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PLANNING AND ZONING BOARD 

STAFF REPORT 
   
  TO:      Planning and Zoning Board 
   

FROM:   Justin Proffitt, AICP, Planning and Zoning Manager  
   

DATE:     February 13, 2017   
 
RE:      5 Park Mixed Use Development Agreement, Site Plan & Variance  

 
P&Z ITEM # 16‐018          5 Park Mixed Use 
OWNER(S) OF PROPERTY  170 WEST DIXIE LLC; JAAL LLC; MTV 17017 

LLC; RUDOLFO A CANO &W MONICA B; CITY 
OF NORTH MIAMI BEACH 

 
APPLICANT/AGENT  LAAAJ, LLC. 
 

 
ADDRESS OF PROPERTY        17071 West Dixie Highway 
 

FOLIO NUMBER(S)   07‐2209‐002‐0010, 07‐2209‐002‐0090, 07‐
2209‐002‐0060, 07‐2209‐002‐0120, 07‐
2209‐002‐0130, and a portion of 07‐2209‐
001‐0681 (alley). 

 

EXISTING ZONING  Mixed‐Use Neighborhood Center District 
(MU/NC) 

             

EXISTING LAND USE  Shopping Center, Parking Lot, Offices & 
Alley    

 

FUTURE LAND USE DESIGNATION  Mixed‐Use Neighborhood Center  
           
BACKGROUND: 
The  applicant/property owner,  LAAAJ,  LLC.,  requests, development  agreement,  site plan  and 
variance approval in order to construct an 862,217 square foot, nineteen (19) story mixed‐use 
development  project  on  an  approximately  2.82  acre  lot,  consisting  of  415  residential  units, 
50,486 square feet of office space, and 30,210 square feet of retail space; and a non‐use variance 
from Section 24‐58(K)(b)(i) of the Code of Ordinances to permit a mixed‐use building with a multi‐
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level  parking  garage without  the  required  20  foot wide  liner  building  along  the West  Dixie 
Highway frontage.   
 
THE SITE: 
The proposed development plan  involves six parcels under multiple ownership  including  land 
owned by the City of North Miami Beach. The City’s land consists of an existing parcel developed 
with a parking lot of 26 public parking spaces with a plat restriction dedicating them for the use 
of the adjacent shopping center. The other parcel  is the rear alley  in between the Florida East 
Coast railway right of way and the east boundary of the development site. The alley will no longer 
serve a public purpose. Therefore, the applicant is proposing to vacate a portion of the rear alley 
for the purpose of land aggregation. Together, the six parcels are 2.82 acres.  
 
CODE COMPLIANCE CHECKLIST: 
Staff has reviewed the application for consideration by the Planning and Zoning Board;  in this 
report,  Staff  presents  the  applicable  Zoning  and  Land  Development  Code  regulations  with 
recommendations.  
 
SURROUNDING LAND USES:  
 

Location  Zoning Designations  Existing Land Uses 
Future Land Use 
Designations 

North  MU/TC, Mixed Use 
Neighborhood Center

Commercial  MU/TC, Mixed Use 
Neighborhood 
Center 

South  MU/TC, Mixed Use 
Neighborhood Center
 

Commercial   MU/TC,  Mixed‐
Use Neighborhood 
Center 

East  Florida East Coast 
(FEC) Railroad  

Railroad Right of Way  Railroad Right of 
Way  

West  MU/TC, Mixed‐Use 
Neighborhood Center 
District 

Commercial   MU/TC, Mixed‐Use 
Neighborhood 
Center  

 
Sec. 24‐58.3 ‐ Mixed‐Use Neighborhood Center District (MU/NC), Core Sub‐Area  
Uses Permitted 

Use Permitted  Proposed  Recommendation/Comments 

Mixed Use, Residential & 
Nonresidential 

Multi‐Family Residential 
Retail/Commercial 
Office  

Complies 
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Sec. 24‐58 MU, Mixed Use District 

Required  Proposed  Recommendation/Comments

Parking garages: All levels 
of the garage should be 
screened by a liner 
building with a minimum 
depth of 15‐20 feet of 
habitable space 

 Parking garage 
concealed;  

 No Liner Building 
Proposed. 

Parking garage complies, but 
the liner building requires a 

Variance. 

Garage Access: alley or 
tertiary street 

Access through Tertiary 
Street (NE 170th Street, 
40 foot Easement) and 
rear driveway (formerly 
alley).  

Complies 

Open Standards: Open 
space areas may be one 
(1) of three (3) types: 
designated publically 
accessible, semi‐public or 
private 

A public Green is 
provided on the north 
and a Plaza is provided on 
the southwest portion of 
the development.  

Complies 

Building Configuration 
and Design Standards 

Development proposes 
Ground Floor Active Use; 
Facade Articulation 
Requirements; 
Architectural Treatment 
Standards; Fenestration 
Standards; and awnings. 

Complies, subject to liner 
building variance.  

Building Typology, 
Placement, and 
Dimensional Standards 

Tower in Core Sub‐Area   

Minimum Dwelling Unit 
Size: 550 square feet 

550 – 1,291 sf  Complies 

Cumulative average of all 
dwelling units: No less 
than 800 square ft.  

840 sf   Complies 

Light Pole Standards  Lighting Plan proposes 
adequate and well‐
designed lighting with 
decorative poles.  

Complies 

Mechanical equipment 
and service utilities 

Utility connections and 
service boxes are not 
visible from any street 

Complies 
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Fences, walls, and hedges  Screening of off‐street 
loading, trash and service 
areas 

Complies 

 
Sec. 24‐58.3 ‐ Mixed‐Use Neighborhood Center District (MU/NC), Site Development Standards 

Required  Proposed  Recommendation/Comments 

Lot width:  
Min: 200 feet  
Max: 250 feet 

245 feet   Complies 

Minimum lot depth: 
200 feet  

623 feet   Complies 
 

Minimum setbacks: 
 Interior side setback: 

0’  
 
 

 
 Rear setback: 0’  

 
 Front Primary Street 

Setback (Dixie Hwy): 
0’ft. (20’ft. max) 
 

 Frontage Max 90% 

 
 Interior side setback 

(South): 0’ ft. 
 Interior side setback 

(North): 206’ ft.  
 
 Rear setback: 0’ ft. 
 

 
 Front Setback: 0’ ft.  

 
  

 95% 

 
Complies 

Maximum building height: 
15 stories/195 feet 
(number of stories may be 
increased provided the 
overall building height is 
not exceeded)  
 Maximum Ceiling 

Height on Ground 
Floor: 20’ft.  

 19 stories/195 ft.   
 
 
 
 
 
 19’  

 
            Complies 

 
 
 
 
 

 

Minimum open space 
area/pervious area: 
10% 

11%              Complies 

Minimum space 
requirements: 
 Retail, Restaurant, or 

Commercial: 
Min: 2 per 1,000: 62 
spaces 

893 Total Spaces + 
30 Public On Street 
Spaces 

 
 Retail, Restaurant, or 

Commercial:  

            Complies 
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Max: 4 per 1,000: 124 
spaces 

 
 Office:  

Min: 2.5 per 1,000: 
127 spaces   
Max: 4 per 1,000: 202 
spaces 
 

 Residential + Guest: 
Min: 1 per unit, plus 
20 per unit: 436 spaces 
Max: 2 per unit, plus 
20 per unit: 851 spaces 
 
 

 Total handicap spaces 
required (2% of total):  
18 
 

 1 bike rack space per 
every 15 parking 
spaces: 59 bicycle 
racks 
 

 Loading spaces: 6 
spaces 

 
 On Street Parking: 0 

124 spaces 
 

 
 
 

 Office: 202 Spaces 
 
 
 

 Residential + Guest: 
540 spaces 
 

 
 

 
 

 23 handicap spaces 
 
 

 
 59 bike racks 
 
 

 
 

 6 loading spaces  
 
 
 30 spaces 

 
 

 
Article IX Off‐Street Parking and Loading 
Sec. 24‐93 Parking Lot Design Standards 

Required  Proposed  Recommendation  

Paving and Drainage: 
 Surfaced w/6 inch 

rolled rock and 1 inch 
weatherproof 
pavement 

 Proper drainage 

Concrete, Decorative Pavers 
 
 
Drainage plan provided 

Complies 
 
 
 

Minimum parking space sizes 
 Standard 9’ x 18’ 
 Handicapped 12’ x 20 

plus 5’ access ramp 

 
9’ x 18’ 
12’ x 20’ with 5’ access ramp 

 
Complies 
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Traffic Study: 
Richard Garcia & Associates, 
Inc. provided traffic study. 

City’s Traffic Engineering & 
Concurrency Consultant, 
Corradino Group, reviewed 
the applicant’s study and 
finds the levels of service are 
maintained and that the 
project design is safe and 
adequate.  

Complies 

 
 
Article XI. Landscaping 
Sec. 24‐122  

Required  Proposed  Recommendation  

Site landscape plan  Landscape plan provided    Complies 

 
Article X Subdivision and Floodplain Standards 
Sec. 24‐106(E)(2)(a)(2) 

Flood Elevation  Proposed  Recommendation 

Zone AE 
1 foot above BFE 
6 feet 

7’‐0” NGVD                 Complies  

 
 
PLANNING AND ZONING DEPARTMENT ANALYSIS: 
The intent of the MU/NC, Mixed Use Neighborhood Center District is to support a balanced mix 
of land uses characterized by compactness and pedestrian friendly design. The proposed mixed‐
use development is in accordance with the overall intent of the district through its classification 
as a permitted use and complies with the mixed use district’s purpose of ensuring a high quality 
and architecturally compatible development, stimulating retail trade activities, and encouraging 
people to reside in the district.  
 
The proposed development is or will be seeking approval for the following land use entitlements 
from the City: 
 

 Development Agreement – PZB & City Commission Approval Required 

 Site Plan and Variance ‐ PZB & City Commission Approval Required 

 Alley Abandonment – City Commission Approval Only Required 

 Replat ‐ PZB & City Commission Approval Required 
 

For this meeting, the Planning and Zoning Board will only consider the Development Agreement, 
Site Plan, and Variance. The Replat of  the properties will be  considered by  the Planning and 
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Zoning Board at a future meeting date, most likely March 13, 2017. Finally, the City Commission 
will consider the Alley Abandonment at a future public hearing.  
 
Development Agreement & Public Benefits 
The City of North Miami Beach and the applicant LAAAJ, LLC. have negotiated a Development 
Agreement for this project in order to promote the redevelopment of the old shopping plaza and 
office building that exist now. Sections 163.3220‐163.3243, of the Florida Statutes entitled, the 
“Florida  Local  Government  Development  Agreement  Act,”  permit  local  governments  and 
developers  to  enter  into  development  agreements  for  the  purposes  of  outlining  the  roles, 
responsibilities,  costs,  public  benefits,  and  timing  of  development  projects.    Development 
agreements provide certainty to both the City and the developer.   
 
With the City owned parcel dedicated to parking, the rear alley, and the privately owned parcels, 
the entire site can be redeveloped to fulfill the vision of the MU/NC, Mixed Use Neighborhood 
Center District. The most effective way  to outline  the  roles and  responsibilities of all parties 
involved with  this effort between  the City and  the developer  is  to enter  into a development 
agreement.  
 
