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FROM OFFICIAL RECORDS BOOK 28768, PAGE 1590 OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.

LOTS 1 THROUGH 8, INCLUSIVE, AND THE 16.00 FOOT ALLEY, ALL IN BLOCK 21, OF THE AMENDED MAP OF THE
OCEAN FRONT PROPERTY OF MIAMI BEACH IMPROVEMENT COMPANY, ACCORDING TO THE PLAT THEREOF,
RECORDED IN PLAT BOOK 5, AT PAGES 7 AND 8, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.

1. SURVEY DATA ACQUISITION WAS PERFORMED BY LANGAN ENGINEERING AND ENVIRONMENTAL SERVICES WITH A
LAST DAY OF ACQUISITION ON SEPTEMBER 16, 2022. INITIAL SURVEY DATA COMPUTATIONS AND ANALYSIS WERE
COMPLETED ON OCTOBER 7, 2022.

2. ALL SYMBOLS USED TO DEPICT IMPROVEMENTS ARE NOT TO SCALE.

3. MONUMENT OFFSET DIRECTIONS AND DISTANCES ARE COMPUTED IN CARDINAL DIRECTIONS FROM THE FOUND
MONUMENTATION TO THE BOUNDARY CORNERS, RELATIVE TO THE BEARING BASIS (I.E., N 0.2' = NORTH 0.2').

4. ELEVATIONS ON "HARD" SURFACES ARE SHOWN TO THE NEAREST 0.01 (HUNDREDTH) OF A FOOT WHILE "SOFT"
SURFACES ARE SHOWN TO THE NEAREST 0.1 (TENTH) OF A FOOT.

5. THIS MAP IS INTENDED TO BE DISPLAYED AT A SCALE OF 1"=20' OR SMALLER, UNLESS OTHERWISE NOTED. LINEAR
UNITS SHOWN ARE U.S. SURVEY FEET.

6. TYPE OF SURVEY: TOPOGRAPHIC AND BOUNDARY SURVEY PER CHAPTER 5J-17 F.A.C. USE OF THIS SURVEY FOR
PURPOSES OTHER THAN WHICH IT WAS INTENDED, WITHOUT WRITTEN VERIFICATION, WILL BE AT THE USER'S
SOLE RISK AND WITHOUT LIABILITY TO THE SURVEYOR. NOTHING HEREIN SHALL BE CONSTRUED TO GIVE ANY
RIGHTS OR BENEFITS TO ANYONE OTHER THAN THOSE CERTIFIED TO.

7. THERE ARE NO INHERENT GAPS, GORES OR HIATUS TO THE SURVEYED PROPERTY.

8. ALL ADJOINING RIGHTS-OF-WAY, SUBDIVISIONS AND INFORMATION ON ADJOINING PROPERTIES SHOWN HEREON
ARE FROM INFORMATION SHOWN ON COUNTY PROPERTY APPRAISER'S WEBSITE. USERS OF THIS SURVEY ARE
PLACED ON NOTICE THAT RELIANCE ON SUCH INFORMATION IS AT THEIR OWN PERIL, IN THIS REGARD.

9. THIS SURVEY DOES NOT DETERMINE FENCE AND/OR WALL OWNERSHIP.

10. THIS SURVEY DOES NOT MAKE ANY REPRESENTATION AS TO ZONING OR DEVELOPMENT RESTRICTIONS ON LANDS
ADJACENT TO THE SURVEYED LINES.

11. NO INSTRUMENTS OF RECORD REFLECTING EASEMENTS, RIGHTS-OF-WAY, AND/OR OWNERSHIP WERE FURNISHED
TO OR PURSUED BY THE UNDERSIGNED OTHER THAN THOSE SHOWN HEREON. UNRECORDED EASEMENTS OR
RESTRICTIONS OF RECORD OTHER THAN THOSE SHOWN HEREON MAY EXIST. THERE MAY BE EASEMENTS
RECORDED IN THE PUBLIC RECORDS NOT SHOWN UPON THIS SURVEY.

