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Coastal Construction 
Control Line (CCCL)

• FDEP program 

• Location is based on:

• coastal engineering 
models, 

• survey and bathymetric 
data and 

• scientific principles

• Determines the westward 
extent of storm surge of a 
100-year storm event. 
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FDEP CCCL Exception
• Prior to 2002, FDEP had an exception for alterations to historical 

structures

• Under FDEP jurisdiction, not aware of exception applied to a Single-
Family home 

• In 2002, the FBC went into effect 

• Local governments maintained an exception for historic structures

• Only used by historically designated commercial structures, such as 
hotels

• In our experience, no record of a Single-Family Home ever 
using this exception
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1. Demolish and 
rebuild foundation 
system for new 
loads from wave 
crest 
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Raising the home to 
18’ NGVD (Wave 
Crest) would require 
the following actions: 



2. Demolish walls and 
change support 
system to beam and 
column framings, and 
reinforce

Raising the home to 
18’ NGVD (Wave 
Crest) would require 
the following actions: 



3. Demolish all framing 
of second level and 
rebuild at necessary 
elevation

Raising the home to 
18’ NGVD (Wave Crest) 
would require the following 
actions: 



4. Demolish and rebuild 
roof and reinforce to 
new framing 

Raising the home to 
18’ NGVD (Wave Crest) 
would require the following 
actions: 



Raising the home to 
18’ NGVD (Wave Crest) 
would require the 
following actions: 

5. Reconfiguration of all 
plumbing and electrical 
above required 
elevations to prevent 
water intrusion



Required: Columns 
with Breakaway Walls
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Lifting the house is structurally unfeasible due to potential 
disruptions to the existing structural system, risking 

compromised integrity and stability..





































1. Historic plaque describing the district and home, visible from the 
public beach access. 

2. Careful removal and storage of all listed materials in the 
architectural salvage plan.

3. Donation of pavers to the Altos Del Mar Homeowners Association.

4. Submit as-built architectural drawings to the Historic American 
Buildings Survey (HABS) collection.  
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












SINGLE FAMILY RESIDENTIAL - ZONING DATA SHEET
ITEM # Project Information

1 Address: 7801 ATLANTIC WAY. MIAMI BEACH, FLORIDA. 33141

2 Folio number(s): 02-3202-004-0230

3 Board and file numbers : 

4 Year built: Zoning District: RS-3

5 Base Flood Elevation: 8' NGVD Grade value in NGVD: 8'-3" NGVD

6 Adjusted grade (Flood+Grade/2): 8.00'+8.25'/2= 8.12' Free board: N/A

7 Lot Area: 15,995

8 Lot width: 50' Lot Depth: 320'(M)/245' PER PLAT

9 Max Lot Coverage SF and %: 30%= 4,799 SF Proposed Lot Coverage SF and %: 22.55%= 3,608 SF

10 Existing Lot Coverage SF and %: 11.22%=      1,795 SF Lot coverage deducted (garage-storage) SF: = 527 SF

11 Front Yard Open Space SF and  %: 61%= 365 SF Rear Yard Open Space SF and %: 83.05%= 7890 SF

12 Max Unit Size SF: 4,700 SF Proposed Unit Size SF: = 4,673 SF

13 Existing First Floor Unit Size:           N/A SF Proposed Main Floor Unit Size: 3,199 SF

14
Existing Second Floor Unit Size N/A

Proposed Second Floor volumetric Unit Size 
SF and % N/A

15 Proposed Second Floor Unit Size SF 1,334 SF

16
Proposed Roof Deck Area SF and  % (Note: 
Maximum is 25% of the enclosed floor area 
immediately below):

345 SF

Zoning Information / Calculations Required Existing Proposed Deficiencies

Accessory Structure Side 1: N/A N/A17
Accessory Structure Side 2 or (facing 
street) : N/A N/A N/A N/A18

Accessory Structure Rear: N/A N/A19

20 Located within a Local Historic District? Yes

21 Designated as an individual Historic Single Family Residence Site? Yes

22 Determined to be Architecturally Significant? No

Additional data or information must be presented in the format outlined in this section No

1935

23

N/A N/A

N/A N/A













































































 

   











  



   









  

  




























 

 

 

 

 

 

 

 

 

















 

















 



 




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








































FINISH MATERIALS

  

  
  
  









































































































































































 











 






















































































































































































































































































































































































































































































































































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




























































































































 





 

 




































































































































 

  





























































































































































































































































































FINISH MATERIALS

  

  
  
  


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• State was acquiring lots to expand ocean front park, but many 
owners refused to sell.  