The following public benefits will be realized in the development agreement:  
 

 The  parking  garage  reserved  public  parking  spaces will  serve  as  a  benefit  to  the  City  by 
improving and replacing the current City surface parking area constituting the City Property 
and comprising 26 uncovered surface lot spaces for public use; 
 

 Elimination of City parking maintenance and other City expenses and liabilities in connection 
with the City Property and Current City Spaces; 
 

 Impact Fees and Other Fees Due to City totaling approximately $747,253:  
o Park Impact Fees of approximately $408,360;  
o Police Impact Fees of approximately $63,893; 
o Public  Infrastructure Assessment of  approximately  $100,000,  to be used  for drainage 

improvements in Snyder Tennis Center and surrounding park land; 
o Existing parking lot acquisition of approximately $175,000.  

 

 West  Dixie  Highway  Streetscape  Improvements.  Improved  lighting,  providing  increased 
safety for area; Creation of a pedestrian sidewalk connecting the neighborhood from block 
to  block  with  landscaping,  lighting,  benches  and  storefronts.  Landscaping  and  overall 
beautification of the area surrounding the Project; 
 

 Two publicly accessible open spaces/parks on the north side and the southwest side of the 
development that will be maintained by the developer in perpetuity;  
 

 Jobs: Temporary and Construction jobs totaling 615; and 102 Permanent jobs; 
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 Increased tax base and increased tax revenue to the City; 
 

 Public Art Installation on‐site or a contribution to the City.  
 
Traffic & Concurrency 
The City’s concurrency and traffic engineering consultant Corradino Group reviewed the Traffic 
Impact  Study prepared by  applicant’s  traffic engineer Richard Garcia & Associates,  Inc.  They 
determined that the proposed development has satisfied all levels of service based on the traffic 
methodology and concurrency analysis requirements in the Zoning and Land Development Code 
and  Comprehensive  Plan.  Corradino Group  also  reviewed  the  concurrency  requirements  for 
potable  water,  sanitary  sewer,  solid  waste,  parks  and  recreation,  and  public  schools  and 
determined that they will be adequately maintained and serve the project. 
 
Liner Building Variance 
Request variance from Section 24‐58(K)(b)(i), to permit a mixed‐use building with a multi‐level 
parking garage without the required 20 foot wide liner building along the West Dixie Highway 
frontage. Below is a staff analysis of how this variance application complies with the variance 
review standards in Section 24‐176(C) of the zoning code: 
 
1. A non‐use variance to the terms of this Code that will not be contrary to the public interest 

may be recommended by the Planning and Zoning Board and granted by the City Council in 
compliance with the requirements of the City Charter  in this Code, upon a showing by the 
applicant  that  the nonuse variance maintains  the basic  intent and purpose of  the  zoning, 
subdivision and other  land use  regulations, which  is  to protect  the general welfare of  the 
public, particularly as it affects the stability and appearance of the community and provided 
that the non‐use variance will be otherwise compatible with the surrounding land uses and 
would not be detrimental to the community. No showing of unnecessary hardship to the land 
is required. For the purpose of this subsection, the term "non‐use variances" involves matters 
such as setback lines, frontage requirements, subdivision regulations, height limitations, lot 
size restrictions, yard requirements and other variances which have no relation to change of 
use of the property in question. 

 
COMPLIES. The proposed mixed use building will not feature a  liner building between the 
parking garage and the front façade of the building on levels 2‐5, but will have a ground floor 
liner building for the retail storefronts along West Dixie Highway and the NE 170th Street.   
The  requested variance  is not a use‐variance because  it  involves architectural design and 
development standards in the Mixed Use zoning regulations.  
 
The applicant states that the original design of the building included a liner building because 
the building was located along the rear property line over the 20 foot alley with a zero foot 
setback. However, upon presenting the development plan to Florida Power & Light (FPL), FPL 
notified  the developer  that a  setback  from  the existing high  voltage  transmission  lines  is 



Page 9 of 13 
16‐018 – 5 Park Mixed Use Site Plan & Variance 
 
 

required.  Typically,  existing  FPL  powerlines  are  relocated  underground  when  a  new 
development  is  proposed. However,  FPL  does  not  permit  high  voltage  powerlines  to  be 
installed underground. Therefore, because of this hardship, the developer must maintain a 
setback from them.  
 
The purpose of the liner building is to promote a pedestrian friendly environment, an active 
façade, provide interest from the street level, and buffer the street from the view of a parking 
garage. Parking garages are not visually appealing from the street level and therefore not an 
ideal  urban  design  feature.  To  address  this  issue,  garages  can  be  designed  with  an 
architecturally  appealing  façade  that  screens  the  parking  garage.  The  project’s  architect 
designed the parking garage architectural screening to be consistent throughout all levels in 
order to appropriately screen the garage from the street  level. City staff believes this  is an 
adequate design feature that will still promote a pedestrian friendly environment, provide 
interest from the street, and buffer the view of the parking garage at street level.   
 

2. Appropriate conditions and safeguards, in conformity with the Code, may be prescribed as a 
condition of the granting of the variance, and violation of such conditions shall be deemed a 
violation of this Code. 

 
COMPLIES.  Appropriate  conditions  and  safeguards  are  prescribed  in  the  resolution  as  a 
condition of the granting of the variance.  

 
3. The nonconforming use of adjacent  lands,  structures, or buildings  shall not be  considered 

grounds for the authorization of a variance. 
 

COMPLIES.  Nonconforming  uses  of  adjacent  lands,  structures,  or  buildings  were  not 
considered as grounds  for granting  the variance. The mixed use building with  residential, 
office, and retail uses served by a parking garage are a permitted use in the zoning district.  

 
COMMUNITY DEVELOPMENT DEPARTMENT RECOMMENDATION: 

 
The  Community  Development  Department  recommends  APPROVAL  of  the  development 
agreement,  site plan, and variance  subject  to  the  conditions  contained  in  the attached draft 
Ordinance and/or Resolution. 

 
 
SUBMITTAL HISTORY: 
TRAD (September 22, 2016) 
PLANNING & ZONING BOARD (February 13, 2017)  
CITY COUNCIL (TBD)  
 
Attachment(s): 

 Draft Resolution and/or Ordinance 
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 Letter of Intent 

 Application, Property & Corporate Information 

 Traffic Impact Study, by Richard Garcia & Associates, Inc. 

 Traffic/Concurrency Review & Analysis, by Corradino Group 

 Property Owner Notification List 

 Site Plan & Survey 
 
LOCATION AND AERIAL MAP  
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ZONING MAP 
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ADVERTISEMENT HISTORY 
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Property Notification Sign 

 



 RESOLUTION NO. R2017-XX 
    
 

A RESOLUTION OF THE MAYOR AND CITY COMMISSION OF THE 
CITY OF NORTH MIAMI BEACH, FLORIDA, GRANTING SITE PLAN 
APPROVAL TO CONSTRUCT AN 862,217 SQUARE FOOT, 19 STORY, 
MIXED USE DEVELOPMENT ON APPROXIMATELY 2.82 ACRES, 
CONSISTING OF 415 RESIDENTIAL UNITS, 50,486 SQUARE FEET OF 
OFFICE, AND 30,210 SQUARE FEET OF RETAIL SPACE; AND 
GRANTING A NON-USE VARIANCE FROM SECTION 24-58(K)(B)(I) 
OF THE CODE OF ORDINANCES OF THE CITY OF NORTH MIAMI 
BEACH TO PERMIT A MIXED-USE BUILDING WITH A MULTI-
LEVEL PARKING GARAGE WITHOUT THE REQUIRED 20 FOOT 
WIDE LINER BUILDING ALONG THE WEST DIXIE HIGHWAY 
FRONTAGE, AS PROPOSED; AND WITHIN THE CRA BOUNDARY, 
ON PROPERTY LOCATED AT 17071 WEST DIXIE HIGHWAY.  

 
WHEREAS, the property described herein is zoned Mixed-Use Neighborhood Center 

District (MU/NC); and 
  
 WHEREAS, the Applicant requests site plan approval to construct a 862,217 square foot, 
nineteen (19) story mixed-use development project on an approximately 2.82 acre lot, consisting of 
415 residential units, 50,486 square feet of office space, and 30,210 square feet of retail space; and 
  
 WHEREAS, the Applicant is seeking approval for a non-use variance from Section 24-
58(K)(b)(i) of the Code of Ordinances to permit a mixed-use building with a multi-level parking 
garage without the required 20 foot wide liner building along the West Dixie Highway frontage 
located at 17071 West Dixie Highway in the Mixed-Use Neighborhood Center District (MU/NC), 
within the CRA boundary; and 
  
 WHEREAS, the City of North Miami Beach Comprehensive Plan permits a maximum of 500 
residential units and 400,000 square feet of nonresidential space in the Mixed-Use Neighborhood 
Center District (MU/NC);  
  
 WHEREAS, after a public hearing on February 13, 2017, the Planning and Zoning Board, by 
a ___ to ___ vote, recommend approval of the site plan and variance, subject to the conditions set 
forth and included herein below in Section 1. 
   

NOW, THEREFORE, BE IT RESOLVED by the City Commission of the City of North 
Miami Beach, Florida. 
  
 Section 1.  Site plan approval to construct a 862,217 square foot, nineteen (19) story mixed-
use development project on an approximately 2.52 acre lot, consisting of 415 residential units, 
50,486 square feet of office space, and 30,210 square feet of retail space, on property legally 
described as: 



A SUBDIVISION OF A PORTION OF TRACT "A" Block 5, of the 
GREYNOLDS PARK GARDENS" together with TRACT "B" marked "OFF 
STREET PARKING AREA" according to the Plat thereof as recorded in Plat 
book 55 at page 57 of the Public Records of Miami-Dade County, Florida, 
lying and being in the city of North Miami Beach, Miami-Dade County, 
Florida. 
 
A 20 foot alley lying east of and adjacent to block 5 of "A Subdivision of a 
Portion of Tract "A" Greynolds Park Gardens", according to the plat thereof, 
as recorded in plat book 55, page 57 of the public records of Miami/Dade 
County, Florida, being more particularly described as follows: begin at the 
Southeast corner of said block 5; thence North 00·00'00" East along the East 
line of said block 5, a distance of 620.24 feet; thence North 17'31 ' 43" west 
along the East line of said block 5, a distance of 41 .70 feet; thence North 
25'42'39" east along the Eastely right-of-way line of West Dixie Highway, a 
distance of 29.20 feet; thence south 17'31 ' 43" East, a distance of 66.04 feet; 
thence South 00·00'00" West along the West right of way line of the Florida 
East Coast Railway, a distance of 623.32 feet; thence South 90'00'00" West, 
a distance of 20.00 feet to the point of beginning said lands situate, lying and 
being in Miami/Dade County, Florida; containing 13,513 square feet more or 
less.  
 
Tax Folio(s): 07-2209-002-0010, 07-2209-002-0090, 07-2209-002-0060, 07-
2209-002-0120, 07-2209-002-0130, and a portion of 07-2209-001-0681 
(alley). 
   

A/K/A 
17071 West Dixie Highway 
North Miami Beach, Florida 

 
is HEREBY GRANTED SUBJECT TO THE FOLLOWING CONDITIONS: 

1. Unless otherwise provided, all of the below conditions shall be completed/complied with 
prior to the issuance of the building permit. 