12. THE TREES IDENTIFIED AND SHOWN ARE IN NO WAY TO BE CONSIDERED A TREE SURVEY. TREE SYMBOLS
REPRESENT THE LOCATION OF THE CENTER OF THE TRUNK AND DO NOT REPRESENT THE TRUE SIZE OF THE
CANOPY. SIZE OF THE TRUNK (IF SPECIFIED) IS THE DIAMETER OF THE TRUNK, IN INCHES, AT BREAST HEIGHT.
SPECIMEN NOMENCLATURE IS GENERALLY COMMON (OAK, PALM, PINE, ETC.) AND CANNOT BE RELIED UPON AND
THEREFORE IS NOT CERTIFIED BY THIS SURVEY. CONSULT WITH AN ARBORIST FOR FURTHER CLASSIFICATION.

13. DRAINAGE AND SEWER PIPE SIZES HAVE BEEN COMPILED FROM FIELD OBSERVATIONS WITH LIMITED VISIBILITY.
INVERT ELEVATIONS MAY VARY WHEN PIPE OPENING IS RECESSED. THIS DOCUMENT SHOULD NOT BE RELIED
UPON FOR EXCAVATIONS OR CRITICAL DESIGN FUNCTIONS WITHOUT FIELD VERIFICATION OF UNDERGROUND
UTILITY LOCATIONS. UTILITIES OTHER THAN THOSE SHOWN HEREON MAY EXIST. UNLESS OTHERWISE NOTED. THIS
FIRM HAS NOT ATTEMPTED TO LOCATE UNDERGROUND IMPROVEMENTS UTILITIES, FOOTINGS, AND/OR
FOUNDATIONS WHICH MAY OR MAY NOT VIOLATE DEED OR EASEMENT LINES.

14. NO CONDITIONS WERE ENCOUNTERED THAT PREVENTED FLORIDA ADMINISTRATIVE CODE 5J-17 FROM BEING MET.

15. THE WORD "CERTIFY" OR "CERTIFICATION" AS SHOWN AND USED HEREON, MEANS AN EXPRESSION OF
PROFESSIONAL OPINION REGARDING THE FACTS OF THE SURVEY AND DOES NOT CONSTITUTE A WARRANTY OR
GUARANTEE, EXPRESSED OR IMPLIED.

16. ADDITIONS OR DELETIONS TO THIS MAP AND REPORT BY OTHER THAN THE SIGNING PARTY OR PARTIES IS
PROHIBITED WITHOUT WRITTEN CONSENT OF THE SIGNING PARTY OR PARTIES.

17. THIS SURVEY IS NEITHER FULL NOR COMPLETE WITHOUT ALL SHEETS OF THIS SET.

9001 SET PK NAIL AND WASHER STAMPED "LANGAN ENGINEERING, LB8172".
NORTHING:537004.13
EASTING:944442.83
ELEV:3.54

9002 SET PK NAIL AND WASHER STAMPED "LANGAN ENGINEERING, LB8172".
NORTHING:537263.24
EASTING:944463.89
ELEV:3.31

1. HORIZONTAL CONTROL WAS ESTABLISHED BY PERFORMING REAL TIME KINEMATIC
(RTK) GLOBAL POSITIONING SYSTEM (GPS) OBSERVATIONS OF A MINIMUM OF TWO
SEPARATE THREE MINUTE OBSERVATIONS.

2. THE HORIZONTAL COORDINATES SHOWN ON THIS MAP ARE GRID COORDINATES
RELATIVE TO THE FLORIDA STATE PLANE COORDINATE SYSTEM, NORTH AMERICAN
DATUM OF 1983 (NAD83) 2011 ADJUSTMENT, FLORIDA EAST ZONE.

3. ELEVATIONS SHOWN HEREON ARE BASED UPON THE NATIONAL GEODETIC VERTICAL
DATUM OF 1929 (NGVD29). CONVERSION TO THE NORTH AMERICAN VERTICAL DATUM
OF 1988 (NAVD88) IS CALCULATED BY THE FOLLOWING CONVERSION FORMULA:
NGVD29 - 1.55' = NAVD88

4. RELATIVE HORIZONTAL AND VERTICAL ACCURACIES OF THE FEATURES SHOWN ARE
ESTIMATED TO BE 0.2' +/- BASED ON TOTAL STATION TRIGONOMETRIC METHODS AND
REAL TIME KINEMATIC GPS METHODS.

