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BREEZE | HISTORIC PRESERVATION BOARD PRESENTATION
ELDERLY AFFORDABLE MULTI-FAMILY HOUSING

280 & 300 S SHORE DR.
MIAMI BEACH, FL 33141 JUNE 14, 2022
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TWINKLING LIGHTSSIGNAGEBREEZE BLOCK

MATERIAL PALETTE / INSPIRATION



BREEZE : 
ELDERLY 
AFFORDABLE 
HOUSING

• Addresses Future Sea Level Rise Adaptation and Resilience
• Creates a Passive Design
• Scaled to Fit the Neighborhood
• Low Impact Development
• Designed for Aging in Place
• Amplifies Neighborhood Aesthetic
• Community Asset
• Creates Community
• All Units ADA Compliant
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CONCEPT / MASSING ARTICULATION



SITE INFORMATION
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SITE LOCATION / MAP 04SITE LOCATION / MAP 03

SITE LOCATION / MAP 02SITE LOCATION / MAP 01

SITE

SITE

SITE INFORMATION / SITE LOCATION MAPS



Breeze / 8

AERIAL VIEW / FROM SOUTHWEST

AERIAL VIEW / FROM NORTHEAST

SITE LOCATION / FROM SOUTHEAST

SITE LOCATION / FROM NORTHWEST

SITE

SITE

SITE

SITE

SITE INFORMATION / SITE LOCATION AERIAL
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S. SHORE DRIVE, LOOKING WEST S. SHORE DRIVE, LOOKING EAST

SITE

SITE

SITE INFORMATION / CONTEXT PHOTOS
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SITE LOCATION: 280 & 300 S. SHORE DRIVE

PHOTOS TAKEN 03/02/2022

SITE INFORMATION / PROJECT SITE PHOTO
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SITE INFORMATION / STREET CONTEXT BUILDINGS LEGEND
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SITE INFORMATION / STREET CONTEXT BUILDINGS

PHOTO 1-    #4

PHOTO 4-    #30

PHOTO 7-    #110

PHOTO 2-    #10

PHOTO 5-    #50

PHOTO 8-    #130

PHOTO 3-    #20

PHOTO 6-    #80

PHOTO 9-    #150, 158, 160

PHOTOS TAKEN 03/02/2022
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PHOTO 10-    #200

PHOTO 13-    #315-321

PHOTO 16-    #157

PHOTO 11-    # 350

PHOTO 14-    #301

PHOTO 17-    #145

PHOTO 12-    #325

PHOTO 15-    #275

PHOTO 18-    #141



PHOTOS TAKEN 03/02/2022 Breeze / 14

PHOTO 19-    #133

PHOTO 22-    #105

PHOTO 25-    #280 & 300

PHOTO 20-    #125

PHOTO 23-    #95

PHOTO 21-    #117

PHOTO 24-    #64-75



DESIGN
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CONCEPT / MASSING ARTICULATION DIAGRAM
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DESIGN / CONTEXT ELEVATIONS
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DESIGN / DESIGN ALTERNATIVE BASED ON COMMUNITY FEEDBACK
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 Brooks + Scarpa Architects  / Breeze
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Design Presentation / 280 & 300 S Shore Drive
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DESIGN / ORIGINAL FIN DESIGN 
VERTICAL FINS
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DESIGN / FIN DESIGN ALT
FINS ELIMINATED
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DESIGN / FIN INSPIRATION
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DESIGN/ CONTEXT PLAN

SITE PLAN
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Design Presentation / 280 & 300 S Shore Drive
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Design Presentation / 280 & 300 S Shore Drive

7’ LANDSCAPE 
SETBACK

LEGEND

LANDSCAPE PLAN

2010’

GRAPHIC SCALE
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SCALE: 1/16”=1’-0” (SCALED TO FIT)

DESIGN/ LANDSCAPE PLAN



Live Oak
Quercus virginiana

Taro
Colocasia esculenta

Miami Beach Red
Concrete Sidewalk

Rock Salt Concrete 
Finish

Asphalt Block Pavers 12.4W LED Accent Light
Kichler

Acid Etch Concrete Finish Gravel Pave System Cylinder Fiberglass 
Planter

12V LED Accent Light
Kichler

Green Buttonwood
Conocarpus erectus

Fakahatchee Grass
Tripsacum dactyloides

Gumbo Limbo
Bursera simaruba

Coontie
Zamia integrifolia

Mahogany
Swietenia mahagoni

Wart Fern
Phymatosorus scolopendria

Red Mangrove
Rhizophora mangle

Black Mangrove
Avicennia germinans

Spanish Stopper
Eugenia Foetida

Simpson’s Stopper
Myrcianthes Fragrans

Winterbourn
Xanadu philodendron
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Atala Butterfly
Eumaeus atala