2. The conditions of approval for this site plan are binding on the Applicant, the property 
owners, operators, and all successors in interest and assigns. 

3. Construction of the proposed project shall be in conformance with the following: 
a. Sketch of Survey prepared by Cousins Surveyors & Associates, Inc.   
b. Plans prepared by Kobi Karp including the following:  

 A0.00 COVER SHEET 
 A1.00 Index & Survey 
 A1.01 Project Data 
 A1.02 RENDER 
 A1.03 RENDER 
 A1.10 Street Views 
 A1.11 SURROUNDING PHOTOS 
 A1.12 EXISTING PHOTOS 



 A2.00 SITE PLAN 
 A2.01 LEVEL 1 
 A2.02 MEZZANINE 
 A2.03 LEVEL 2 
 A2.04 LEVEL 3 
 A2.05 LEVEL 4 
 A2.06 LEVEL 5 
 A2.07 LEVEL 6 
 A2.08 LEVEL 7 
 A2.09 LEVEL 8 
 A2.10 LEVEL 9 
 A2.11 LEVEL 10,12,14,16,18 
 A2.12 LEVEL 11,13,15,17,19 
 A2.13 ROOF 
 A4.00 NORTH AND EAST ELEVATIONS 
 A4.01 SOUTH AND WEST ELEVATIONS 
 A5.00 SECTIONS 
 A6.00 SITE DETAILS 
 A6.01 SITE DETAILS 
 L-1 LEVEL 1 LANDSCAPE PLAN 
 L-2 LEVEL 6 LANDSCAPE PLAN 
 L-3 LEVEL 2 LANDSCAPE PLAN 
 L1 PHOTOMETRIC STUDY 
 A3.01 TYPICAL UNIT LAYOUTS 
 A1.20 TEMPORARY CONSTRUCTION FENCING PLAN 
 L-4 LEVEL 3 LANDSCAPE PLAN 
 L-5 LEVEL 4 LANDSCAPE PLAN 
 L-6 LEVEL 5 LANDSCAPE PLAN 
 L-7 LANDSCAPE NOTES 
 CPD-1 CONCEPTUAL PAVING AND DRAINAGE 
 CWS-1 CONCEPTUAL WATER AND SEWER 
 SWPP-1 STORMWATER POLLUTION PREVENTION PLAN 
 SWPP-2 N.P.D.E.S. NOTES 
 SWPP-3 EROSION CONTROL DETAILS 

4. All representations proffered by the Applicant’s representatives as a part of the site plan 
application review at the Planning and Zoning Board and City Commission public 
hearings. 

5. Prior to issuance of any Master Building Permit, Applicant shall provide the City 
Manager or designee with a draft schedule for the construction of the Project, (the 
"Construction Schedule"). 

6. Prior to issuance of any Master Building Permit, Applicant shall execute a covenant 
running with the land, binding upon its heirs, successors and assigns, subject to the 
approval of the City Attorney, which shall be recorded in the public records of Miami-
Dade County, Florida at Applicant's sole expense, containing all of the conditions and 



provisions required by this Resolution. This recorded covenant may be amended from 
time to time and shall be re-recorded after each amendment at the Applicant's sole 
expense, subject to the approval of the City Attorney.  

7. Construction workers are prohibited from parking on residential streets or public parking 
lots. Prior to application for the Master Building Permit, the Applicant shall submit a 
construction parking plan providing off-street parking for construction workers during the 
period of construction to the City Manager or designee for review and approval. The 
construction parking plan shall provide: (a) Applicant's general contractor shall direct all 
workers to park at off street sites; (b) no workers shall park their vehicles in residential 
neighborhoods; and (c) Applicant shall provide reports as needed to the City Manager or 
designee detailing any problems and complaints regarding the parking.  

8. Substantial modifications to the plans submitted and approved as part of the application 
may require the applicant to return to the Planning and Zoning Board and Mayor and City 
Commission for approval. Insubstantial changes shall include proportionate reductions in 
residential units and parking spaces by less than 5% of the total proposed project, changes 
that do not alter the project more than 5% of lot coverage, setbacks, height, density and 
intensity calculations so long as the proposed amendment does not cause an increase in the 
number of average daily trips; does not alter the location of any points of ingress, egress, 
access and vehicular and pedestrian patterns to the site; and does not violate any condition 
placed upon the site plan as originally approved.  Insubstantial changes may be 
administratively approved by the City Manager or designee.  Any de minimis amendments 
to the plans or site plans which cannot be resolved administratively shall be returned to the 
Mayor and City Commission for a formal review. However, under no circumstances, may 
any plans, site plans, building, structure, or project be administratively altered by more than 
5% lot coverage, setbacks, height limitations, as well as density or intensity calculations 
set forth in a previously approved site plan.   

9. The Applicant shall satisfy the requirements of Code Section 24-58.1(o)(1) for Public 
Infrastructure and Streetscape, for improvement to and maintenance of the public 
infrastructure and streets in the MU/NC zoning district, prior to or at the time of issuance 
of the Master Building Permit, as determined by the City Manager or designee. 

10. The Applicant shall submit an MOT (Maintenance of Traffic) to Public Works Department 
staff for review and approval prior to the issuance of a building permit. The MOT shall 
address any traffic flow disruption due to construction activity on the site. 

11. The master building permit from the City must be applied for within one (1) year of site 
plan approval. Extension requests may be extended administratively for good cause for one 
six (6) month period by the City Manager or designee upon the payment of the appropriate 
fee, otherwise reapplication is necessary. Such extension must be administratively 
documented and filed with the appropriate department. This period may be extended by 
the Mayor and City Commission for good cause. 

12. The Applicant shall comply with all applicable conditions and permit requirements of the 
Miami-Dade County Fire Department, the Water and Sewer Department, and Department 
of Regulatory and Economic Resources; and the Florida Department of Environmental 
Protection (FDEP), the Florida Department of Transportation (FDOT) and any other 
applicable regulatory agency. 



13. Prior to sign off of the final inspection & Certificate of Occupancy, Applicant must submit 
Letter of Substantial Compliance from Engineer of Record and As-built (for work on public 
right-of-way only) drawing from certified Provide Erosion & Sediment Control Plan. 

14. Prior to the issuance of the Master Building Permit, a bond or equivalent amount of cash 
shall be posted with the City to replace public property damaged during the construction 
of the Project pursuant to the terms of Sections 14-1.10 and 14-1.11 of the City’s Code of 
Ordinances in the amount of $750.00. The final determination regarding property to be 
replaced shall be made by the City Manager or designee. 

15. Applicant shall furnish payment and performance bonds, cash, or letter(s) of credit issued 
in a form and by a bank reasonably acceptable to the City to ensure Applicant's 
performance and/or payment of the public improvements; (the term "public improvements" 
does not include any voluntary proffers; however, if the City has completed the public 
improvements prior to issuance of the Temporary Certificate of Occupancy, the City shall 
be paid the sums due in cash immediately upon demand. The payment and performance 
bond(s) required by this Resolution shall be issued by a surety having a minimum rating of 
A-1 in the Best's Key Rating Guide, Property/Casualty edition, shall be subject to the 
approval of the City and shall include this legend: "This bond (these bonds) may not be 
cancelled or allowed to lapse until thirty (30) days after receipt by the City of North Miami 
Beach, by certified mail, returned receipt requested, addressed to: CITY MANAGER with 
a copy to: CITY ATTORNEY, both addressed to:  17011 NE 19 Avenue, North Miami 
Beach, FL 33162-3111 of written notice from the issuer of the bond of its intent to cancel 
or to not renew." As improvements and payments are made in accordance with the terms 
of this Resolution, the City, in its sole discretion, may reduce or eliminate the bond amount. 
These rights reserved by the City with respect to any construction bond or other 
performance or payment bond established pursuant to this section are in addition to all 
other rights and remedies the City may have under this Resolution, in law or in equity. 

16. No building permits shall be issued (except for signage, demolition, foundation, temporary 
power, construction trailers and sales center) unless the Applicant has submitted all 
documents required under this approval as of that date, in form and content subject to the 
approval of the City Attorney with the City Manager or designee, and shall have paid all 
professional reimbursements and other payments required by the Code of Ordinances of 
the City of North Miami Beach. 

17. Prior to the issuance of the Master Building Permit, the Applicant shall submit plans for 
the construction of an appropriate barrier between the construction site and adjoining 
properties in order to minimize blowing of dust and construction debris. Applicant shall 
comply with the regulations of the Code of Ordinances the City of North Miami Beach 
relating to construction site operations, including but not limited to the installation of a 
chain link construction fence with a windscreen displaying a rendering of the Project. 
Applicant shall use its good faith efforts to minimize vibration and noise during 
construction of the Project. 

18. The Applicant shall satisfy the requirements of Code Section 24-58.1(o)(1) for Public 
Infrastructure and Streetscape, for improvement to and maintenance of the public 
infrastructure and streets in the MU/NC zoning district, prior to or at the time of issuance 
of the Master Building Permit, as determined by the City Manager or designee. 

19. Compliance with Chapter 24, Article XVII Park Impact Fee shall satisfy the requirements 
of Code Section 24-58.1(O)(2) Public Open Space Assessment and Fund. 



20. The Applicant shall contribute a sum of money equivalent to 1.0% of the total Project cost 
to the City’s Art in Public Places Fund or provide artwork on the site of the Project, of a 
quality and design acceptable to the City Manager or designee, to satisfy the requirements 
of Code Section 24-58.1(O)(3) Public Art Assessment and Fund.   

21. Prior to the issuance of the Master Building Permit, the Applicant shall meet all 
requirements of the Department of Public Works Solid Waste Division for trash containers. 

22. All City impact fees shall be paid prior to the issuance of a Master Building Permit. 
23. The Applicant shall post a sign on-site providing contact information in case of any 

complaint or concern during construction.  The sign shall be removed upon the earlier of 
the City’s issuance of a temporary or full certificate of occupancy. 

24. All water service installations are the responsibility of the owner / developer must be 
permitted through the City‘s Engineering Dept.  

25. Sewer connection charges will be calculated and be payable at time of permitting.  Any 
credits for any previous allocation on site will be evaluated. 

26. All Miami-Dade County sewer connection fees will be calculated by the County at time of 
permitting and are the responsibility of the Applicant.  

27. Prior to issuance of the Temporary Certificate of Occupancy, the design of any public 
property litter receptacles shall be determined by the City Manager or designee. The 
Applicant shall fund the cost of litter receptacles along all street frontages in a quantity, 
design and location acceptable to the City Manager or designee. 

28. The Applicant and its successors and assigns, including but not limited to the successor 
homeowners’ association, if any, shall maintain all landscape and exterior hardscape 
features and materials on site and throughout all public improvements in good condition, 
replacing diseased, dying or dead plant material as necessary and repairing / cleaning / 
painting all hardscape features so as to present a healthy and orderly appearance at all times. 