• Concerned that the State would abandon the park project, the  
City initiated the designation of ADM to preserve the single-family 
character of the neighborhood. 

Historic District – 1987 
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Historic District – 1987 

• 36 total lots.

• 20 were vacant at the time of designation.  

• Of the 7 waterfront structures that existed when 
the District was created, 3 remain. 
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Altos Del Mar Historic District
Designation Report 

• Characteristics, rather than a particular style: 
o Interior courtyards 

oWide, overhung porches and terraces

oThick masonry walls

oGenerous use of indigenous materials 
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Altos Del Mar Historic District
Designation Report 
• New construction shall be compatible with the existing 

structures in terms of: 
oSite

oScale 

oSetbacks 

oUse of materials 

oSite lines 

• “Imitative architecture is not encouraged, while 
contemporary design utilizing those characteristics 
listed above is recommended.” (Pg. 13) 
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Altos Del Mar – Design Guidelines

• “This blending of new and old must 
respect the history and character or 
neighborhood, maintaining the casual 
beachfront atmosphere and modest scale 
of buildings, while adapting to realities of 
modern times.” 

• “A much greater challenge is presented 
by the State of Florida’s coastal flood 
protection laws.” 
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Context Aerial 
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Northern Half of ADM
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Southern Half of ADM
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House 
No.

Year Built Contributing at the 
Time of Designation 

Board Approval 

7837 1925 YES

7801 1935 YES

7747 1948 YES

7815 2015 YES- 1936 State-owned Demolition pursuant to Unsafe Structures Violation No. 
BV04000629.  
HPB2968, Vacant at the time of HPB approval on September 13, 
2005.  

7825 2015 YES- 1932 State-owned Demolition pursuant to Unsafe Structures Violation No. 
BV03000419.  
HPB3474, Vacant at the time of HPB approval on March 14, 2006.   

7701 Vacant No HPB3678 June 13, 2006. New single family home. 

7737 2012 YES- 1935 State-owned  HPB551 on December 7, 2007.  Total demolition.  

7725 2012 No HPB4172 December 6, 2012. New single family home.

7717 2017 No HPB7363 May 14, 2013. New single family home.

7833 2019 No HPB7438 May 28, 2014. New single family home.

7709 2019 No HPB7415 December 18, 2015. New single family home.

7845 Under 
Construction

No - 1956 Privately 
Owned 

HPB18-0186 on April 10, 2018. Total demolition.



7801 Atlantic Way 
• 1936 

• Schoeppl and Southwell 
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Current Photos
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Structural Noncompliance Summary  
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Requirement Existing

Department of Environmental Protection: 
Habitable Space must be elevated to +18.2’ NGVD 

First floor is at 13’ NGVD elevation, which is deficient 
by 5’ 

Florida Building Code §3109.3.3/ASCE 24: Home 
must be elevated and supported on piles or column 

Existing concrete block foundation (walls of the 
home) evenly distribute weight into the ground.  No 
independent support system 

Florida Building Code §3109.3.4/ASCE 24 § 4.6: 
Area of the home that is below wave crest height 
must provide breakaway walls and non-load bearing 
elements

Current home does not have breakaway walls and 
the load-bearing walls include living spaces below 
18.2’ NGVD.  A load bearing masonry wall cannot 
become breakaway 

Florida Building Code §1612: Finish Floor and all 
mechanical and electrical equipment elevated 1’ 
above BFE of 8’ NGVD 

Finished floor is at 13’ NGVD, however all mechanical 
and electrical equipment is at or below 9’ NGVD

ASCE 7-16: Specific Design Standards for roofs 
established in 2018

Roof is approximately 21-years old and does not 
meet the newest design standards high velocity 
hurricane storms 



Why Can’t Breakaway Walls be Introduced? 

