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UPDATE 

MIAMIBEACH



Referral to Planning Board
 On July 2, 2018, City Commission referred the 

Comp. Plan and LDR amendments to the PB.  

 Additionally, the City Commission requested that 
the Planning Board specifically discuss and 
provide recommendations on the following:  

 Building Height; 
 Parking; 
 Number of Hotel Units; 
 Co-living and Micro Units; 
 Affordable Housing Component; and 
 Public Benefits.



Ordinance Updates
 Incorporate non-substantive changes suggested 

by property owners
 Does NOT included suggested modifications to 

further increase height and tower length.  

 Allow for Clear Pedestrian Path to be delineated 
through the use of ground markers.

 Allow Clear Pedestrian Path for the 70th Street 
Alley/Class D Streets of one project to utilize 5 feet 
from the adjacent property 
 Results in a combined 10 foot Clear Path.  
 Facilitates activation of the Alley through outdoor 

cafes.



Ordinance Updates
 Require that non-conforming buildings that are 

incorporated into a unified development site be 
made conforming to the requirements of the new 
code

 For those buildings that have existing certified long-term 
leases, the proposal allows for the modifications to that 
building to be phased-in upon expiration of the lease.

 If a building is determined to be architecturally significant 
and significantly retained and restored, the non-
conforming structure can remain.  

 Intended to prevent FAR from being removed from a 
lot, thus preventing it from being brought in to 
conformance in the future.  



Ordinance Updates
Residential and Hotel Room Limits:

 Clarify how credits for units are issued and how long 
they are valid.  

 Allow for transfers between the regulated uses as 
long as the peak hour traffic impact is not increased 
pursuant to the Peak Hour Trip Rates as established 
by the ITE Trip Generation Manual.  

 For reference, using current rates:

 10 hotel rooms ≈ 11 market rate apartments or 17 co-
living, workforce, and affordable units.  



Ordinance Updates
Hotel Room Limits:
 Replace allowance for  “1,800 hotel rooms above what would have been 

permitted prior to the FAR increase,” with an overall limit of 2,000 hotel 
rooms.

 Under current regulations, if developers decided to forego building 
residential units, and build out the full FAR of the district with hotel and 
retail uses only, the area could contain approximately 8,410 hotel rooms.  

 Limit consistent with Mobility Study estimate that prior to FAR increase, 
only 131 hotel rooms could have been built due to likelihood that FAR 
would be used to maximize residential uses.
 Total new hotel maximum of 1,931 hotel rooms (131 + 1,800 rooms).  

 Because of the amount of FAR available in the district, the hotel cap will 
ensure that sufficient FAR remains for the Town Center to have a full 
residential component.   

 Recently approved hotel development on 72nd and Collins will contain 
approximately 187 hotel rooms.  
 Approximately 1,813 hotel rooms would remain after this project was 

completed with proposed regulations.



Mobility Study Limits on Uses
 Proposed Limit of residential uses ABOVE currently allowed density 

 500 Apartment Units
 500 Co-living, Workforce and Affordable Units 
 1,000 Units Total

 Current maximum density/units per adopted Comp. Plan:
 TC-1:  150 units per acre  X   9.62 acres = 1,443 units
 TC-2: 100 units per acre  X   1.15 acres =    173 units
 TC-3: 60 units per acre  X 10.07 acres =    604 units
 Total:  20.83 acres = 2,162 units

 Proposed TC-C: 150 units per acre  X 20.83 acres = 3,125 units.  
 Increase potential of 963 units.

 Proposed Limits provide for sufficient units to allow for ALL properties within the TC-C 
district to achieve the proposed maximum allowable density.  

 Example:  One (1) Acre property w/ current TC-3 zoning: 
 Current maximum density was 60 dwelling units an acre - Yields 60 units max.  
 Proposed maximum density is 150 units – Yields 150 units max.

 Increase of 90 units.
 To max out at new capacity, must consume 90 units from the pool of units.  



Public Benefits
Possible Options: 
 Pay a Fee per Square Foot

 Incorporate Time-Limits for the use of this Option

 Providing On-Site Workforce or Affordable Housing

 Providing Off-Site Workforce or Affordable Housing in 
the City

 Achieving LEED Platinum Certification

 Provide a fully Sustainable Structure and Surplus 
Stormwater Retention and Reuse

 Provide active recreation facilities open to the 
general public



Active Recreation Facilities



Massing Study
Tower Fronting 72nd Street



Massing Study
Tower Fronting 72nd Street



Massing Study 
Tower Fronting 72nd Street



Any Questions?

MIAMIBEACH



Background
 Master Plan:  City Commission (CC) approved the North Beach Master 

Plan via Resolution No. 2016-29108 on October 19, 2016.

 Referendum: Vote approved a ballot question to increase the FAR in the 
Town Center to 3.5 on November 7th, 2017.

 TC FAR Overlay: On March 7, 2017 the Land Use and Development 
Committee (LUDC) directed staff to create an overlay to establish design 
guidelines in consideration of the increased FAR to create an vibrant, 
walkable core.