29. The words "Aventura", "Miami Beach," and "Sunny Isles Beach" shall not be used by the 
applicant immediately preceding or following the Project name. The words “Aventura”, 
"Miami Beach" and "Sunny Isles Beach" shall not be part of the website address for the 
Project. References in the marketing materials to nearby communities shall be limited to 
descriptions of entertainment, shopping or dining locations, or other landmarks; the 
Applicant shall identify the Project as being located in the City of North Miami Beach, 
Florida. 

30. Dumpsters shall be serviced wholly within the building envelope and only by the City of 
North Miami Beach or its approved contractor. All dumpsters shall be delivered to the trash 
room no later than 7 a.m. on collection days. The servicing of the dumpsters and their 
locations shall not be visible from pedestrians or passing motorists on the sidewalks, 
abutting rights-of way, or adjacent streets. 

31. Upon issuance of a hurricane warning by the National Weather Service or similar agency, 
all removable items from pool decks, roof decks and other outdoor spaces shall be 
immediately removed and secured. 

32. The Applicant shall obtain a certificate of occupancy and certificate of use from the City 
upon compliance with all terms and conditions. The certificate of use shall be subject to 
review upon violation of any of the conditions, in accordance with the law. 

33. Live, amplified music shall be prohibited outdoors except for approved special events. 
Recorded music no greater than 75 decibels shall be allowed from 10:00 a.m. to 11:00pm.  



34. Applicant must join the NMBPD Trespass After Warning Program, provide the NMBPD 
with access to the property at all times, and a safety plan. 

35. If the Applicant proposes to develop this project in phases, each phase must stand alone 
with respect to amenities and infrastructure. Additionally, any public improvements, in 
addition to any project features to be open to the public must be constructed as part of the 
initial phase.  

38. The Right-of-Way vacation by the City in favor of the Applicant must be approved by the 
City Commission, any conditions provided for in the Resolution granting approval of the 
Right-of-Way vacation are incorporated by reference and a part of the site plan approval. 

39. Prior to issuance of the Master Building Permit (?) the Applicant shall obtain approval by 
the City Commission of the replat of the properties identified herein, specifically in 
conformance with the plans identified in Condition No. 3.   

40. This Site Plan and Variance Approval is conditioned on the Applicant executing a 
Development  Agreement, prior to the issuance of the building permit for the proposed 
project, providing that all parties shall be bound by the Conditions of this Resolution No. 
R2017-__.  Failure to execute the Development Agreement within ninety (90) days, not 
to exceed twenty-four (24) months to allow for termination/removal of a deed restriction, 
of approval of this Resolution No. R2017- , shall deem this approval null and void.     

41. Prior to issuance of the Master Building Permit, Applicant shall provide pedestrian 
crosswalk specifications for the three driveways (as shown in the plans identified in 
Condition 3) onto West Dixie Highway and onto the 40 foot easement along the south 
property line, AKA NE 170th Street.  

42. Prior to the issuance of the Master Building Permit the Applicant shall obtain a Tree 
Removal Permit, and prior to issuance of the Certificate of Occupancy, the Applicant 
shall have the registered landscape architect certify the installed landscaping, tree 
removal and mitigation have been installed in accordance with the plans identified in 
Condition 3.   

43. Prior to issuance of the Master Building Permit the Applicant shall complete the Roadway 
Improvements as provided in Section 6 of the Development Agreement.  

 
 Section 2. A variance from section 24-58(K)(b)(i) of the Code of Ordinances, to permit a 
mixed-use building with a multi-level parking garage without the required 20 foot wide liner building 
along the West Dixie Highway frontage, on the property legally described in Section 1 above, is 
hereby GRANTED subject to the aforementioned conditions.  

 
 Section 3.  The City Commission makes the following FINDINGS OF FACT based upon the 
substantial competent evidence provided: 
The requested variance from section 24-58(K)(b)(i) of the Code of Ordinances, to permit a mixed-
use building with a multi-level parking garage without the required 20 foo wide liner building along 
the West Dixie Highway frontage, is not contrary or detrimental to the public interest because the 
proposed use and design is compatible with the surrounding land uses and is in keeping with the 
surrounding properties.    
  
 Section 4. Pursuant to Section 24-172(I) of the Code of Ordinances of the City of North 
Miami Beach, the Applicant must apply for a master building permit from the City within one (1) 
year of the date of this Resolution or the site plan approval granted shall be deemed null and void 



and the Applicant shall be required to reinstate the site plan review process unless the term is 
extended administratively or by the City Commission prior to its expiration. 
  
 APPROVED AND ADOPTED by the City Commission of the City of North Miami Beach, 
Florida at regular meeting assembled this ___th day of ________, 2017. 
 
ATTEST: 
 
___________________________  _________________________ 
PAMELA L. LATIMORE  GEORGE VALLEJO 
CITY CLERK    MAYOR  
 
(CITY SEAL) 
      
     APPROVED AS TO FORM &  
     LANGUAGE & FOR EXECUTION 
 
 
     _________________________ 
     JOSE SMITH 
     CITY ATTORNEY 
 
SPONSORED BY: Mayor and City Commission  
 
   



 
 
 
Commissioners 

YES NO ABSTAIN ABSENT 

Mayor George Vallejo             

Vice-Mayor Anthony DeFillipo                             

Commissioner Barbara Kramer                         

Commissioner Marlen Martell                                   

Commissioner Frantz Pierre                        

Commissioner Phyllis Smith                         

Commissioner Beth Spiegel             

  
 
 
 



LAAAJ, LLC North Miami Beach Development Agreement
Term Sheet

1. Parties. The City of North Miami Beach (“City”) and LAAAJ, LLC,  a Florida limited 
liability company (“Developer”) intend to enter into a F.S. Ch. 163 development agreement 
(the “Development Agreement”) for the joint redevelopment of the “Property”.

2. Property Subject to Development Agreement.

a. Developer is owner of or has under contract the following parcels:

i. 17071 West Dixie Highway, North Miami Beach, Florida (Folio #07-2209-002-
0010), which is approximately .73 acres (31,968 Sq. Ft.) (the “17071 Parcel”).

ii. 17035 West Dixie Highway, North Miami Beach, Florida (Folio #07-2209-002-
0060), which is approximately .41 acres (17,700 Sq. Ft.) (the “17035 Parcel”).

iii. 17017 West Dixie Highway, North Miami Beach, Florida (Folio #07-2209-002-
0090), which is approximately .76 acres (33,212 Sq. Ft.) (the “17017 Parcel”).

iv. 17005 West Dixie Highway, North Miami Beach, Florida (Folio #07-2209-002-
0120), which is approximately .19 acres (8,106 Sq. Ft.) (the “17005 Parcel”, 
which collectively with the 17071 Parcel, the 17035 Parcel, and the 17017 Parcel 
“Developer Property”).

b. City is owner of or has under contract the following parcels:

i. 16955 West Dixie Highway, North Miami Beach, Florida (Folio #07-2209-002-
0130), identified as Tract B and labeled as “Off Street Parking Area” according 
to the Plat of “A subdivision of a portion of Tract “A” Greynolds Park Gardens,” 
recorded in Plat Book 55, Page 57, of the Public Records of Miami-Dade County 
(the “Parking Area”).  

ii. Alley north of NE 170th Street, North Miami Beach, Florida (Folio #07-2209-
001-0681), identified and labeled as “Alley” according to the Plat of “A 
subdivision of a portion of Tract “A” Greynolds Park Gardens,” recorded in Plat 
Book 47, Page 32, of the Public Records of Miami-Dade County (the “Alley”). 

iii. NW 170 Street (the “Easement”, which collectively with the Parking Area and 
the Alley is the “City Property” and, City Property collectively with the 
Developer Property is the “Property”).

3. Scope of Project.

a. City and Developer intend to enter into the Development Agreement for the 
redevelopment of the Property with a multi-use project that may include retail, office, 
and residential uses substantially in accordance with the site plan entitled “5 Park,” as 
prepared by Kobi Karp Architecture and Interior Design, Inc. and dated 1/18/17 (the 
“Project).  

b. Development Program: The Project development program shall consist of up to (i) 500 
multi-family residential dwelling units, including condominiums and apartments, and 
associated amenities; (ii) 32,000 square feet of gross leasable area of general business, 
retail, and service uses; (iii) 72,000 square feet of gross leasable area of office use; and 
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(iv) parking facilities or an equivalent combination of uses so long as said combination 
of uses complies with the Comprehensive Plan. Residential density shall be limited to 
no more than 500 dwelling units.  Hotel/motel use may be permitted upon approval of 
a conditional use by the City pursuant to the City’s Code. 

c. Parking Area: The City shall convey the Parking Area, which currently contains 
twenty-six (26) off-street parking spaces, to Developer for redevelopment of the 
Property in exchange for 1) One Hundred Seventy-Five Thousand Dollars 
($175,000.00); and 2) the relocation of the existing twenty-six (26) public parking 
spaces located within the Parking Area.  

i. Conveyance and payment. Conveyance and payment of One Hundred Seventy-
Five Thousand Dollars ($175,000.00) shall occur no later than ninety (90) days 
following the date when the City records the executed development agreement and 
pursuant to a special warranty deed. Developer shall be entitled to extend the 
closing of the Parking Area transaction to allow time for the termination or 
removal of the deed restriction for a period not to exceed twenty-four (24) months.

ii. Relocation of the public parking spaces.

(1) Developer shall record a perpetual easement, which shall run with the land 
and require that (i) at least twenty-six (26) parking spaces within the Project 
shall be designated as public parking at all times; and (ii) Developer shall be 
responsible for any and all maintenance to the surface area within the Public 
Parking Spaces.  

(2) The public parking spaces shall be located on the lowest unrestricted floor 
(i.e., the floor above ground level) within the parking structure.  

iii. As-Is Condition.  Developer agrees to accept the Parking Area in “as-is” physical 
condition without representation or warranty by the City regarding physical 
condition.   The City agrees to accept the Parking Area easement, as described 
above, with the underlying land and improvements in “as-is” condition. 

d. Alley: The City has determined that Alley no longer serves a public purpose and is 
desirous of vacating said right-of-way.  The Alley, once vacated, shall revert to and 
become a part of the Developer Property and shall be developed as part of the Project.

i. The City intends to vacate the Alley by resolution of the City Commission in 
accordance with Chapter 336, Florida Statutes (2016).  

ii. The City has determined that the Alley does not provide a public benefit.  The 
vacation of the ally will not impact the health, safety, or welfare of the residents 
of North Miami Beach.

e. Roadway improvements: 

i. West Dixie Highway.  Developer shall construct or cause the construction of 
improvements to that certain east half of West Dixie Highway lying between the 
Easement and NE 172 Street.  Said improvements may include landscaping, on-
street parking, sidewalks, and curb and gutter.  Final design of Developer’s design 
and construction of the improvements shall be modified administratively and in 
compliance with Miami-Dade County approval.  
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ii. Easement. The City is desirous of improving the Easement to improve the 
aesthetics of said roadway. Developer shall construct or cause the construction of 
improvements to the Easement.  Said improvements shall include landscaping, 
sidewalks, and curb and gutter. 

f. Public Infrastructure Assessment: The City shall use the Public Infrastructure 
Assessment Payment received in connection with the Project for stormwater drainage 
repair for and improvements to Judge Arthur I. Snyder Tennis Center and Dieffenbach 
Preserve Park.  The amount of the Public Infrastructure Assessment shall not exceed 
One Hundred Thousand Dollars ($100,000.00). 

g. Public Open Space Assessment: Developer shall pay the park impact fee associated 
with the Project to the City in accordance with Article XVII of the Land Development 
Regulations; and this shall satisfy Subsection 24-8.3(O)(2) of the Land Development 
Regulations.

h. Public Art Assessment: Developer shall, prior to the issuance of a certificate of 
occupancy for the Project, provide artwork on the site of the Project or on a mutually 
agreed upon public property, of a quality and design reasonably acceptable to the City 
Manager or its designee, at a value not to exceed $40,000.