• Walls evenly distribute load to 
the foundation, stacked in 
layers

• Load-bearing masonry walls, 
beams, and columns cannot 
be reconfigured to breakaway 
walls

• Current walls are not 
reinforced

• Current walls are not built to 
withstand 175 miles per hour 
wind speed

42
Structural Diagram



Structural Integrity Issues 

• Concrete lintel beams have 
several critical linear cracking 
and corroding of rebar  

• Once concrete cracks, the 
integrity and design capacity of 
the structural elements are not 
guaranteed

• Crawl space shows wood 
framing deterioration
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Concrete Testing

• 26 out of 31 samples failed minimum 
standards required pursuant to ACI 318 
Table 4.3.1

• Result: the home is compromised to resist 
future substantial flood, wind, or storm 
event (i.e. hurricane), safely and without 
danger of collapse 

• It is not possible to increase the strength of 
hardened concrete
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Can it last another 100 years? 

• Increased maintenance required 

• Florida Building Code and DEP Regulations anticipate worst case 
scenario the 100-year storm

• It is readily apparent that Global Warming is causing disastrous 
flood and fire events throughout the world 

• There is no reason to believe that the City of Miami Beach will be 
spared from future catastrophic events 

• In fact, the City has adopted the Resiliency Code in recognition of 
the fragility of this coastal city 
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Record Breaking Water Temperatures and Stronger Hurricanes  
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Coastal Permitting Compliance = Resiliency 
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Requirement Proposed 

DEP 100-year Storm and FBC §3109.3.3: Habitable 
Space elevated +18.2’ NGVD (Wave Crest Elevation) 

Main living space will be located at 21’-5” NGVD 

FBC §3109.3.3/ASCE 24: Home must be elevated and 
supported on piles or column 

Home will be built on structural piles and columns 

FBC §3109.3.4/ASCE 24 § 4.6: Below wave crest 
height must provide breakaway walls and non-load 
bearing elements

Home will provide breakaway walls under base flood 
conditions 

FBC §1612: Finish Floor and all mechanical and 
electrical equipment elevated 1’ above BFE of 8’ 
NGVD 

Siting of mechanical and electrical equipment 
elevated
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The structure along the left edge of the photo appears to have been built in 
compliance with FDEP criteria. The pile foundations appear to have been 

designed to withstand 100 year storm conditions. Little to no impacts are seen at 
that site. The thickness of piles is greater than other structures.

2005
Hurricane Dennis 

Walton County



HOA Support 
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Architectural Salvage Plan 

• Exterior: 
oTitle pavers 
oWood gate 
oScreen door 
oStained glass 

window
oTrims 
oBreeze block 

• Interior:
oWood doors
o Hinges and 

doorknobs 
oBase boards 

and flooring
oBathroom 

tiles 
oHandrails 
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• Removal: 
oPrior to demolition
oHand labor 
oMaintain a complete 

record of all savaged 
materials, including 
condition before and 
after salvage operations  



Modifications
• Major changes in 1994: 

• Living room enclosed 
• New shingle roof and windows 
• New kitchen, electrical, plumbing, floors 

• Additional changes in 2014: 
oSingle impact window 
oDemolition of failing site wall along north property line
oHelical piles to reinforce existing footings 

• Cosmetic improvements between 2016 – 2021: 
o Fencing 
oDriveways and walkways 
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Historic Resources

• 54% of the homes in ADM have been demolished and replaced 

• Over 72% of the homes in ADM were built in the last 25 years

• At the time of designation, only 37.5% of the lots had a contributing 
structure
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Current Elevation
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* Compliance would require raising the existing house 5’ 



Roof 
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• Approximately 21-years old 

• Inconsistent with ASCE 7-16 wind 
load requirements

• Additional ties will not make it 
more resistant to wind pressure 
because the masonry walls are not 
reinforced

• The walls and foundation would 
not guarantee resistance to uplift 
loads 
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