 FAR Increase:  On May 16, 2018, the CC adopted the 3.5 FAR within the 
existing TC-1, TC-2, and TC-3 districts via Ordinance No. 2018-4190.  

 TC FAR Overlay Proposal:  At the June 13, 2018, the LUDC, following a 
presentation and discussion of the ordinance, the LUDC voted to:

 Recommend that CC refer the Ordinance without LUDC recommendation 
to the Planning Board (PB); and

 The item was continued to July 31, 2018 so that the LUDC can consider the 
PB recommendation when making its recommendation to the CC.



North Beach Town Center –
Central Core

Boundaries
 North: 72nd St.
 East: Collins Av.
 South: 69th St.
 West: Indian Creek Dr. 

/Dickens Av.



Location
 City of Miami Beach:  

7.63 Sq. Miles

 NB Town Center 
Central Core: 
0.0512 Sq. Miles (0.67%)



PLAN NOBE
North Beach Master Plan



Plan NoBe 71st Street 
Key Recommendations



Plan NoBe
71st Street Steps



Plan NoBe Town Center
Regulatory 
Changes



NoBe Master Plan
Height and FAR 
Recommendations



NoBe Master Plan
Height and FAR 
Recommendations



Commercial Design 
Requirements



Ordinance Outline 
 Allowable Uses and Review Requirements
 Development Regulations (height, unit size, 

density)
 Setbacks & Encroachments
 Street Classes and Façade Requirements
 Street Frontage and Tree Canopy Requirements
 Loading
 Public Benefit Menu
 Off Street Parking, Ride Share and Bicycle 

Facility Requirements 



Existing and Proposed Zoning

Existing Proposed



Area and Ordinance Goals
 “No Street Left Behind”
 Spur and facilitate sustainable economic 

development, encourage diverse uses and 
expedite regulatory processes

 Create mixed use development, live/work, allow for 
co-live micro units

 Facilitate pedestrian activity and alternative modes 
of transportation

 Realize a 70th street pedestrian Paseo 
 Enable added public benefits 
 Ensure centralized and off-street loading



“No Street Left Behind”
 Overlay will include zoning regulations that will

ensure that the newly approved FAR is
appropriately distributed within development
sites in order to activate ALL street frontages.

 Regulations will prevent massing on a single
frontage which creates a “back-of-house”
condition on opposite street frontages.

 Regulations ensure appropriate pedestrian
facilities that encourage walking.



Need for Wider Sidewalks

Requires a “Clear Pedestrian Path” of 10 feet on ALL frontages
• Can incorporate public sidewalk and setback areas
• Free from all obstructions, including trees and sidewalk cafes



What NOT to Do
Wall effect

Proposed limitations on tower width of 165 feet for portions of 
towers within 50 feet of property line to prevent wall effect



Wall Effect and Height

Tower Width: 225’ – Height :125’ 
(wall effect, not desirable)

Tower Width: 165’ – Height : 200’ 
(Proposed)

Tower Width: 140’ – Height : 220’ Tower Width: 124’ – Height : 250’ 
(out of scale)



Wall Effect and Height



Require Public Benefits to 
Exceed 125’

Detailed Recommendations Forthcoming

Possible Options: 
 Providing On-Site Workforce or Affordable 

Housing

 Providing Off-Site Workforce or Affordable 
Housing in the City

 Achieving LEED Platinum Certification

 Provide a fully Sustainable Structure and 
Surplus Stormwater Retention and Reuse



Maximum FAR Distribution

• (White) 
Up to 125 FT 
~11 stories

• (Gray) 
125-145 FT 
~13 stories

• (Orange) 
145-175 FT 
~16 stories

• (Turquoise)
175-200 FT 
~19 stories

Without Public Benefits With Public Benefits



Height Comparison

Carillon ≈ 
39 stories/350 feet 

St. Tropez ≈ 
27 stories/245 feet 

Burleigh House ≈ 
18 stories/165 feet 

401 Blu ≈ 
17 stories/165 feet 

Port Royale ≈ 
14 stories/130 feet 

The Collins ≈ 
15 stories/140 feet 

Indian Creek Club ≈ 
10 stories/83 feet 



North Beach 
Master Plan Scale Comparison



Barcelona



Paris



What NOT to Do

Back of House

Proposed required differing types of activation on all sides to prevent 
“back of house” condition



What NOT to Do
Retail Space Not Visible 

from Street
Retail Space Not Deep 

Enough to Be Viable

Require habitable space to be 
located at the setback line

Require minimum depths of 
habitable space



Roadway Classes & Minimum 
Habitable Space

Class A (Red): 50’ depth
Class B (Pink): 45’ depth
Class C (Orange): 20’ depth
Class D (Yellow): 20’ depth



Class A Streets

• Require a minimum of 3 floors of habitable 
space along the setback line

• Require Ground Floor Commercial Uses
• Require larger shade trees
• Prohibit Driveways and Utilities (unless only 

frontage)



Class B Streets

• Require a minimum of 1 floors of habitable space along the setback line
• Require Ground Floor Commercial or Residential Uses
• Require larger shade trees
• Prohibit Driveways and Utilities (unless only frontage or other is Class A)



Class C Streets

• Require a minimum of 1 floors of habitable space along the setback line
• Require Ground Floor Commercial or Residential Uses
• Driveways and Utilities are to be located on Class C Streets



Require Screening of Parking

Sample Architectural Screening for Parking 

All Parking Shall be 
screened from view of the 
Public ROW and Clear 
Pedestrian Paths



Walkup and Townhome Units

Ground Floor Residential Uses
Permitted on B, C, and D Streets Only



Realize a 
70th Street Pedestrian Paseo
 The distance between 69th Street 

and 71st Street is approximately 
601’.  These blocks are unusually 
long with no breaks for 
pedestrians to cut through.  