4. Public Benefits.

The following are some of the public benefits that will result in connection with the 
development of the Project:

a. Providing the City and area with a Project that will activate, revitalize, enhance and 
bring new life and energy to this part of the City;

b. City Spaces will serve as a benefit to the City by improving and replacing the current 
City surface parking area constituting the City Property and comprising 26 uncovered 
surface lot spaces for public use (“Current City Spaces”).

c. Elimination of City parking maintenance and other City expenses and liabilities in 
connection with the City Property and Current City Spaces;

d. Synergy between the adjacent City-owned park and the Project;

e. Improved lighting, providing increased safety for area;

f. Potential Project space for City’s exclusive use that is integrated with and/or 
compatible with the adjacent City park;

g. Jobs: Temporary and Construction jobs totaling 615; and 102 Permanent jobs;

h. Increased tax base and increased tax revenue to the City;

i. Landscaping and overall beautification of the area surrounding the Project;

j. Creation of a live, work, and play environment within the Project;

k. Economic stimulus to the City;

l. Encouragement of future development of area surrounding the Project; and 

m. Creation of a pedestrian walkway connecting the neighborhood from block to block 
with landscaping, lighting, benches and storefronts.

#48715860_v7



This instrument was prepared by (record and return to):  
Tracy Slavens, Esq.
Holland & Knight LLP
701 Brickell Avenue, Suite 3300
Miami, Florida 33131
(305) 374-8500

(Space reserved for Clerk)

DEVELOPMENT AGREEMENT

THIS DEVELOPMENT AGREEMENT (the “Agreement”) is made and entered into as 

of the _____ day of ________________, 2017, by and among the CITY OF NORTH MIAMI 

BEACH, a Florida  municipal corporation (the “City”), and ___________________1 (the 

“Developer”):

Introduction

A. The property that is the subject of this Agreement lies in the City of North Miami 

Beach, Miami-Dade County, Florida. This Agreement, among other things, is intended to and shall 

constitute a development agreement between the parties pursuant to Sections 163.3220-163.3243, 

Florida Statutes, the “Florida Local Government Development Agreement Act.” 

B. The Developer has a legal or equitable interest in the parcels of real properties 

located at 17071, 17035, 17017, and 17005 West Dixie Highway, North Miami Beach, Florida, as 

more particularly described on Exhibit A-1 attached hereto (the “Developer Property”) (to wit: the 

Developer or its affiliates own or have a contract to purchase). 

1 Note – We need to identify who will be the owner s of the lots.
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C. The City has determined that the alley lying adjacent to the westerly right-of-way 

line of the F.E.C Railroad and through the intersection of the center lines of West Dixie Highway 

and N.E. 170th Street, as more particularly described on Exhibit A-2 (the “Alley”) no longer serves 

a public purpose and is desirous of vacating said right-of-way.  Once vacated, ownership of the 

Alley will revert to the Developer.

D. The City owns the real property located at 16955 West Dixie Highway, North 

Miami Beach, Florida as more particularly described on Exhibit A-3 attached hereto (the “Parking 

Area”), which currently contains twenty-six (26) off-street parking spaces, and intends to convey 

the Parking Area to the Developer for redevelopment of the Property in exchange for i) One 

Hundred Seventy-Five Thousand Dollars ($175,000.00) (the “Cash Payment”); and ii) the Public 

Parking Spaces, as defined hereinafter.  The Parking Area, Alley and Developer Property are 

sometimes collectively hereinafter referred to as the “Property” as more particularly described on 

Exhibit A-4 attached hereto.

E.  Developer intends to redevelop the Property with a multi-use project that may include 

retail, office, and residential uses substantially in accordance with the provisions contained in this 

Agreement (the “Project”).

F. The City is desirous of improving that certain portion of NW 170 Street lying between 

the westerly right-of-way line of the F.E.C. Railroad and the intersection of West Dixie Highway 

(the “Easement”) to enhance the access to Greynolds Park Gardens Park (the “Park”) and improve 

the aesthetics of said roadway.

G. The City is a Florida municipal corporation with powers and authority conferred 

under the Florida Constitution, the Municipal Home Rule Powers Act, Florida Statutes and the 

North Miami Beach City Charter and Code of Ordinances. The City has all governmental, 
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corporate and proprietary powers to enable it to conduct municipal government, perform municipal 

and governmental functions, and render municipal services, including the authority to adopt, 

implement and enforce (together with any other required governmental approvals) comprehensive 

plans, zoning ordinances, redevelopment plans, and other police power and legislative measures 

necessary to assure the health, safety and general welfare of the City and its inhabitants.

H. Having fully considered this Agreement at two duly noticed public hearings in 

compliance with Section 163.3225 of the Act; having determined that the Project and this 

Agreement are in compliance with the City’s Comprehensive Plan and Land Development 

Regulations as of the Effective Date; and having further determined that it is in the City’s best 

interest to address the issues covered by this Agreement in a comprehensive manner, in compliance 

with all applicable laws, ordinances, plans, rules and regulations of the City, the City has agreed 

to enter into this Agreement with the Developer.

I. The City has determined that the Project, the Easement Improvements, and the 

monetary contributions associated with the Project will benefit the City and the public. The Project, 

Easement Improvements, and monetary contributions will improve a northern entrance to the Park. 

The Project is compatible with the area and will serve as a catalyst in the City’s continuing efforts 

to revitalize the West Dixie Corridor.

J. All capitalized terms used in this Introduction are defined in Section 3 or elsewhere 

in this Agreement.

NOW, THEREFORE, in consideration of the foregoing, and other good and valuable 

consideration, the receipt and sufficiency of which are hereby acknowledged, the parties hereby-

agree as follows:
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1. Recitations. The foregoing recitations are true and correct and are incorporated 

herein by this reference.

2. Authority. This Agreement is entered into pursuant to the authority and procedures 

provided by the Act.

3. Definitions. All capitalized terms in this Agreement shall have the definitions set 

forth in this Section unless such terms are defined elsewhere in the body of this Agreement.

3.1 “Act” shall mean the Florida Local Government Development Agreement 

Act (Sections 163.3220 - 163.3243, Florida Statutes (2016)).

3.2 “Alley” shall have the meaning ascribed to such term in Recital D above as 

more particularly described in Exhibit “A-2”.

3.3 “Cash Payment”  shall mean the amount of One Hundred Seventy-Five 

Thousand Dollars ($175,000.00), which, at Developer’s election, may be paid in ten (10) equal 

installments of Seventeen Thousand Five Hundred Dollars ($17,500.00) payable to the City in 

connection with the conveyance of the Parking Area. 

3.4 “City” shall mean the City of North Miami Beach, Florida.

3.5 “City Code” shall mean the Code of Ordinances adopted by the City as of 

the Effective Date.

3.6 “City Commission” shall mean the Mayor and City Commission of the City 

of North Miami Beach, Florida, the governing body of the City, or any successor commission, 

board or body in which the general legislative power of the City shall be vested

3.7 “Closing” shall refer to the formal exchange of documents between the 

parties, as further described in Section 4 of this Agreement.



5

3.8 “Comprehensive Plan” shall mean the comprehensive plan which the City 

has adopted and implemented for the redevelopment and continuing development of the City 

pursuant to Chapter 163 Part II, of the Florida Statutes.

3.9 “Default” means any condition or event, or failure of any condition or 

event to occur, which constitutes, or would after the giving of notice and lapse of time (in 

accordance with the terms of this Agreement) constitute, an Event of Default.

3.10 “Developer” means the person or entity undertaking the development of the 

Property, as defined in the preamble to this Agreement, or any permitted successors, assigns, or 

heirs thereof. 

3.11 “Development Order” means any order granting, denying, or granting with 

conditions an application for a Development Permit, including the Site Plan, as defined 

hererinafter, and shall include Resolution No. ______, as may be amended by the City from time 

to time.

3.12 “Development Permit” shall have the meaning set forth in Section 

163.3221(5), Florida Statutes (2016).

3.13 “Development Program” shall mean the permitted development consisting 

of up to (i) 415 multi-family residential dwelling units, including condominiums and apartments, 

and associated amenities; (ii) 32,000 square feet of gross leasable area of general business, retail, 

and service uses; (iii) 72,000 square feet of gross leasable area of office use; and (iv) parking 

facilities and other accessory uses.  An insubstantial or minor modification of this program may 

be varied administratively by the City pursuant to section 24-176(B) of the City Code.  A change 

that would result in an equivalent combination of uses (“Equivalent Program”) as set forth in the 

attached land use equivalency matrix attached as Exhibit B (“Equivalency Matrix”) may be 
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allowed without the need to amend this Agreement, provided that the modification to the Site Plan 

referenced in Paragraph 3.26 of this Agreement reflecting the Equivalent Program is approved 

after public hearing, so long as said combination of uses complies with the Comprehensive Plan 

and that Residential program shall not exceed 500 dwelling units.  Modifications of this 

Development Program that are not in accordance with and are in excess of the attached 

Equivalency Matrix, or provide for more than 500 dwelling units shall require amendment of this 

Agreement and two public hearings pursuant to section 163.3225, F.S.  Hotel/motel use may be 

permitted upon approval of a conditional use by the City pursuant to Section 24-75 of the City 

Code.

3.14  “Effective Date” is the date when the City records the executed Agreement 

in the Public Records of Miami-Dade County, as provided in Section 163.3239, Florida Statutes 

(2016), and Section 21 of this Agreement.

3.15 “Execution Date” is the date the last of the required parties executes this 

Agreement.

3.16 “Final Closing Date” shall mean the date upon which the conveyance of the 

Parking Area occurs, which date, subject to Developer’s right to extend as set forth in this 

Agreement, shall occur no later than ninety (90) days following the Effective Date.

3.17 "Institutional Lender" means  a bank,  savings  and loan association,  

insurance  company, an agency of the United States Government, the Federal National Mortgage 

Association ("FNMA"), the Federal Home Loan Mortgage Corporation ("FHLMC"), or any other 

lender generally recognized as an institutional lender, holding a mortgage, lien or other security 

interest on the Property or a portion thereof.
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3.18 “Land Development Regulations” shall have the meaning set forth in 

Section 163.3221(8), Florida Statutes (2016) and shall also include, without limitation, the 

definition of “development” in Section 24-22 of the City Code.

3.19 “Laws” means all ordinances, resolutions, regulations, the Comprehensive 

Plan, Land Development Regulations, and rules adopted by a local government having jurisdiction 

affecting the development of land, specifically including the City’s Comprehensive Plan and the 

City’s Land Development Regulations.

3.20 "Mortgagee" means the holder of a mortgage encumbering the Property.

3.21 “Parking Area” shall mean the area described in Exhibit A-3.

