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 COMMISSION MEMORANDUM 
 
TO: Mayor Dan Gelber 
 Members of the City Commission 
 Jimmy L. Morales, City Manager 
 
cc: Raul J. Aguila, City Attorney 
 Rafael E. Granado, City Clerk 
 
FROM: Commissioner Ricky Arriola 
  
DATE:  December 13, 2017 
 
SUBJECT: Referral to the Land Use and Development Committee regarding the proposed 

Floor Area Ratio (“FAR”) increase for the Town Center zoning districts 
 
 
Pursuant to this memorandum, I have placed the above-referenced discussion item on the 
December 13, 2017 City Commission meeting agenda, as a referral to the Land Use and 
Development Committee (“Committee”).  
 
On November 7, 2017, and pursuant to Resolution No. 2017-29961, the following ballot 
question was submitted to the City’s voters: 
 

FAR Increase For TC-1, TC-2 and TC-3 to 3.5 FAR 
 

Floor area ratio (FAR) is the measure the City utilizes to regulate 
the overall size of a building. Should the City adopt an ordinance 
increasing FAR in the Town Center (TC) zoning districts (Collins 
and Dickens Avenues to Indian Creek Drive between 69 and 72 
Streets) to 3.5 FAR from current FAR of 2.25 to 2.75 for the TC-1 
district; from 2.0 for the TC-2 district; and from 1.25 for the TC-3 
district? 
 

_____ YES 
_____ NO 

 
The subject measure was approved by 58.64% of the City’s voters. For informational purposes, 
the Voter’s Guide for the November 7, 2017 special election is attached hereto as Exhibit “A”. 
 
The purpose of this referral is to allow the Committee to obtain public input and provide staff 
with policy direction. I hereby also request that the Planning Department prepare and present its 
analysis and recommendations as to how the measure may be implemented. Once the 
Committee provides policy direction, the Planning Department and City Attorney’s Office may 
draft appropriate legislation. 
 
Additionally, and in light of the results of the special election, I have withdrawn the current 
discussion on the same subject from consideration by the Committee. 
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FAR Increase For TC-1 , TC-2 and TC-3 to 3.5 FAR 

Floor area ratio (FAR) is the measure the City uti lizes to 
regulate the overall size of a building. Should the City 
adopt an ordinance increasing FAR in the Tuwn Center (TC) 
zoning distt·icts (Collins and Dickens Avenues to lndian 
Creek Drive between 69 and 72 Streets) to 3.5 FAR from 
current FAR of 2.25 to 2. 75 for the TC· 1 district; from 2.0 for 
the TC·2 district; and from 1.25 for the TC·3 district? 

Explanation This ballot question relates to a 
proposed increase in the current allowable Floor Area Ratio 
("FAR") for the Town Center ('TC") zoning districts in the 
North Beach area of the City of Miami Beach. The area 
subject to the 1>roposed FAR increase is bounded by Collins 
Avenue on the east. Dickens Avenue and Indian Creek Drive 
on the west. 69th Street on the south. and 72nd Street on 
the north. 

The following is a map of the area subject to the proposed 
FAR increase: 

YOUR SPACE 

The term "Floor Area Ratio" (or "FAR") generally describes 
the size of a building in relation to the size of the property 
where lhe building will be located. A propert.y's maximum 
huildable floor area is calculated hy multiplying the square 
footage of the property by the allowable FAR in the zoning 
district. where the property is located. For example, if a 
pxoperty owner owns 10,000 square feet of land with a 
zoned FAR of 3.0, the owner can generally build a building 
with 30.000 usable square feet, si.1bject to any applicable 
exceptions in the City Code. 

City Charter Section l.03(c), which was approved by the 
City's voters in 2001, 1·eqLLil'es that any increase in zoned 
FAR for any property in the City must be approved by a 
majority vote of the electors of the City of Miami Beach. 
Accordingly, the proposed FAR increase for the Town Center 
(''TC") zoning distt·icts requires voter approval. 

On October 19, 2016, and pw·suant to City Resolution 
No. 2016·29608, the Mayor and City Commission adopted 
the North Beach Master Plan (the "Master Plan"). The 
Master Plan was developed by Dover. Kohl and Partners, 
Inc. and received significant public input. The Master Plan 
recommended increasing the FAR to 3.5 for the 'lbwn Center 
zon ing districts (referred to as "l'C·l." "TC·2." and ·~rC·3" 
in the City's land development regulations). The goal of this 
recommendation is to enable the design and construction of 
lru:ger buildings within the Town Center, and to encom·age 
the development of 71st Street as a "main street" for 
North Beach. 

This ballot question would authorize the following increases 
in FAR: 

Zoning District Current FAR Proposed FAR 

TC.1 2.25 - 2.75 3.5 

TC.2 2.0 3.5 

TC.3 1.25 3.5 

If a majority oft.he City's electors voting on this ballot 
measure vote in favor of it. that approval will have binding, 
official effect on the City of Miami Beach and the proposed 
Ordinance will be codified upon its adoption by the 
City Commission. 