 This is a less than optimal 
condition which can be 
alleviated by the creation of a 
Pedestrian Paseo as parcels 
redevelop and setbacks are 
established to create the break.  

 Activation of alleys (paseos)allow 
for interesting and creative 
spaces in the urban fabric. 



Class D Streets
 Implements the 70th Street 

Paseo concept.
 As properties redevelop, 

they must provide 10’ 
Setback from interior 
property line.
 20’ total provided for 

alley
 Requires 25% of the 

frontage to include 
habitable space.

 Allows for cross-access 
bridges between buildings 
on opposite sides of the 
alley.



Paseo - Seattle, Washington



Paseo - Seattle, Washington



Paseo - Quebec, Canada



 Development and Use Approval processes are being reviewed to streamline the 
process and spur economic development within the overlay area.
 Incorporate typical board order conditions into the code.

 Loading hours and operations

 hours of operation

 noise attenuation
 Double door vestibules

 Where appropriate, administrative review will be permitted and Board approval 
required for design and higher impact uses.  
 Remove 50,000 SF building CUP requirement

 Instead require CUP for Retail and Commercial Establishments over 25,000 SF
 Limit of 2 RETAIL Establishments over 25,000 SF (Does not include Grocery Stores)

 Modify Neighborhood Impact Establishment (NIE) Thresholds
 An alcoholic beverage establishment or restaurant, not also operating as an 

entertainment establishment or dance hall from an occupant content of 300 or more 
persons to an area of 10,000 square feet or greater of areas accessible by patrons; or

 An entertainment establishment or dance hall, from an occupant content of 200 or 
more persons to an area of 5,000 square feet or greater of areas accessible by patrons.

 Allow for “Artisanal Retail” and 2 “Neighborhood Fulfillment Centers” to 
accommodate a changing economy

Expedite Sustainable 
Economic Development & 
Encourage Diverse Uses 



Typical Board Order Conditions
Planning Board





Typical Board Order Conditions 
Design Review Board





Create Micro-units/ Co-Live Units

Allow Micro-Units/Co-living units with 
a minimum of 375 sq. feet
• Require 20% of the floor area for 

amenities for residents



Typical Co-Living Floor Plan

Commonspace.com



Common areas and Shared Amenities 



Live-Work Units





Encourage Centralized and 
Off-Street Loading



Mobility Study Update
 Continue to implement projects in 

Transportation Master Plan

 Reduce parking requirements and 
encourage centralized parking areas.

 Require facilities to encourage biking such 
as bicycle parking.

 Require facilities to encourage walking such 
as wider and more comfortable sidewalks.

 Require transit oriented development (TOD).

 Regulate uses due to increased FAR to 
minimize vehicle use.



Mobility Study Update
 Create an ideal mix of uses that encourages walking and mass transit 

use while minimizing single occupancy vehicle use.  Units below are 
over and above the development capacity prior to the adoption of 
the FAR increase approved on November 7, 2017:

 Hotels to 1,800 room
 Apartments over 1,000 square feet to 200 units
 Apartments under 1,000 square feet to 300 units
 Co-living, workforce, & affordable housing to 300 units

Hotel Units  131 1,800
Residential Apartment Units 500 Cumulative Residential Units
Residential Workforce / Co‐Living 500

1,931Hotel Units

Residential Units 1,662

Estimated Maximum 
Capacity Before FAR 

Increase*
Additional Capacity with FAR Increase

Estimated Total Units 
Available

Units 2,662

Hotel 

* Estimated Capacity Before FAR Increase assumes a program where 0.5 of available FAR 
is for Retail, Average area per unit of 800 SF, and remainder of FAR divided between hotel 
and office uses.  Individual calculations will be necessary for each project



Mobility Study Update
Excerpts from the Executive Summary:

 …Results indicate auto mode travel will be reduced by 
15% from 68% in 2017 to 53% in 2040…

 …The traffic impact analysis based on the adjusted modal splits 
provided by the MAA model that indicated a shift from cars to 
multimodal trips resulted in generally improved traffic 
conditions in 2035 compared to Master Plan projections. 

 …Whereas 6 of the 8 evaluated segments where projected 
in the TMP to operate at failing condition in 2035, only 
two segments are now projected to operate at failing 
conditions. 

 …The analysis (MMA) indicated a 15% shift from the personal 
car to multimodal trips which resulted in generally improving 
conditions in 2025 compared to TMP projections, even after 
accounting for the increased FAR. 



Massing Study