3.22  “Project” shall mean the construction and development of the Property (as 

set forth in Section 3.13 and consistent with the Mixed-Use Neighborhood Corridor (MU/NC) 

zoning district regulations of the City’s Land Development Regulations and the following 

provisions (with the stricter of the two prevailing):

(a) The maximum total floor area permitted upon the Property shall not 

exceed that provided by the City’s Land Development Regulations for the 

purposes of determining population densities and building intensities as required 

by the Act. 

(b) The height of any habitable building on the Property shall not exceed 

one hundred ninety-five feet (195’-0”), not including rooftop parapets,  

architectural projections, or mechanical equipment pursuant to Section 24-58.3(E) 

of the Land Development Regulations.

(c) The uses permitted on the Property shall be (i) multi-family 

residential use; (ii) general business, retail, and service uses; (iii) office use; (iv) 
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parking facilities; and (v) any use permitted pursuant to Section 24-58.3(G) of the 

Land Development Regulations.

(d) The Project shall include on-site parking in accordance with the 

provisions of the City’s Land Development Regulations.

(e) The Developer shall cause the completion of the Project and shall 

obtain a certificate of occupancy or certificate of completion, as applicable, within 

five (5) years of the Final Closing Date (the “Outside Certificate Date”).  

Notwithstanding the foregoing subsection (e), if, despite its good faith efforts, 

Developer has not obtained a final certificate of occupancy prior the Outside 

Certificate Date, Developer, acting alone, may extend the Outside Certificate Date 

by an additional two (2) years.

3.23 “Project Approvals” shall mean the Development Order issued by the City 

for the development of the Project.

3.24 “Property” shall mean the parcel of real property described in Exhibit A-4 

hereto. From and after the conveyance of the Parking Area and the vacation of the Alley, the 

Property shall include all of the Developer’s right, title and interest in and to the Parking Area and 

the Alley.

3.25 “Recognized Mortgagee” means an Institutional Lender who is the holder 

of a mortgage and who has notified City that it is a Recognized Mortgagee and provided an address 

for notices.

3.26 “Site Plan” shall mean that certain site plan for the Project entitled  “5 Park,” 

as prepared by Kobi Karp Architecture and Interior Design, Inc., dated January 18, 2017, approved 
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pursuant to Resolution No. _________, passed and adopted by the City Commission on April 18, 

2017, and as may be amended from time to time.

3.27 “Title Company” shall mean the title insurance company selected by 

Developer to provide title insurance regarding Developer’s acquisition of the Parking Area.

4. Parking Area Conveyance. 

4.1 Transaction Consideration.  In consideration for the conveyance of the 

Parking Area to Developer, City shall receive from Developer (i) the Cash Payment, and (ii) the 

Public Parking Spaces, as defined in Section 9 below.  

4.2 Conveyance Dates; Cash Payment Date. The conveyance (closing) of the 

Parking Area to Developer shall occur on or before the Final Closing Date pursuant to a special 

warranty deed, the form of which is attached to this Agreement as Exhibit C, free of any tenancies 

or other rights of possession (the “Parking Area Deed”).  

4.3 Closing Documents.  On or before the Final Closing Date, the City shall 

deliver to Developer, together with the Parking Area Deed, (i) a no lien, possession and gap 

affidavit reasonably acceptable to the Title Company and sufficient to remove the standard title 

exceptions from Developer’s title commitment, (ii) a certificate of non-foreign status or statement 

complying with Section 1445(b)(2) or (iii) of the Internal Revenue Code, as amended, (iv) the 

termination of deed restriction in the form attached hereto as Exhibit D or such other form as may 

be approved by the Title Company (the “Deed Restriction Termination”), (v) a closing statement, 

and (vi) such other documents as the Title Company shall reasonably require and instruments 

and/or documents as otherwise necessary to consummate the transactions contemplated by this 

Agreement.  All costs associated with the removal of title exceptions shall be split between the 

City and the Developer. Furthermore, and notwithstanding anything to the contrary herein, the 
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execution of this Agreement by the City shall serve as prima facie evidence of City’s requisite 

authority to convey the Parking Area to the Developer, and no other authorization and/or consent 

shall be necessary by the City to effectuate such conveyance. 

4.4 Inspections.

(a) Developer shall have forty five (45) days from the Execution Date 

(the  “Inspection Period") to perform an inspection of the Parking Area.  During the Inspection 

Period, the Developer shall determine (i) whether the Parking Area is satisfactory for the 

Developer’s purposes, and (ii) whether the Parking Area has adequate services available and that 

all federal, state, county and local laws, rules and regulations have been and are currently being 

complied with relative to the Parking Area. 

(b) During the Inspection Period, it shall be the responsibility of the 

Developer to determine that utility services including, water, waste water, electric, telephone and 

all other utilities are available in the proper size and capacity to serve the Parking Area. At all 

times during the Inspection Period, Developer shall be provided with reasonable access during 

normal business hours to the Parking Area for purposes of on-site inspections. Developer shall 

determine the scope of the inspections that Developer deems appropriate.  In the event that any 

inspections and/or any review of documents conducted by the Developer proves unsatisfactory to 

the Developer, in its sole discretion, then, upon written notice to City delivered at any time prior 

to 5:00 p.m. Florida time on that date which is the second Business Day following the expiration 

of the Inspection Period (the "Expiration Inspection Date"), Developer may elect not to purchase 

the Parking Area and this Agreement shall terminate.  In the event that Developer fails to provide 

a timely written notice of its election not to acquire the Parking Area, then Developer shall be 

obligated to close on the acquisition of the Parking Area as set forth in this Agreement.  
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(c) During the Inspection Period, the City shall provide Developer copies 

and/or access to any appraisals, environmental reports (Phase I and Phase II, if any), surveys, abstracts 

and title policies and all other studies that City may have in its possession or is subject to its control 

relating to the Parking Area.

4.5 As-Is Condition.  Developer agrees to accept the Parking Area in “as-is” 

physical condition without representation or warranty by the City regarding physical condition.   

The City agrees to accept the Parking Area Easement, as described in Section 9, with the 

underlying land and improvements in “as-is” condition, subject to Developers subsequent 

compliance with the terms of this Agreement  

4.6 No Deposit.  Neither City nor Developer shall be required to make any 

escrow deposit with respect to such party’s obligations under the Agreement.

4.7 Closing Costs.  Developer shall be responsible for all documentary stamp 

taxes, surtax, intangible taxes (if any), transfer fees, recording fees, and any similar costs 

associated with the recording of the deed with respect to the conveyance of the Parking Area.  City 

shall each be responsible for the payment of all real estate taxes, liens or other outstanding charges 

or fines applicable to the Parking Area for any period prior to the conveyance.  Taxes for the year 

shall be prorated between Developer and City as of the applicable closing date.  

4.8 Release of Deed Restriction.  It is acknowledged that the Parking Area is 

currently encumbered with a deed restriction that requires termination or removal.  The process 

for effectuating said termination or removal may delay the Final Closing Date.  The Developer 

shall be entitled to extend the Final Closing Date of the Parking Area to allow time for the 

termination or removal of the deed restriction for a period not to exceed twenty-four (24) months 

(for clarification purposes, the date upon which the conveyance of the Parking Area finally occurs 
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shall be deemed the “Final Closing Date” for calculation of all time periods set forth in this 

Agreement). The payment of the Cash Payment shall occur on the Final Closing Date.

5. Representations and Warranties. To induce Developer to enter into this 

Agreement, the City makes the following representations all of which are now true, and shall 

be true on the Final Closing Date:

(a) At all times prior to the Final Closing Date, the City shall keep the Parking 

Area free and clear of any construction, mechanic's or materialmen' s liens for work or materials 

furnished to or contracted for, by or on behalf of the City prior to the Final Closing Day.

(b) The City has no actual knowledge of pending or contemplated 

condemnation proceedings affecting the Parking Area or any part thereof.

(c) The City has no actual knowledge nor has the City received any notice of 

any litigation, claim, action or proceeding, actual or threatened, against the City or the Parking 

Area.

(d) No individual, general or limited partnership, limited liability  partnership  

or company, corporation, trust, estate, real estate investment trust, association or any other entity 

has or is entitled to possession of any part of the Parking Area.

(e) No tenant or other occupant, no licensor or franchisor and no other person, 

firm, corporation, or other entity has any right or option to acquire the Parking Area or any portion 

thereof. Developer has the exclusive right to acquire the Parking Area and, for so long as this 

Agreement remains in full force and effect, the City shall not engage in any negotiations with or 

solicit offers from any other party relating to the sale of the Parking Area.
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(f) The City is not a party to any unrecorded contracts,  restrictions, easements, 

leases, option contracts, rights of first refusal or contracts with respect to the Parking Area, nor 

shall the City enter into any of the foregoing with respect to the Parking Area from and after the 

Effective Date without the prior written consent of Developer.

(g) To the best of the City's knowledge, the City has not received any written 

notice claiming that  the Parking Area is in violation of any applicable law, ordinance, code, rule, 

order, regulation or requirement of any governmental authority, the requirements of any local 

board of fire underwriters (or other body exercising similar functions) and the City further 

represents that the Parking Area shall be delivered free of any such violation on the Final Closing 

Date.

6. Evidence of Title.

(a) City shall convey the Parking Area, including all easements and restrictions 

of record (other than the Deed Restriction), to Developer on the Final Closing Date by delivery of 

the Parking Area Deed. Prior to the expiration of the Inspection Period, Developer shall obtain a 

title insurance commitment (the "Title Commitment") issued by the Title Company in an 

amount equal to the Cash Payment.   The costs and expenses relative to the issuance of the 

Title Commitment shall be borne by Developer.

(b) Developer shall have the Inspection Period in which to examine the Title 

Commitment.  If Developer objects to any exception to title as shown in the Title Commitment, 

the City shall, within fifteen (15) days of receipt of written notice of such objection (the "Title 

Objection Notice") take such action as is necessary to resolve the items set forth in the Title 

Objection Notice. All items set forth in the Title Commitment and Survey (as defined below) 

that are not included in a timely delivered Title Objection Notice shall be deemed “Permitted 
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Exceptions”.  If the City is unable to cure all  objections  set forth in the Title Objection Notice 

prior to the Final Closing Date, then the Developer may (i) not to purchase the Parking Area; or 

(ii) seek specific performance of the City’s obligations hereunder.

(c) Prior to the expiration of the Inspection Period, Developer may obtain a 

current survey (the “Survey”), prepared by a registered land surveyor or engineer licensed in 

the State of  Florida showing the boundaries of the Parking Area, and the location of any 

easements and other matters as reflected on Schedule B-II of the Title Commitment and 

certifying the number of acres (to the nearest one thousandth acre) of land contained in the 

New Park Land, all buildings, improvements and encroachments.

(d) In the event the Survey shows any encroachments, strips, gores, or any 

portion of the land noncontiguous to any other portion of the Parking Area or any other matter 

materially affecting the intended use of the Parking Area or marketability of title to the Parking 

Area (any such matter is herein called a “Survey Objection” and treated as a title defect), then, 

prior to the expiration of the Inspection Period, Developer may notify City of any Survey 

Objections and, prior to the Final Closing Date, City shall resolve such Survey Objections.

