE 

waterfront 

House 1 27.3% 52.35% 84.4% 47.65% 30’ Y 

House 2 34.9% 83.1%  
 

N/A 16.9%* (+24.8% art.turf)  15’ N 

House 3 31.5% 58.33% 100% 37.3% 27’ Y 

House 4 25% 54.7% 85% 45.3% 24’6” N / corner 

House 5 24.6% 48.5% 57.35% 51.5% 25’ N / corner 

House 6 31.5% 64.1% N/A 35.9% 25’4” N 

House 7 35.2% 65.5% 91% 34.5% 25’ N 
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Table 2 - Front Yard Landscape 
 

 House 1 House 2 House 3 House 4* House 5* House 6 House 7 

Pervious (sqft) 1561.6 782 1711.2 1172.7 2546.6 960.3 914.5 

Impervious (sqft) 1065.1 1343 367.3 945 1762 1054.5 1149.6 

Total (sqft) 2626.7 2125 2078.5 2117.7 4308.6 2014.8 2064 

Pervious 
Percentage 

59.4% 36.8% 82.3% 55.3% 59.1% 47.6% 44.3% 

Produced by Ana Carolina Rocha - MMPA 

*Corner Lots: Only the “front” Street was considered.  
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Pervious  

 

Impervious 

 

House 1                                                                                                     House 3 

House 2                                                                                                    House 4 
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Pervious  

 

Impervious 

House 6                                                                                                    House 5 

House 7 
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The existing Zoning Code already regulates the minimum setbacks, height of the building 

and the minimum required landscaping (Trees/ shrubs).  The percentage of building 

coverage for the interior lots are consistently between 30 – 35%, the corner lots require 

a bigger setback on one of the sides, hence the building coverage is smaller, ranging 

around 25% of the total lot area. The waterfront lots also require a bigger setback in the 

rear of the lots and the lots are bigger than the interior lots, for that reason houses on the 

water front will have a smaller foot print.  

The percentage for impervious areas includes the building coverage, the walkways, the 

driveway, the pool and the patio. The average impervious area of the houses analyzed is 

61%. As a comparison, in Bal Harbor Village, there is a regulation where the maximum 

building coverage is 40% and the maximum impervious area is 50% of the total lot, which 

allows for a better water absorption and appearance, lots are slightly larger as well. In 

Bay Harbor Islands the amount of pervious area is regulated only by the required 

landscaping areas in setbacks and the pool setback. Some houses, such as House 2, 

applied artificial turf after the construction was approved since this material has an easier 

maintenance then real turf. The Town Code is silent on the use of artificial turf and MMPA 

considered the artificial turf as an impervious material such as a deck and allowed the use 

of it. The artificial turf can be a very sustainable material as it doesn’t require any energy 

or water for its maintenance, although it doesn’t allow as much water absorption into the 

soil as the natural grass.  “Synthetic grass is installed over soil, which becomes compacted 

and unhealthy from a lack of sunlight and air. When rain or water runs through the grass 

and hits the soil, some of it is absorbed, but far more of it simply runs off the soil -- under 

the grass -- and out to the streets, storm drains, gullies and eventually, into the ocean. 

Rain runs off of natural grass too, although more of it is absorbed because the soil is 

healthy. The difference is that the beneficial microbes and thick root system of natural 

grass filter water as it passes through, removing harmful bacteria and other contaminants 

before it makes its way to the ocean. This does not happen when rain passes through 

synthetic grass.” (http://homeguides.sfgate.com/synthetic-grass-rain-absorption-

98449.htm).  

http://homeguides.sfgate.com/synthetic-grass-rain-absorption-98449.htm
http://homeguides.sfgate.com/synthetic-grass-rain-absorption-98449.htm
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The use of artificial grass is only one topic of a much larger discussion, the one about Sea 

Level Rise and how to build a Resilient Town. The cities around the Town of Bay Harbor 

Islands have regulations in place to avoid the overcharge of the public drainage system 

with the water runoff from private properties. Golden Beach and Bal Harbour Village 

require all renovations and new construction to have swales that can absorb up to a 10-

year/ 24 hour storm and French drains between the driveways and the public right of way, 

furthermore they are also asking for the new single-family homes to install retention walls 

around its perimeter to avoid any type of water runoff from one property to the other. 

This can be a very good solution for the continuous rise of the base flood elevation by 

FEMA. The Town does not regularly review single family homes for drainage despite Code 

requirements.  

