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HPB A-002
ZONING DATA

ZONING DATA
SITE ADDRESS

400 COLLINS AVENUE, MIAMI BEACH, FL

SITE DATA

C-PS2 GENERAL MIXED-USE COMMERCIAL (SEC. 142-698 - 142-699)

LOT 5, 6, 7
LOT DIMENSION: 150 FT X 130 FT
LOT AREA: 19,500 SF

ZONING DESIGNATION

PURSUANT TO ALL R-PS3 REGULATIONS, EXCEPT
MAXIMUM BUILDING HEIGHT = 75 FT (SEC. 142-698 (b))

MAXIMUM FAR =  2.0

BUILDING DATA

BUILDING HEIGHT
ALLOWED HEIGHT TO PARKING
GARAGE ROOF = 50'-0"
PROPOSED HEIGHT TO PARKING
GARAGE ROOF = 49'-0"

MAXIMUM HEIGHT = 50 FT
MAXIMUM NUMBER OF STORIES = 5

RESIDENTIAL USE IN C-PS2 DISTRICT

MINIMUM APARTMENT SIZE = 600 SF
AVERAGE APARTMENT SIZE = 900 SF

SUBTERRANEAN SETBACKS:
FRONT = 0 FT
SIDE, INTERIOR = 0 FT
SIDE, FACING A STREET = 0 FT
REAR = 0 FT

PEDESTAL & TOWER (NON-OCEANFRONT) SETBACKS:
FRONT = 0 FT; 5 FT FOR RESIDENTIAL
SIDE, INTERIOR = 7.5 FT WHEN ABUTTING A RESIDENTIAL DISTRICT,

OTHERWISE NONE; RESIDENTIAL USES SHALL FOLLOW
R-PS1, 2, 3, 4 SETBACKS

SIDE, FACING A STREET = 0 FT; RESIDENTIAL USES SHALL FOLLOW
R-PS1, 2, 3, 4 SETBACKS

REAR = 10 FT WHEN ABUTTING A RESIDENTIAL DISTRICT,
OTHERWISE 5 FT

TOWER SETBACKS:
FRONT = 50 FT
SIDE, INTERIOR = THE REQUIRED PEDESTAL SETBACK (7.5 FT) PLUS 

0.10 THE HEIGHT OF THE BUILDING (7.5 FT) = 15 FT
SIDE, FACING A STREET = THE REQUIRED PEDESTAL SETBACK (5 FT) PLUS 

0.10 THE HEIGHT OF THE BUILDING (7.5 FT) = 12.5 FT
REAR (NON-OCEANFRONT) = 15% OF LOT DEPTH =  19.5 FT

ALLOWED HEIGHT TO RESIDENTIAL
ROOF = 75'-0"
PROPOSED HEIGHT TO RESIDENTIAL
ROOF = 75'-0"

NUMBER OF STORIES
ALLOWED PARKING GARAGE = 5
PROPOSED PARKING GARAGE = 5
ALLOWED RESIDENTIAL = 5
PROPOSED RESIDENTIAL = 2

AREA
MAXIMUM BUILDING AREA = 39,000 SF

EXCLUDED FROM AREA (SEC. 114-1):
-TERRACES
-COMMERICAL PARKING GARAGES 
WHEN SUCH STRUCTURE IS THE 
MAIN USE ON A SITE
-MECHANICAL EQUIP. ROOMS LOCATED 

ABOVE THE MAIN ROOF DECK
-ENCLOSED GARBAGE ROOMS ON THE 
GROUND FLOOR

PROPOSED BUILDING AREA = 24,123 SF

RESIDENTIAL UNITS
4 TOTAL:
2 ON LEVEL 06
2 ON LEVEL 07

ALLOWED HEIGHT TO MECH.BULKHEAD =
100'-0"
PROPOSED HEIGHT TO MECH.BULKHEAD =
95'-0"