7. Vacation of Alley Right-of-Way. The City has determined that, in connection with 

the Project Approvals, the Alley no longer holds a public benefit and is not required for public 

access to the Property.  The City intends to vacate the Alley by resolution of the City Commission 

in accordance with Chapter 336, Florida Statutes (2016).  The Alley, once vacated, shall revert to 

and become a part of the Property and shall be developed in accordance with the Project Approvals.  

Concurrently with the re-platting of the Property to accommodate the Development Program, the 

City shall vacate the Alley.
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8. Roadway Improvements. The Developer shall construct or cause the construction 

the following improvements to West Dixie Highway and the Easement (collectively, the 

“Roadway Improvements”):

(a) West Dixie Highway Improvements.  The Developer shall construct or cause the 

construction of improvements to that certain east half of West Dixie Highway lying 

between the Easement and NE 172 Street.  Said improvements may include 

landscaping, on-street parking, sidewalks, and curb and gutter.  These 

improvements be installed in accordance with the design approved pursuant to the 

Project Approvals.  However, it is specifically acknowledged that Miami-Dade 

County has funded a roadway improvement project for the portion of West Dixie 

Highway adjacent to the Property.  The design and timing of the Miami-Dade 

County improvements to the right-of-way may impact the Developer’s compliance 

with this Paragraph.  Therefore, final design of the Developer’s design and 

construction of the improvements contemplated herein shall be modified 

administratively and in compliance with Miami-Dade County approval.  

(b) Easement Improvements.  The Developer shall construct or cause the construction 

of improvements to the Easement.  Said improvements shall include landscaping, 

sidewalks, and curb and gutter.  These improvements are to be installed in 

accordance with the design approved pursuant to the Project Approvals.  The design 

and timing of the improvements to the Easement may impact the Developer’s 

compliance with this Paragraph.  Therefore, final design of the Developer’s design 

and construction of the improvements to the Easement shall be modified 

administratively.  
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The Roadway Improvements shall comply with the streetscape plan set forth in Section 24-58.3 of 

the Land Development Regulations and the Project Approvals.  Final design of the Roadway 

Improvements may be modified administratively and West Dixie Highway improvements shall be 

subject to Miami-Dade County approval.  The Roadway Improvements shall be completed prior 

to the issuance of the final certificate of occupancy for the Project unless Miami-Dade County 

imposes any modifications to the Roadway Improvements.

9. Relocation of Public Parking Spaces. The Developer, at its sole expense, shall 

design, construct and install twenty-six (26) excess parking spaces within the Project (the “Public 

Parking Spaces”) to accommodate the relocation of the existing public parking spaces located 

within the Parking Area.  The Developer shall record a perpetual easement (the “Parking Area 

Easement”), in the form attached hereto as Exhibit E, which shall run with the land and require 

that (i) at least twenty-six (26) parking spaces within the Project shall be designated as public 

parking at all times; and (ii) Developer shall be responsible for any and all maintenance to the 

surface area within the Public Parking Spaces.  The Public Parking Spaces shall be of a similar 

size and conformity with other parking spaces in the parking structure and shall be located within 

the Project’s parking structure and shall be accessible for the use of the general public free of 

charge.  The Public Parking Spaces shall be located on the lowest unrestricted floor (i.e., the floor 

above ground level) within the parking structure.  The City shall determine the location and 

configuration of the Public Parking Spaces as part of the Project Approvals.  There shall be no 

overnight parking permitted in the Public Parking Spaces.  The Developer shall be responsible for 

the maintenance of and security relating to the Public Parking Spaces.  The Developer shall take 

necessary steps to ensure the Public Parking Spaces are managed and maintained for the purposes 

defined herein.  The Public Parking Spaces shall be substantially completed in accordance with 
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industry standard garage parking spaces by the time of issuance of the Developer’s application for 

the certificate of occupancy for the Project.  The City may condition and withhold the issuance of 

the final certificate of occupancy for the Project pending recordation of the Public Parking 

Easement and substantial completion of the Public Parking Spaces.

10. Public Infrastructure Assessment.  The development of the Project shall require the 

contribution of a public infrastructure assessment to mitigate the impacts of the Project on the 

City’s public infrastructure in compliance with Subsection 24-58.3(O)(1) of the Land 

Development Regulations (the “Public Infrastructure Assessment”) in order to receive any 

allowable tax incentive, which may be available from the North Miami Beach Community 

Redevelopment Agency, if any.  If no tax incentives are sought from the North Miami Beach 

Community Redevelopment Agency by the Project, then the Public Infrastructure Assessment 

shall not be required.  The amount of the Public Infrastructure Assessment shall not exceed one 

hundred thousand dollars ($100,000.00) (the “Public Infrastructure Assessment Payment”).  The 

City shall use the Public Infrastructure Assessment Payment received in connection with the 

Project for stormwater drainage repair for and improvements to Judge Arthur I. Snyder Tennis 

Center and Dieffenbach Preserve Park.  The Developer shall make the Public Infrastructure 

Assessment Payment prior to the issuance of the final certificate of occupancy for the Project.  

11. Public Open Space Assessment.  Developer hereby covenants and agrees that, prior 

to the issuance of a certificate of occupancy for the Project, shall pay the park impact fee associated 

with the Project to the City in accordance with Article XVII of the Land Development Regulations; 

and this shall satisfy Subsection 24-8.3(O)(2) of the Land Development Regulations (the “Public 

Open Space Assessment”).

12. Public Art Assessment.  Developer hereby covenants and agrees that, prior to the 
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issuance of a certificate of occupancy for the Project, it shall provide artwork within the Property 

or on a mutually agreed upon public property of a quality and design reasonably acceptable to the 

City Manager or its designee, at a value not to exceed $40,000, in compliance with and satisfaction 

of Subsection 24-58.3(O)(3) of the Land Development Regulations (the “Public Art Assessment”) 

in order to receive any allowable tax incentive, which may be available from the North Miami 

Beach Community Redevelopment Agency, if any.  If no tax incentives are sought from the North 

Miami Beach Community Redevelopment Agency by the Project, then the Public Art Assessment 

shall not be required.  

13. Impact Fees.  The Developer shall pay the park impact fee associated with the 

Project to the City in accordance with Article XVII of the Land Development Regulations.  The 

Developer shall pay the police impact fee associated with the Project to the City in accordance 

with Article XVIII of the Land Development Regulations (2017).   

14. Applications for Development Approvals and Development Permits.  Following 

the effective date of this Agreement, the Developer will initiate and diligently pursue all 

applications for Development Orders and Development Permits that were not previously initiated. 

The City shall process all Development Permit and Development Order applications in a timely 

fashion and join in application(s) as may be necessary. Notwithstanding the foregoing, Developer 

shall be solely responsible for obtaining all final, non-appealable Development Orders and 

Development Permits for the Project, and the Roadway Improvements. No extension of any time 

period herein shall be deemed to be an extension of any time periods contained within the 

Development Permits or Development Orders.

15. Site Plan. The Site Plan has been designed to conform with the terms and 

criteria provided in this Agreement and with the Land Development Regulations in effect as of the 
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Effective Date.  Any modification of the Site Plan shall be approved so long as the site 

development criteria within the Development subject to the Site Plan is in compliance with the 

Project Approvals and generally consistent with the terms contained in this Agreement.  If it is 

found during the review of said plan that the proposed Development does not comply with the 

Project Approvals, the applicant shall either revise the Site Plan to so comply or request approval 

of the deviation of the City Commission as provided in the Land Development Regulations.

15.1 In the event that the City does not approve the Site Plan, the Developer of 

that portion of the Property, owner of the parcel, or their successors and/or assigns maintain, in 

addition to any and all legal remedies, the right and the ability to appeal the administrative decision 

directly to the City Commission for the City Commission to determine whether the City 

administrator erred in its decision to deny the approval of the Site Plan based on the plan's 

conformance with this Agreement, the Project Approvals and the Land Development Regulations 

in effect as of the Effective Date. The City agrees to process any appeal to the City Commission 

in accordance with the procedures defined in the City Code.

15.2 Downzoning. For the duration of this Agreement, the City shall not 

downzone or otherwise limit the ability of the Developer to develop the Property in accordance 

with the Project Approvals and nothing shall prohibit the issuance of further development orders 

and approvals in conformity with same, except as provided in Section 163.3233(2), Florida 

Statutes. For the term of this Agreement, the City hereby agrees that it shall permit the development 

of the Project in accordance with the Land Development Regulations, the Comprehensive Plan, 

and existing laws and policies as of the Execution Date which are or may be applicable to the 

Property, subject to the conditions of this Agreement.  However, nothing herein shall prohibit an 

increase in developmental density or intensity within the Project in a manner consistent with the 
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Comprehensive Plan and Land Development Regulations, or any change requested or initiated by 

the Developer in accordance with applicable provisions of law.  Moreover, the City may apply 

subsequently adopted laws and policies to the Property solely pursuant to, and in accordance with, 

Section 163.3233(2), Florida Statutes.  

16. Further Development Review.  This Agreement and the Project Approval establish 

the criteria upon which the Project shall be developed and set forth the sole and exclusive limitation 

upon the development of the Project.  Any Site Plan for the Project approved pursuant to the 

provisions of this Paragraph may be modified from time to time in accordance with Section 24-

172 and Section 24-58.4 of the City's Land Development Code, as may be amended from time to 

time.  Reasonable variations to the building placement, building style, and lot configuration may 

be approved administratively by the Director of the Community Development Department, or the 

executive officer of the successor of such Department, as provided in the City's Land Development 

Regulations.

17. Laws Governing this Agreement. For the entire term of this Agreement, the City 

hereby agrees that the City’s Land Development Regulations governing the development of the 

Property as they exist as of the Execution Date of this Agreement shall govern the development of 

the Property and the Project during the Term. Notwithstanding the foregoing, the City may apply 

subsequently adopted laws or policies to the Property and the Project (particularly as they may 

relate to qualify of life issues such as, but not limited to noise, litter, and hours of operation) as 

permitted or required by the Act, including, without limitation, Section 163.3233(2), Florida 

Statutes, as same may be amended from time to time; provided, however, that this provision shall 

not be deemed to apply to regulations governing height, floor area ratio (FAR), density, parking 

requirements or permitted uses.
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18. Compliance with Local Regulations Regarding Development Permits. This 

Agreement is not and shall not be construed as a Development Permit, approval or authorization 

to commence any development, fill, or other land modification The Developer and the City agree 

that the failure of this Agreement to address a particular permit, approval, procedure, condition, 

fee, term or restriction in effect on the Execution Date of this Agreement shall not relieve 

Developer of the necessity of complying with the regulation governing said permitting 

requirements, conditions, fees, terms or restrictions, subject to the terms of Section 13 of this 

Agreement.

19. Reservation of Rights. This Agreement shall not affect any rights that may have 

accrued to any party to this Agreement under applicable laws and each party hereto reserves any 

and all of such rights.  Furthermore, nothing set forth in this Agreement shall in any way prohibit 

or restrict Developer’s right to submit all or any part of the Property to a condominium form of 

ownership and/or submit all or any part of the Property to any associations or other governing 

documents, so long as, in either case, the rights provided to City in this Agreement are not 

materially and adversely reduced as a result of the creation of such condominium regime(s) or 

association(s) or the like.