2nd Floor Massing 

The percentage of the second-floor area was measured by dividing the area of the second 

floor by the area of the first floor, counting the garage and any covered entrance to the 

house. Most of the analyzed houses do not reach 100%, except House 3 that was a 

renovation of a pre-existing house with the addition of a room on top of the pre-existing 

garage. Currently, there is no regulation addressing the house geometry and relation 

between the negative and positive space is the structure. Some cities have regulations 

that require the second floor to have a maximum percentage of area in relation to the 

first. Golden Beach has the following regulation: “Section 66.69 c. All residences designed 

as two-story structures shall be required to increase the side Setbacks along two-thirds of 

the length of the second story by one foot for each one foot (1:1) of building height above 

the first 18 feet.” Bal Harbor Village has similar provision. This regulation allows designers 

to create within a volume where they have the freedom to play with the positive and 

negative spaces and at the same time the developers pressure of always build to the 

maximum allowable is refrained. Some cities have percentages for the 2nd Floor, usually 

around 70%. 
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Part 2 – Recommendations 

 

1- Second Floor Massing 

MMPA recommends Flex- setbacks for second floors be instituted. The percentage criteria work too but 

all massing could be on one side – so a long flat façade could still exist. This section shows examples of 

both options with volumetric studies produced based on a typical interior plot of land with eighty-five feet 

wide and one hundred and five feet deep. The houses placement and height comply with current 

regulation.  

1.1 Percentage Study 

The percentage regulation will require that the second-floor massing be a certain percentage of the first-

floor area. Another option would be to allow the second-floor massing to have a certain percentage of 

the maximum allowable building area. Each of the illustrations (Figures 27, 28, and 29) shows three 

volumes, the first one is the current allowable volume, the second shows the second floor complying with 

the designated percentage by having the second floor volume on one side of the house – which would 

create a tall flat wall in one of the sides – and the third example shows the volume complying with the 

percentage requirement by distributing the second floor volume in a different way. The designer would 

have the freedom to place the designated volume as desired.  

If the objective is to avoid flat walls in the street façade or the side façade, the regulation could require 

that a certain percentage of the front and side walls on the second floor be open (windows, terraces, 

volumetric setbacks etc) 

1.1.A -  60% 

 

Figure 27- Produced by ACR 
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   1.1.B - 70% 

 

Figure 28- Produced by ACR 

 

1.1.C - 80% 

 

Figure 29- Produced by ACR 

 

1.2 Flex Setback Study 

The Flex Setback option regulates the second-floor massing but allows the designer to play with the height 

and the extra setback. MMPA is familiar with two types of flex setbacks: the first one requires that after 

18’ height the building steps back in the scale to 1:1, the second type requires that after 12’ height the 

building steps back in the order of 1:3.  Some communities feel after one story a second story should step 

back – one story can be twelve to eighteen feet. The step back ratio can vary. 
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1.2.A – 33% and 1:1 after 18’ height 

Below is an illustration (figure 30) of a two-story single-family home that complies with having one third 

of the side facades stepping back one foot every foot higher than eighteen feet height. This option, as it 

can be seen in the sections below, allows the architect to play with the height to achieve the desired 

result. In the first section the building goes twenty-five feet height and for that reason has to step back 

seven feet after eighteen feet tall. In the second section the building does not go to the maximum 

allowable height, hence must step back less.  

 

Figure 30- Produced by ACR 

 

1.2.B – 40% and 1:1 after 18’ height  

The same rule can be applied for a higher percentage requirement to step back. As it can be seen on 

Figure 31, forty percent of the side facades complies with the rule that after eighteen feet height the 

building steps back one foot for every foot above eighteen.  

 

Figure 31- Produced by ACR 
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1.2.C – 33% and 1:3 after 12’ height 

 

Figure 32- Produced by ACR 

 

 

2- Façade Detailing  

MMPA recommends that text be added to require detailing to break up the façades (bands/ reveals/ 

eyebrows/ material changes/ etc) 

Ideas/ Examples: 
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3- Landscape Requirements 

MMPA recommends the Town adopts a minimum lot pervious area ranging between 30-35% and a 

minimum front yard Landscaping of 40%. Since the Town requires at least two parking spaces per DU 

but no garage is required, this forces the front yard to have large paved areas. A recent reviewed 

house had four parking spaces in the front yard. Since the roadway swales are paved, extra parking is 

available outside the private property (usually two spaces per lot). MMPA feels that the existing 

landscape code provisions are adequate (5 trees per lot / 2 minimum in front yard plus shrubs). It is a 

matter of placement. 

 

 

4- Drainage 

MMPA recommends the Town to institute 

drainage reviews for single family homes like 

is done for Multifamily Complexes. This helps 

creates open areas too. As it can be seen in 

figure 33 the current requirements for 

pervious area are derived from the required 

landscaped setbacks by the lot lines and the 2’ 

between the driveway and the house. Even 

though, the current setbacks leave a 

considerable amount of open space they do 

not regulate if a soil must drain the rain water 

or not. Pervious pavers could be partially 

considered as pervious areas.   

Figure 33- Produced by ACR 
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