DESIGN/ LANDSCAPE PALETTE
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Design Presentation / 280 & 300 S Shore Drive



FIRST FLOOR 
SCALE: 1/16”=1’-0” (SCALED TO FIT)
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DESIGN/ FLOOR PLANS
ORIGINAL FIRST FLOOR PLAN



FIRST FLOOR 
SCALE: 1/16”=1’-0” (SCALED TO FIT)
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DESIGN/ FLOOR PLANS
UPDATED FIRST FLOOR PLAN



COVERED BREEZWAY

SECOND FLOOR 
SCALE: 1/16”=1’-0” (SCALED TO FIT)

UP

DN
DN

UP

A4.00
02

A4.01
01

A4.00
01

A4.01
02

STUDIO

201

STUDIO

202

STUDIO

203

STUDIO

205

STUDIO

207

STUDIO

209

STUDIO

226

STUDIO

225

STUDIO

224

STUDIO

223

STUDIO

222

STUDIO

221

STUDIO

220

STUDIO

219

STUDIO

218

STUDIO

214

STUDIO

215

STUDIO

213

STUDIO

216

STUDIO

210

STUDIO

212

STUDIO

211

STUDIO

208

STUDIO

204

STUDIO

206

STUDIO

200

COMMON DECK

JAN

227

BREEZE BLOCK FACADE

WALKWAY ABOVE

LANDSCAPE

LANDSCAPE

LANDSCAPE

BREEZE BLOCK FACADE

EXTERIOR FINS

TYP. WINDOW BOX

TRELLIS ABOVE

LANDSCAPE

SEATING AREA

OPEN TO BELOW

SCALE:
DATE PRINTED:

PROJECT 
NUMBER:

SHEET TITLE:

ALL DRAWINGS AND WRITTEN MATERIAL APPEARING 
HEREIN CONSTITUTE ORIGINAL AND UNPUBLISHED 
WORK OF THE ARCHITECT AND MAY NOT BE 
DUPLICATED, USED OR DISCLOSED WITHOUT THE 
WRITTEN CONSENT OF THE ARCHITECT.

REVISIONS
:

AS INDICATED

1 --

2 --

3 --

4 --

5 --

6 --

BROOKS + SCARPA ARCHITECTS, INC.
1147 NE 7TH AVE
FORT LAUDERDALE, FL. 33304
t:  954.683.1236

YYYY-MM-DD

BID ISSUE

PLAN CHECK RESUBMITTAL

PLAN CHECK SUBMITTAL

CONSTRUCTION DOCUMENTS

DESIGN DEVELOPMENT

SCHEMATIC DESIGN

YYYY-MM-DD

YYYY-MM-DD

YYYY-MM-DD

YYYY-MM-DD

YYYY-MM-DD

PERMIT SET/CONSTRUCTION SET YYYY-MM-DD

3/1/2022 1:20:11 PM
                            1/8" = 1'-0"

A3.20

2ND FLOOR PLAN

THE BREEZE

21024.0

300-280 S. SHORE DRIVE
MIAMI BEACH, FL 33140

ELDERLY AFFORDABLE HOUSING

SCALE: N.T.S.REF : SCALE:  1/8" = 1'-0"

01
SECOND FLOOR PLAN

0 2 6 14 30 FT
N

 Brooks + Scarpa Architects  / Breeze

Breeze / 34

Design Presentation / 280 & 300 S Shore Drive

DESIGN/ FLOOR PLANS



COVERED BREEZWAY

THIRD FLOOR 
SCALE: 1/16”=1’-0” (SCALED TO FIT)
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ROOF 

DECK

COVERED BREEZWAY

FOURTH FLOOR 
SCALE: 1/16”=1’-0” (SCALED TO FIT)
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COVERED BREEZWAY

ROOF PLAN 
SCALE: 1/16”=1’-0” (SCALED TO FIT)
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SCALE: 1/2”=1’-0” (SCALED TO FIT)
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SCALE: 1/16”=1’-0” (SCALED TO FIT)