Pregunta de Boleta 2 
lncremento del Coeficiente de Utilizacion del Suelo (FAR) 
de los distritos del Centro Urbano 1 (TC-1 ), Centro Urbano 
2 {TC-2) y Centro Urbano 3 (TC-3) a un Coeficiente de 
Utilizacion del Suelo de 3.5 

El Coeficiente de Utilizaci6n def Suelo (FAR. por sus siglas en 
ii1gles) es la medida que la Ciudad utiliza para i ·e1rula1· el tamario 
total de un edificio. ;,Debera la Ciudad aproba1· iwa ordena11za 
que inci·enienta el FAR en los distritos de zoni!icaci6n del Ce11rro 
Ui·bano (TC. poi· sus siglas en ingles) (a venidas Collins .I' Dickens 
hasta /ndia11 C1·eek D1·ive. ei1t1·c, las calles 69 J' 72) ll un FAR 
de 3.5. del actual FAR que oscila entre 2.25 .I' 2. 75 e11 el distrito 
def Tr-1: de 2.0 en el distrito del TC-2: J' de 1.25 en el distrito 
del TC-3? 

Explicaci6n Esta pregunta de boleta se refiere al 
incrnmento propuesto del actualy admisible Coeficiente de 
Utilizacion def Suelo ("FAR·: po1· sus siglas en ingJes) en /os 
distritos de zonificaci6n def Centro Ul'bano ("Tr''. por sus 
siglas en ingles) en el tirea de North Beach de la Ciudad de 
1liiami Beach. El area de la propuesta de incremento FAR est:i 
delimitada poi· la a venida Collins en el este, poi· la avenid:t 
Dickens e Indian Creek Drive en el oeste, la calle 69 en el sw· y 
la ca Ile 72 en el norte. 

En el siguiente mapa se ilustra la zona sujeta al incremento 
Ff1R p1·opuesto: 

El termino "Coeficientc de Utilizaci6n del Suelo" (o ;:FAR'? 
descnbe generalmenre el tamano de un edificio en relaci6n 
con el tamario de "'1 propiedad donde se va a ubicar el edificio. 
La supcrficie maxima edificabfo de una p1·opied11d se ca/cula 
multiplicando la cantidad de• pies cuadrados de la propicdad 
por el FAR pem1itido en el distl'ito de zonificaci6n do11de estt5 
ubicada la propiedad. Por ejemplo. si el propietario dispone 
de 10.000 pies cuadrados de terreno con un FAR de 8.0. el 
propietario gen11rnlme11te podrli construir un edificio de .'30,000 
pies cua1:frados utilizables, sujeto a cualquiera de las excepciones 
aplicables en el C6digo de la Ciudad. 

La Secci6n 1.0;l(c) de la Ca1·ta Constitucional de la Ciudad. 
que fue aprobnda por los votnntes de la Ciudnd en el 2001. 
requiere que cualquie1· :wmento def FAR permitido en cualquier 
propiedad de la Ciudad debera ser aprobado mediante ww 
votaci6n mavoritaria de los elcctorcs de la Ciudad de Miami 
Beach. Por ~onsiguiente. el au men to def FAR propuesto en Ios 
distritos de zonificaci6n del Centro Urbano ("'TC) requel'ini la 
aprobaci6n de Jos votantes. 

EI 19 de octubre def 2016. y de acue1·do con la Resoluci611 de 
la Ciudad mimero 2016-29608, el Alcalde y la Comision de Ia 
Ciudad adoptaron el Plan Maestro de North Beach (el ''Plan 
Maestro'?. El Plan illaestro fue desarrollt1do por Down; Kohl 
and Partners, Inc .. y recibi6 un significante aporte piiblico. En 
cl Plan Afaestro sc recomendaba aumentru· cl FAR a 3.5 en los 
distJ-itos de zoniiicaci6n del Centro Urbano (conocidos como "TC-
1. ·· 'TC·2"y ''TC·3" en hi.s regulaciones de desarrollo urbanfsticas 
de la Ciudad). EI objetivo de esta recomendaci6n es permitir el 
diserio J' la construcci6n de cdificios m:is f(randes en los distritos 
de zonilicaci6n del Centro Urba110. y !Omentm· el desarrollo de la 
cal/e 71 coma "cal/c principal" de Nortb Beach. 

E;;ta pl'Og1.1nta de la bolcta autorizarti Ios s1{ruientcs incremencos 
en el FAR: 

Distritos de Zonificacion FAR Existente FAR Propuesto 

TC-1 2.25 - 2.75 3.5 

TC-2 2.0 3.5 

TC.3 1.25 3.5 

Si la mal'oria de los electores de la Ciudnd Qlll' voten (•stn 
medid:i fueran partidarios de la mismn, esa aprobaci6n tendri:i 
un cfecto oficinl I' vinculnntc en la Ciudad de Nfinmi Beach. y 
la Ordenanza p1:opuesta se codificaria una vez adoptada poi- la 
Comisi6n de la Ci11dad . 
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