5. THE FEATURES SHOWN HEREON ARE REFERENCED TO GRID NORTH BASED UPON
THE U.S. STATE PLANE COORDINATE SYSTEM, NORTH AMERICAN DATUM OF 1983
(NAD 83) 2011 ADJUSTMENT, FLORIDA EAST ZONE, REFERENCED TO THE FLORIDA
PERMANENT REFERENCE NETWORK.

6. ALL CONTROL MEASUREMENTS EXCEEDED CLOSURES OF COMMERCIAL/HIGH RISK
LINEAR: 1 FOOT IN 10,000 FEET.

(NOT SHOWN TO SCALE)
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BRYAN A. MERRITT
PROFESSIONAL SURVEYOR AND MAPPER
LICENSE NUMBER LS6558
LANGAN ENGINEERING AND ENVIRONMENTAL SERVICES, INC.
LICENSED BUSINESS NUMBER LB8172, STATE OF FLORIDA.

THE FEATURES SHOWN ON THIS SURVEY ARE VALID AS TO THE DATE OF THE LAST DATE OF FIELD WORK, NOT TO
THE SIGNATURE DATE OF THIS CERTIFICATION.

THIS DOCUMENT HAS BEEN DIGITALLY SIGNED AND SEALED BY THE ABOVE NAMED PROFESSIONAL SURVEYOR
AND MAPPER USING A CRYPTOAPI PRIVATE KEY IGC DIGITAL CERTIFICATE.

PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED AND SEALED. THE AUTHENTICATION CODE
MUST BE VERIFIED ON ALL ELECTRONIC COPIES.

I HEREBY CERTIFY THAT THE SURVEY MAP SHOWN HEREON IS TRUE AND CORRECT TO THE BEST OF MY
KNOWLEDGE AND BELIEF. ALSO, THIS SURVEY MAP COMPLIES WITH THE STANDARDS OF PRACTICE, AS SET FORTH
BY THE FLORIDA BOARD OF PROFESSIONAL LAND SURVEYORS IN RULE 5J-17, FLORIDA ADMINISTRATIVE CODE,
PURSUANT TO CHAPTER 472.027, FLORIDA STATUTES.

www.langan.com

Langan Engineering and
Environmental Services, Inc.
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www.langan.com

15150 NW 79th Court, Suite 200
Miami Lakes, FL 33016

T: 786.264.7200
FL CERTIFICATE OF AUTHORIZATION NO. 00006601/LB8172/LB8198

F: 786.264.7201

Langan Engineering and
Environmental Services, Inc.

Bryan A Merritt

Digitally signed by 
Bryan A Merritt
Reason: I am 
approving this 
document
Date: 2022.10.07 
15:30:44-04'00'
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DRAWING TITLESEAL & SIGNATURE

SCALE

DATE DRAWN BY

CHECKED BY

NO.     DATE REVISION

VERSAILLES
3425 COLLINS AVE., MIAMI BEACH, FL

CONSULTANTS

JANUARY 25, 2016

PROJECT

SEAL

SCALE & ORIENTATION

DESIGN ARCHITECT
LEITERSDORF HAW
ARCHITECTURE, DCP
375 PARK AVE, SUITE 3308
NEW YORK, NY 10152

NICHOLS BROSCH WURST WOLFE
& ASSOCIATES, INC
161 ALMERIA AVE
CORAL GABLES, FL 33134

ARCHITECT OF RECORD STRUCTURAL ENGINEER

DESIMONE CONSULTING ENGINEERS
800 BRICKELL AVE, 6TH FL
MIAMI, FL 33131
+1 (305) 441-0755 HPB A-0

BLDG. DATA
BUILDING HEIGHT: ALLOWED: 200'-0" ABOVE BASE FLOOD ELEVATION + 12".

ESTABLISHED  BFE:  8'-0"

PROPOSED:  210'-6" N.G.V.D. (NEW TOWER)

EXISTING TOWER:  161'-0" T.O. ROOF SLAB N.G.V.D.

EXISTING TOWER:  200'-0" T.O. CUPOLA N.G.V.D.