OFF-STREET LOADING
1 LOADING SPACE W/IN BUILDING

NOT FOR CONSTRUCTION
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HPB A-006
AREA AND PARKING
COUNT SUMMARY

NOT FOR CONSTRUCTION
GROSS BUILDING AREA

Level Area

LEVEL 01A - GROUND FLOOR 13,358 SF
LEVEL 01B 6,003 SF
LEVEL 02B 16,273 SF
LEVEL 03B 16,273 SF
LEVEL 04B 16,273 SF
LEVEL 05B 16,273 SF
LEVEL 06B - PENTHOUSE 01/02 6,698 SF
LEVEL 07 - PENTHOUSE 03/04 6,710 SF
LEVEL 08 - ROOF LEVEL 168 SF
TOTAL 98,030 SF

GROSS PARKING AREA
Level Area

LEVEL 01A - GROUND FLOOR 2,812 SF
LEVEL 01B 6,003 SF
LEVEL 02B 16,273 SF
LEVEL 03B 16,273 SF
LEVEL 04B 16,273 SF
LEVEL 05B 16,273 SF
TOTAL 73,908 SF

GROSS RESIDENTIAL AREA
Level Area

LEVEL 01A - GROUND FLOOR 798 SF
LEVEL 06B - PENTHOUSE 01/02 6,698 SF
LEVEL 07 - PENTHOUSE 03/04 6,710 SF
LEVEL 08 - ROOF LEVEL 83 SF
LEVEL 08 - ROOF LEVEL 84 SF
TOTAL 14,374 SF

GROSS RESTAURANT AREA
Level Area

LEVEL 01A - GROUND FLOOR 7,166 SF
TOTAL 7,166 SF

GROSS BOH AREA
Level Area

LEVEL 01A - GROUND FLOOR 2,583 SF
TOTAL 2,583 SF

PARKING SPACES
Level Count Comments

LEVEL 01A - GROUND FLOOR 8
LEVEL 01B 2
LEVEL 02A 23
LEVEL 02B 19 2 ADA SPACES, INCLUDING 1 VAN*
LEVEL 03A 23
LEVEL 03B 19 2 ADA SPACES*
LEVEL 04A 23
LEVEL 04B 19 2 ADA SPACES*
LEVEL 05A 23
LEVEL 05B 18
TOTAL

1. BUILDING AREAS SUMMARY

THE TOTAL FLOOR AREA FOR NON-CARPARK USES MUST BE < 25% OF TOTAL GROSS AREA OF BUILDING, PER MIAMI BEACH ZONING ORD. SEC. 130-68 (1)
FOR COMMERCIAL AND NON-COMMERICAL PARKING GARAGES

1. TOTAL GROSS NON CAR PARK AREA = 24,123 SF
2. GROSS BUILDING AREA = 98,030 SF
3. NON CAR PARK = 24.60% OF TOTAL BUILDING AREA (24,123 SF / 98,030 SF)) x 100 = 24.60
4. SINCE NON-CARPARK AREA < 25% OF TOTAL BUILDING AREA, THIS COMPLIES WITH SECTION 130-68(1)

2. PARKING SPACE COUNT SUMMARY

3. PARKING SPACE ALLOCATION SUMMARY

* NOTE: ACCESSIBLE PARKING REQUIREMENTS FROM IBC 2012 SEC. 1106.1, 1106.5
177                               6 ADA SPACES INCLUDING 1 VAN*

TOTAL GROSS NON-CARPARK AREA 24,123 SF

COMPLIANCE WITH
MIAMI BEACH ZONING
ORD. SECTION 130-68 (1):

BUILDING MAIN USE IS
PARKING GARAGE

<25% OF TOTAL
BUILDING GROSS AREA
ALLOTED FOR NON-
CARPARK USES.