SCALE: 1/16”=1’-0” (SCALED TO FIT)

1

1

STUCCO  

25

Breeze / 39

DESIGN / ELEVATIONS 

NORTH ELEVATION

SOUTH ELEVATION

3. HORIZONTAL FIBER CEMENT BOARD 
TEAK | NICHIHA FIBER CEMENT

2. A-1 BREEZE BLOCK CORPORATION
WHITE | DESIGN#422

4. TESSELLE CEMENT TILE
8” SQUARE TILE

1. STUCCO SAND FINISH 
W/ GLITTER GLASS CHIP
TWINKLING LIGHTS | DE5338

5. CERAMIC MARKER
4” ROUND WHITE W REFLECTOR
STOP-PAINTING

VERT. ALUM.
LOUVERS, TYP.
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BUILDING BEYOND 
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3.38’ NGVD
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EAST ELEVATION 

WEST ELEVATION 

DESIGN / ELEVATIONS

3. HORIZONTAL FIBER CEMENT BOARD 
TEAK | NICHIHA FIBER CEMENT

2. A-1 BREEZE BLOCK CORPORATION
WHITE | DESIGN#422

4. TESSELLE CEMENT TILE
8” SQUARE TILE

5. CERAMIC MARKER
4” ROUND WHITE W REFLECTOR
STOP-PAINTING

1. STUCCO SAND FINISH 
W/ GLITTER GLASS CHIP
TWINKLING LIGHTS | DE5338

VERT. ALUM.
LOUVERS, TYP.
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1 STUCCO

3. HORIZONTAL FIBER CEMENT BOARD 
TEAK | NICHIHA FIBER CEMENT

2. A-1 BREEZE BLOCK CORPORATION
WHITE | DESIGN#422

4. TESSELLE CEMENT TILE
8” SQUARE TILE

5. CERAMIC MARKER
4” ROUND WHITE W REFLECTOR
STOP-PAINTING

1. STUCCO SAND FINISH 
W/ GLITTER GLASS CHIP
TWINKLING LIGHTS | DE5338

6.96’ NGVD
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DESIGN / SECTIONS

CROSS SECTION AT COURTYARD

LONGITUDINAL SECTION AT TYPICAL UNITS
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2-1. GLITTER GLASSCHIP
N/A  | BON

3. TESSELLE CEMENT TILE
8” SQUARE TILE

2. STUCCO SAND FINISH
TWINKLING LIGHTS | DE5338

5. FIBER CEMENT BOARD HORIZONTAL PANEL 
CEDAR | NICHIHA FIBER CEMENT

6. ALUMINUM RAINSCREEN/DECK PANEL 
CHESTNUT | KNOT WOOD

4. A-1 BREEZE BLOCK CORPORATION
WHITE | DESIGN#422

1. V BREEZE BLOCK SHAMROCK WHITE | 
NATURAL CEMENT

1

2

3

4

5

6

MATERIAL PALETTE / EXTERIOR FINISHES



5’ stepback Waiver and 9’ - 2 ½” stepback 
Variance at 4th floor to accommodate a 
portion of one elderly affordable unit (at small 
portion of northwest corner only) and narrow 
projection over entry to maintenance area and 
trash chute (at northeast corner only). (142-
870.15(c)(1)) (“Breeze Stepback Request”)

3’ setback Variance at portions of 2nd and 
3rd floors to accommodate portions of three 
elderly affordable housing units at northeast 
and northwest corners, 15’ - 8” above nearest 
public way. (142-870.15(e)). (“Breeze Setback 
Request”)

Exempt per 142-1132(o)(13) Planters, not to 
exceed four feet in height

Exempt per 142-1132(o)(7) Roof overhangs

4TH FLOOR PLAN
SCALE: N.T.S

Encroachment

Setback Plane

Stepback Plane

Line of Setback per 142-870.15(e)

Line of Stepback per 142-870.15(c)(1)

1

a

2

b

1

2

2

1

(ab)

(b)

(ab)
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DESIGN / WAIVER & VARIANCE ANALYSIS
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DESIGN / SIGNAGE TYPE AND LOCATION

NOTE: Signage will be illuminated. Lighting and design to be 
detailed further as the project progresses.

SIGNAGE: 17.8 SF

7’-10”

5’-0”