PROPOSED  RESIDENTIAL:

NEW TOWER  41 UNITS

EXISTING  TOWER  22 UNITS

SETBACK REQUIREMENTS

FRONT

(WEST-COLLINS AVE.)

REQUIRED PROVIDED

20'-0"

20'-0"

GREATER OF
25% OF LOT
DEPTH OR
75' FROM
BULKHEAD
LINE,
REQ'D=92.25 FT

OVERLAY AREAS
DUNE PRESERVATION OVERLAY: RECREATIONAL AND OPEN SPACE

WEST OF THE EROSION CONTROL LINE ( ECL)

EAST OF THE  BULKHEAD LINE

REQUIRED: 80%

TOTAL AREA: 5,073 SF

IMPERVIOUS AREA: 6.18%

MAX.PER CODE: 20%

PERVIOUS AREA:  93.82%

MINIMUM YARDS

BULKHEAD LINE 0 FT

SIDE  PROPERTY LINE 15 FT

MUNICIPAL PARK 15 FT

STREET END 15 FT

ROW 15 FT

EROSION CONTROL LINE 10-15 FT STRUCTURES  W/ FIN. FLR. ELEV. 3 FT OR LESS

ABOVE T.O.  DUNE

ADD 1 FT FOR EVERY  FOOT INCREASE   IN FIN. FLR. ELEV.

FINISHED FLOOR ELEVATION MAX 2 .5 FT ABOVE  DUNE

MAX. BUILDING HEIGHT ONE STORY  OR 12 FT

MAX. DENSITY ZERO

PARKING REGULATIONS NO PARKING REQUIREMENT

OCEANFRONT OVERLAY: WEST OF BULKHEAD LINE

SETBACKS

REAR 50 FT FRONT BULKHEAD LINE - DWELLING CONSTRUCTION

AT GRADE AND SUBTERRANEAN LEVELS

SIDE LOT LINE 15 FT

BULKHEAD LINE 10 FT

MAX HEIGHT 30 FT ABOVE GRADE

FINISHED FLOOR ELEVATION 2.5 FT  ABOVE T.O. DUNE

FAR 0.5 OF SETBACK AREA

LOT COVERAGE 50 % OF REQUIRED  REAR YARD  SETBACK OPEN TO SKY

VIEW CORRIDOR 50 % OF REQUIRED  REAR YARD SETBACK  OPEN  APART

FROM LANDSCAPE  FROM E.C.L. TO REAR  SETBACK LINE

REQUIRED: 50%

TOTAL AREA:  10,000 SF

IMPERVIOUS AREA:  50%

MAX PER CODE:  50%

PERVIOUS AREA:  50%

REQUIRED BY CODE: 50%

RM-3 OVERLAY ZONE: TOTAL AREA: 58,680 SF

F.A.R. STUDY

DESCRIPTION TOTAL UNITS

37

0

4

 74

0

MAX LOT WIDTH
REQUIRED 50 FT

EXCEEDS CRITERIA AT 200 FT

MINIMUM UNIT SIZE
NEW CONSTRUCTION 800 SF - MEETS CRITERIA

HISTORIC TOWER AVERAGE  UNIT SIZE=1897 SF

NEW TOWER AVERAGE UNIT SIZE= 2450 SF

MAXBUILDING HEIGHT
OCEANFRONT LOTS  200 FT

HISTORIC TOWER = 200 FT TO T.O. ROOF SLAB + MECHANICAL ROOF

NEW TOWER= 211'-0" FT (NGVD) TO TOP OF OUTDOOR KITCHEN COUNTER

ZONING DATA
SITE ADDRESS
3425 COLLINS AVENUE, MIAMI BEACH, FL. 33140

SITE DATA
ZONING DESIGNATION: RM-3 (RESIDENTIAL MULTIFAMILY, HIGH INTENSITY)

FLOOD ZONE: "AE"  (ELEV. 8  NGVD29)

"X" ( FEDERAL EMERGENCY MANAGEMENT AGENCY FLOOD

INSURANCE RATE MAP NUMBER 12086C0336 L COMMUNITY

NUMBER 120635, MIAMI-DADE COUNTY UNINCORPORATED

AREAS. EFFECTIVE DATE  SEPTEMBER 11, 2009

BASE FLOOD ELEVATION: 8.0', N.G.V.D. 1929

LOT AREA
AREA PARCEL 1 : 68,736 S.F.   (1.5780 ACRES)

AREA PARCEL 2 : 5,076 S.F.   (0.1165 ACRES)

73,812 S.F    (1.6945 ACRES)

MAX F.A.R.
3.0 X 73,812 S.F. = 221,436 S.F.