>50% OF TOTAL
BUILDING GROSS AREA
ALLOTED AS PRIMARY
USE PARKING

THE TOTAL FLOOR AREA OF PARKING SPACES FOR RESIDENTIAL & RESTAURANT USE MUST BE ≤ 50% OF TOTAL GROSS AREA OF BUILDING PER
MIAMI BEACH ZONING ORD. SEC. 130-68 (1), FOR COMMERCIAL AND NON-COMMERICAL PARKING GARAGES

1. 50% OF TOTAL GROSS AREA OF BUILDING = 98,030 SF / 2 = 49,015 SF

2. GROSS PARKING AREA RESIDENTIAL + RESTAURANT = 24,244 SF < #1 (50% OF TOTAL GROSS AREA OF BUILDING)

3. GROSS PARKING AREA = 73,908 SF

4. TOTAL PARKING COUNT = 177 SPACES

5. GROSS FLOOR AREA PER PARKING SPACE (GROSS PARKING AREA/TOTAL PARKING COUNT) = 73,908 SF / 177 SPACES = 418 SF PER PARKING SPACE

6. MIN. PARKING FOR PRIMARY USE (50% BUILDING AREA/GROSS AREA PER PARKING SPACE) = 49,171 SF / 418 SF PER PARKING SPACE = 118;
119 PARKING SPACES ALLOCATED FOR PRIMARY USE

7. PARKING SPACES AVAILABLE FOR NON PRIMARY USE (RESIDENTIAL + RESTAURANT) =
= TOTAL PARKING SPACES PROVIDED - PRIMARY USE SPACES = 177 - 119 SPACES = 58 SPACES:
      - 8 PARKING SPOTS ALLOCATED FOR RESIDENTIAL
      - 50 SPOTS ALLOCATED FOR RESTAURANT

8. PER MIAMI BEACH ZONING ORD. SEC. 130-32 (36) , MAX. RESTAURANT OCCUPANCY SEAT COUNT FOR RESTAURANT = 4 seats/parking spots = 200 SEATS

9. SEATS PROVIDED IN RESTAURANT = 199 SEATS
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HPB A-007
AREA PLANS - LVL 1 TO
LVL 3

 1/16" = 1'-0"
LEVEL 1A - GROUND FLOOR1 1/16" = 1'-0"

LEVEL 1B MEZZ2

 1/16" = 1'-0"
LEVEL 023

NOT FOR CONSTRUCTION

 1/16" = 1'-0"
LEVEL 03B4

LEVEL 1A

PARKING

RESIDENTIAL

RESTAURANT

BOH

7166 SF

FLOOR TOTAL

2583 SF

13180 SF

0

0

8

PARKING SPACE ALLOCATION

PRIMARY USE
CARPARK
(PUCP)

RESTAURANT
(R)

RESIDENTIAL
(RES)

Allocation Count

FLOOR TOTAL 8

Program Gross Floor Area

GROSS FLOOR AREA

798 SF

2812 SF

LEVEL 2

PARKING

RESIDENTIAL

RESTAURANT

BOH

0

FLOOR TOTAL

0

16273 SF

42

0

0

PARKING SPACE ALLOCATION

PRIMARY USE
CARPARK
(PUCP)

RESTAURANT
(R)

RESIDENTIAL
(RES)

Allocation Count

FLOOR TOTAL 42

Program Gross Floor Area

GROSS FLOOR AREA

0

16273 SF

LEVEL 1B MEZZ

PARKING

RESIDENTIAL

RESTAURANT

BOH

0

FLOOR TOTAL

0

6003 SF

2

0

0

PARKING SPACE ALLOCATION

PRIMARY USE
CARPARK
(PUCP)

RESTAURANT
(R)

RESIDENTIAL
(RES)

Allocation Count

FLOOR TOTAL 0

Program Gross Floor Area

GROSS FLOOR AREA

0

6003 SF

LEVEL 3

PARKING

RESIDENTIAL

RESTAURANT

BOH

0

FLOOR TOTAL

0

16273 SF

42

0

0

PARKING SPACE ALLOCATION

PRIMARY USE
CARPARK
(PUCP)

RESTAURANT
(R)