SIDE,

FACING A STREET  NORTH & SOUTH

REAR

(EAST-  BEACH)

REQUIRED   PROVIDED (N) REQUIRED PROVIDED

           SUB
    TERRANEAN

PEDESTAL

TOWER

20 FEET+ 1 FT
FOR EVERY
1 FT INCREASE
IN HEIGHT
ABOVE
50 FT TO A
MAXIMUM OF
50 FT, THEN
SHALL REMAIN
CONSTANT
50 FT REQ'D

5' OR 5% OF
LOT WIDTH,
WHICHEVER
IS GREATER
= 10 FT RED'Q

SUM OF SIDE
YARDS = 16%
OF LOT WIDTH.
MIN. 7'-6" OR 8%
OF LOT WIDTH,
WHICHEVER IS
GREATER.
REQ'D=16/32 FT

50 FEET FROM
BULKHEAD
LINE

GREATER OF
20% OF LOT
DEPTH OR
50' FROM
BULKHEAD
LINE
REQ'D=73'-10"

PARKING DATA

RESIDENTIAL TOWER

550 SF - 999 SF
1.5 SPACES/UNIT

SPACES REQUIRED

1000 SF - 1200 SF
1.75 SPACES/UNIT

> 1200 SF
2 SPACES/UNIT

SUB TOTAL

TOTAL PARKING REQUIRED = 90 SPACES

AISLE DRIVES
TWO WAY TRAFFIC 22 FT WIDE
ONE WAY TRAFFIC 11 FT WIDE
DRIVEWAY ENTRANCE AND ENTRY
CURB CUT-MIN. 12 FT
DRIVE COLUMNS FOR 90 DEGREES
LAYOUT SET BACK 1'-6" MEASURED
FROM EDGE  OF THE REQUIRED
INTERIOR DRIVE  TO THE
FACE OF THE COLUMN

OFF-STREET LOADING
RESIDENTIAL BUILDING
OVER 36 UNITS BUT LESS
THAN 50 UNITS: 1 SPACE
OVER 50 UNITS BUT NOT MORE THAN
100 UNITS:  2 SPACES
DESIGN STANDARD-WITHIN THE SAME LOT
LOGICALLY AND CONVENIENTLY LOCATED
FOR BULK PICK UPS AND DELIVERIES
SCALED FOR EXPECTED DELIVERIES
10 X 20 FT

   81

NEW CONSTRUCTION PARKING DISTRICT NO. 1

7

MIN. LOT AREA
REQUIRED 7000 S.F. - EXCEEDS CRITERIA AT 73,812 SF

MAX NUMBER OF STORIES
OCEANFRONT LOTS 22 STORIES - MEETS CRITERIA

HISTORIC TOWER - 11 RESIDENTIAL LEVELS + LOBBY + MEZZANINE + BASEMENT

NEW TOWER - 15 RESIDENTIAL LEVELS + LOBBY+ MEZZANINE + BASEMENT

SUM OF SIDE
YARDS = 16%
OF LOT WIDTH.
MIN. 7'-6" or 8 %
OF LOT WIDTH,
WHICHEVER IS
GREATER.
REQ'D= 16/32 FT

NEW CONSTRUCTION ADDITIONAL REGULATIONS
ALL FLOORS OF A BUILDING CONTAINING  PARKING SPACES SHALL INCORPORATE

RESIDENTIAL OR COMMERCIAL USES  AT THE FIRST  LEVEL ALONG EVERY FACADE

FACING  A STREET, SIDEWALK OR  WATERWAY.

41

DESIGNATED HISTORIC BUILDING
NO OFF-STREET PARKING IS REQUIRED
FOR MAIN OR ACCESSORY  USES
ASSOCIATED WITH AN INDIVIDUALLY
DESIGNATED HISTORIC BUILDING.

DESIGNATED GUEST PARKING:
DEVELOPMENTS WITH MORE THAN 20 UNITS
10%  OF REQUIRED PRESIDENTIAL PARKING

OFF- STREET PARKING DESIGN STANDARDS
8.5' X 18' MULTI- FAMILY RESIDENTIAL
BUILDING 8.5 FT X 16 FT -100 %  VALET ONLY
GOVERNED BY  A RESTRICTIVE COVENANT
TANDEM  MAXIMUM STACKING OF 2
PARKING AISLE MIN. 22 FT

TANDEM PARKING
MAY BE UTILIZED FOR SELF- PARKING  IN
MULTI FAMILY  RESIDENTIAL BUILDINGS
WITH RESTRICTIVE COVENANT LIMITING
USE  OF EACH TANDEM PARKING SPACE
TO THE SAME UNIT OWNER.

PROVIDED   PROVIDED (S) PROVIDED

HIST. TOWER NEW  TOWER HIST. TOWER NEW  TOWER HIST. TOWER NEW  TOWER

41'-9" 41'-9"

41'-9" EXCEEDS
DIST.TO
LOBBY WALL

EXCEEDS
DIST. FACE
OF
BALCONY

59'-6"

0'-0" AT
EXTERIOR
STAIR
TO BSMNT.

1'-10"
VARIANCE
REQ'D.

EXCEEDS
DISTANCE

8" AT
SOUTH SIDE
VARIANCE
REQ'D

0'-0" AT
NORTH SIDE

5'-8" AT
NORTH SIDE

8" AT
SOUTH SIDE
VARIANCE
REQ'D

EXCEEDS
DIST.FROM
E.C.L.

EXCEEDS
DIST.
FROM
BULKHEAD

EXCEEDS
DIST. FORM
E.C.L.

EXCEEDS
DIST. FROM
BULKHEAD

EXCEEDS
DIST.FROM
E.C.L.

EXCEEDS
DIST.FROM
BULKHEAD

VISITORS
PARKING

NA    90

TOTAL PARKING PROVIDED = 91 SPACES

52 '-5" FROM
BULKHEAD
77'-5" FROM
E.C.L.

EXCEEDS
DIST. FROM
E.C.L.

EXCEEDS
DIST.FROM
BULKHEAD

13 RESIDENTIAL LEVELS + LOBBY + MEZZANINE + 3 LEVELS OF BASEMENT
10 GUESTROOM LEVELS + ROOF TOP REST.+LOBBY+ MEZZ.+ BASEMENT

233'-3"

23 RESIDENTIAL UNITS
56 HOTEL GUESTROOMS

250'-0" ABOVE BFE + 5'-0" FREEBOARD 13'-0" N.G.V.D.

PROPOSED: 220'-4" NEW BUILDING (233'-4" N.G.V.D.)

15'-0"

20'-0"
up to

203'-0" height
75'-0"
above

203'-0" height
(to the

closest face of
the balcony)

20'-0" + 1 ft per
1ft increase in
height above
50 ft to a max

of 50 ft
203'-0" height

75'-0"
above

203'-0" height
(to the

closest face of
the balcony)

106'-8"

20'-0"

93'-4"

0'-0" 0'-0" 0'-0"

8" AT
SOUTH

SIDE

1'-6" AT
SOUTH

SIDE

46'-0" FROM
BULKHEAD

LINE

50'-0" FROM
BULKHEAD

LINE

75'-0" FROM
BULKHEAD

LINE

95'-0" FROM
BULKHEAD

LINE

47'-11" FROM
BULKHEAD

LINE

198'-4"
FROM

BULKHEAD
LINE

FROM
BULKHEAD

LINE

103'-4"
(AT NORTH
PROPERTY

LINE)
104'-11"

(AT SOUTH
PROPERTY

LINE)

47'-11" FROM
BULKHEAD

LINE

NORTH - SIDE FACING A STREET
SOUTH - SIDE INTERIOR

0'-0"

0'-0"

52'-0" FROM
BULKHEAD

LINE
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VERSAILLES HOTEL
HISTORICAL PICTURE OF FRONT OF BUILDING AND DROP-OFF AREA
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