RESIDENTIAL
(RES)

Allocation Count

FLOOR TOTAL 42

Program Gross Floor Area

GROSS FLOOR AREA

0

16273 SF

FOR BUILDING AREA SUMMARY, PARKING COUNT,
AND COMPLIANCE WITH SECTION 130-68(1),
PLEASE REF TO  SUMMARY SHEET PB A-004.
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FOR BUILDING AREA SUMMARY, PARKING COUNT,
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PROPOSED BUILDING -
NARRATIVE

NOT FOR CONSTRUCTION
The project is situated on the North West corner of Collins Avenue and 4th Street in Miami Beach.
The lot area is 19,500 sq ft and is currently used as a primary purpose parking lot.  The site is zoned
as “mixed-use commercial” and is adjacent to residential zoning districts. The site is surrounded by
ostensibly residential buildings- both single family homes and condominium buildings.

The project comprises a ground floor with a 7,160 sq ft (199 seat) restaurant; 5-levels of primary use
public parking with 8 designated residential spaces, valet parking for the restaurant, along with other
non-designated spaces, in all totaling 177 parking spaces (A full traffic impact report has been
undertaken).

Above the 5-level parking structure, set back from each lot line and set within generously landscaped
terraced gardens, there are a further 2-levels of prime residential development comprising of just 4-
condominium family apartments of 3,500 sq ft per dwelling.

The OCEAN BEACH PRESERVATION DISTRICT is known for its deco residential buildings and the use of a curated color palette
championed by Leonard Horowitz and Barbara Capitman in the late 1970’s.  Taking cues from the surrounding deco architectural
language, featuring both white surfaces and pastel colors, “eyebrow” horizontal features and curvilinear forms, the Torino Car Park
project creates a subtle and delicate contemporary architectural response, where the scale of each parking level has been broken down
to form a changing color wave of direct, reflected and obscured shades from white to magenta. The eye of the observer is drawn to an
ever-varied mix of color, each floor different from the next and the intensity of color changing according to vantage point. The custom
vertical white rods at times are spaced close apart and at others further apart, creating an abstract and interactive experience depending
upon the viewpoint, the time of day or with seasonal weather fluctuations.

In summary, the aims of the project are to respect the character, scale and spirit of
the OCEAN BEACH PRESERVATION DISTRICT, whilst creating an uplifting and
joyous piece of contemporary architecture that appears as a welcome and
appropriate addition to the district from now and into the future. The changing nature
of the façade with its subtle and sophisticated play of light and color will interact with
passersby and residents of the neighborhood, providing an
engaging connection to the built environment.

As far as practicable, existing trees from the site are
to be retained and where necessary moved to create
shaded green buffer zones to each boundary condition
around the site.

SITE & BUILDING DIAGRAM

CONTEXT & DESIGN CONCEPT

FACADE

SUMMARY

LANDSCAPE

From the inside, the inner wall of the façade design has been designated a different color according to each level. The play of filtered
light from outside to inside will create a unique user experience setting the project apart from the usual perfunctory nature of parking
structures. The façade design has also been ingeniously designed to shield the penetration of direct light from car headlamps to the
exterior, as well as to mitigate against noise from automobiles emanating from within.
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PERSPECTIVE - CLOSE-UP OF FACADE FIN SYSTEM
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PERSPECTIVE - CLOSE-UP - LOOKING UP AT THE FACADE FROM STREET LEVEL
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SLIDING LOUVERED DOORS IN
SATIN WHITE ALUMINUM

CLEAR GLAZING:
GUARDRAILS &

STOREFRONT SATIN WHITE &
MULTI-COLORED ALUMINUM
FIN FACADE

HORIZONTALLY EMPHASIZED GLAZING
SYSTEM WITH VENTS TO ALLOW FOR

NATURAL VENTILATION

HORIZONTAL FRIT IN CURVED
& OPERABLE AREAS

OF GROUND LEVEL FACADE
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