20. Consistency with the City’s Comprehensive Plan. The City has adopted and 

implemented the Comprehensive Plan. The City hereby finds and declares that the provisions of 

this Agreement dealing with the Property and the Project are consistent with the City’s 

Comprehensive Plan and Land Development Regulations (subject to all applicable requirements, 

permits and approvals).

21. Concurrency. Developer shall be solely responsible for obtaining all land use 

permits, including, but not limited to, all permits and approvals required pursuant to Section 
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163.3180, Florida Statutes (2016), with respect to concurrency requirements for roads, sanitary 

sewer, solid waste, drainage, potable water, parks and recreation, and schools (the “Concurrency 

Requirements”). Prior to applying for its building permit for the Project, Developer shall apply to 

the appropriate Governmental Authorities and obtain letters or other evidence that Developer has 

obtained all applicable Concurrency Requirements, and shall diligently and in good faith obtain 

such letters or other evidence that the Project meets all applicable Concurrency Requirements and 

shall pay such impact fees as may then be due or applicable to meet Concurrency Requirements.  

22. Effective Date and Duration (Term).

(a) Within fourteen (14) days following approval at two public hearings and execution 

by all parties, the City shall record the Agreement in the Public Records of Miami-

Dade County. The Developer shall submit a copy of the recorded Agreement to the 

State of Florida’s land planning agency within fourteen (14) days after this 

Agreement is recorded. This Agreement shall become effective only after it has 

been recorded in the Public Records of Miami-Dade County, Florida. The 

Developer agrees that it shall be responsible for all recording fees and other related 

fees and costs related to the recording and delivery of this Agreement as described 

in this Section.

(b) This Agreement shall run for an initial term of thirty (30) years from the Effective 

Date (the “Term”), and may be extended by mutual consent of the City and the 

Developer subject to a public hearing pursuant to Section 163.3225, Florida 

Statutes. Consent to any extension of this Agreement is within the sole discretion 

of each party to this Agreement. No notice of termination shall be required by either 
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party upon the expiration of this Agreement, and thereafter the parties hereto shall 

have no further obligations under this Agreement. 

23. Presently Permitted Development. The development that is presently permitted on 

the Property, including population densities, and building intensities and height, which are subject 

to this Agreement, are more specifically set forth in Exhibit F hereto.

24. Public Facilities to Serve the Property. A description of the public facilities that 

will service the Project of the properties subject to this Agreement, including who shall provide 

such facilities; the date any new facilities, if needed, will be constructed; and a schedule to assure 

public facilities are available concurrent with the impacts of the development is included as Exhibit 

G hereto.

25. Required Development Permits. Attached and made a part hereof as Exhibit H is a 

listing and description of all local development permits approved or needed to be approved for the 

development of the Project.

26. Default.    Each of the following shall be an "Event of Default" by Developer 

hereunder:

a) If Developer shall fail to observe or perform any term, covenant or condition of this 

Agreement on Developer's part to be observed or performed and Developer shall 

fail to cure or remedy the same within ten (10) days of Developer’s receipt of 

written notice from the City, with respect to monetary defaults, or within thirty (30) 

days of Developer’s receipt of written notice from the City with respect to non-

monetary defaults (each, a "Default Notice"). If such non-monetary default is 

susceptible to cure but cannot reasonably be cured within said thirty (30) day 

period, then Developer shall have an additional one hundred eighty (180) day 
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period to cure such failure and no Event of Default shall be deemed to exist 

hereunder so long as Developer commences such cure within the initial thirty (30) 

day period and diligently and in good faith pursues such cure to completion within 

such resulting one hundred eighty (180) day period from the date of the Default 

Notice.

b) If, after the Final Closing Date, Developer shall fail to obtain all Development 

Orders and Development Permits which are necessary for the Project and the 

Parking Area Spaces by the date that is two (2) years from the Effective Date.

c) If, after the Final Closing Date, Developer shall fail to obtain a full building permit 

for the Project by the date that is three (3) years from the Effective Date.

d) If, during the construction phase of the Project, Developer shall stop work on any 

of the aforestated for a period of three hundred sixty five (365) days.

e) Subject to Developer’s right to extend as set forth in Section 3.22(e), the Developer 

has not obtained a final certificate of occupancy prior to the Outside Certificate 

Date.

f) If Developer shall make an assignment for the benefit of creditors, or shall admit in 

writing its inability to pay its debts generally as they become due, or shall consent 

to the appointment of a receiver or trustee or liquidator of all of its property or the 

major part thereof or if all or a substantial part of the assets of Developer are 

attached, seized, subjected to a writ or distress warrant, or are levied upon, or come 

into the possession of any receiver, trustee, custodian or assignee for the benefit of 

creditors.

g) If Developer shall commence a voluntary case under the Title 11 of the United 
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States Code (the "Bankruptcy Code") ; or an involuntary proceeding is commenced 

against Developer under the Bankruptcy Code and relief is ordered against 

Developer, or the petition is controverted but not dismissed or stayed within one 

hundred fifty (150) days after the commencement of the case, or a custodian (as 

defined in the Bankruptcy Code) is appointed for or takes charge of all or 

substantially all of the property of Developer and is not discharged or dismissed 

within one hundred fifty (150) days; or Developer commences any other 

proceedings under any reorganization, arrangement, readjustment of debt, relief of 

debtors, dissolution, insolvency or liquidation or similar Law of any jurisdiction 

whether now or hereafter in effect relating to Developer; or there is commenced 

against Developer any such proceeding which remains undismissed or unstayed for 

a period of one hundred fifty (150) days;  or Developer fails to controvert in a timely 

manner any such case under the Bankruptcy Code or any such proceeding, or any 

order of relief or other order approving any such case or proceeding is entered; or 

Developer consents to or approves of, in any such case or proceeding or the 

appointment of any custodian or the like of or for it for any substantial part of its 

property or suffers any such appointment to continue undischarged or unstayed for 

a period of one hundred fifty (150) days.

In the event the City shall claim any Event of Default shall have occurred hereunder, the City's 

Default Notice shall state with specificity the provisions of this Agreement under which the 

Default is claimed, the nature and character of such Default, the date by which such Default must 

be cured pursuant to this Agreement, if applicable, and, if elected by the City, that the failure of 
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Developer to cure such Default by the date set forth in such notice will result in the City having 

the right to terminate this Agreement.

27. Enforcement of Performance; Damages and Termination.  If an Event of Default 

occurs hereunder, the City, upon prior written notice to Developer, and a reasonable opportunity 

to cure which shall not be less than thirty (30) days, may terminate this Agreement.  Upon such 

termination, and notwithstanding anything to the contrary herein, if the City elects to terminate 

this Agreement after the occurrence of the Final Closing Date, then the Developer retain ownership 

of the Parking Area, but shall be obligated to grant to the benefit of the City a parking easement 

for the use of twenty-six (26) unreserved parking spaces to be located on the Property pursuant to 

an easement agreement to be otherwise reasonably acceptable to the City and Developer. 

28. Strict Performance; Waiver. No failure by the City or Developer to insist upon strict 

performance of any covenant, agreement, term or condition of this Agreement or to exercise any 

right or remedy available to such party by reason of the other party’s default or an Event of Default, 

hereunder shall constitute a waiver of any such default, Event of Default, or of such other covenant, 

agreement, term or condition hereunder.

29. Notices. Any notices required or permitted to be given under this Agreement shall 

be in writing and shall be deemed to have been given if delivered by hand, sent by recognized 

overnight courier (such as Federal Express) or mailed by certified or registered mail, return receipt 

requested, in a postage prepaid envelope, and addressed as follows:

If to the City at: City of North Miami Beach, City Hall 
17011 N.E. 19th Avenue 
North Miami Beach, Florida 33162
Attn: City Manager

With a copy to: City of North Miami Beach, City Hall 
17011 N.E. 19th Avenue 
North Miami Beach, Florida 33162
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Attn: City Attorney

With copies to: [_____________]

If to Developer at: [_____________]

With a copy to: Tracy R. Slavens, Esq.
Holland & Knight, LLP.
701 Brickell Avenue
Suite 3300
Miami, Florida 33131

Notices personally delivered or sent by overnight courier shall be deemed given on 

the date of delivery and notices mailed in accordance with the foregoing shall be deemed given 

three (3) days after deposit in the U.S. mails. The terms of this Section shall survive the termination 

of this Agreement.

30. Modification, Amendment or Release / Cancellation and Enforcement.  Reasonable 

modifications of this Agreement as defined in the Land Development Regulations (requested by 

the Developer), shall be approved by the Director of the Community Development Department or 

his/her successor, or by the director or head of any successor department of the City that then has 

responsibility for development planning for the City. Such minor modifications shall be reflected 

in a recordable instrument prepared, executed and recorded by the Director or his/her successor.  

All other  modifications of this Agreement may only be modified, amended, or released, by written 

instrument signed by the Director of the Department of Community Development or his/her 

successor, or by the director or head of any successor department of the City that then has 

responsibility for development planning for the City and Developer with respect to any portion of 

the Property that the Developer then has the power and authority to act on with regard to their 

respective individual portions of the Property, provided that such modification, amendment, or 



28

release has been approved by the City after public hearing, pursuant to Sections 163.3225, and 

163.3229, Florida Statutes.  

31. Governing Laws, Construction and Litigation. This Agreement shall be governed 

and construed in accordance with the laws of the State of Florida, both substantive and remedial, 

without regard to principles of conflict of laws. The Developer and the City agree that Miami-

Dade County, Florida is the appropriate and exclusive state court venue, and that the U.S. District 

Court, Southern Division of Florida is the appropriate and exclusive federal court venue, in 

connection with any litigation between the parties with respect to this Agreement. All of the parties 

to this Agreement have participated fully in the negotiation and preparation hereof; and 

accordingly, this Agreement shall not be more strictly construed against any of the parties hereto. 

In construing this Agreement, captions, and section and paragraph headings shall be disregarded 

and the use of any gender shall include every other and all genders. All of the exhibits referenced 

in this Agreement are incorporated in, and made a part of, this Agreement. In the event of any 

litigation between the parties under this Agreement for a breach thereof, the prevailing party shall 

be entitled to reasonable attorney’s fees and court costs at all trial and appellate levels. BY 

ENTERING INTO THIS AGREEMENT THE CITY AND DEVELOPER EXPRESSLY WAIVE 

ANY RIGHTS EITHER MAY HAVE TO A TRIAL BY JURY WITH RESPECT TO ANY 

CIVIL LITIGATION RELATED TO, OR ARISING OUT OF, THIS AGREEMENT. The terms 

of this Section shall survive the termination of this Agreement.

32. Severability. In the event any term or provision of this Agreement be determined 

by appropriate judicial authority to be illegal or otherwise invalid, such provision shall be given 

its nearest legal meaning or construed as deleted as such authority determines, and the remainder 

of this Agreement shall be construed to be in full force and effect.
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33. Time of Essence. Time shall be of the essence for each and every provision hereof.

34. Entire Agreement. This Agreement, together with the documents referenced herein, 

constitutes the entire agreement and understanding among the parties with respect to the subject 

matter hereof, and there are no other agreements, representations or warranties other than as set 

forth herein. Neither party shall be bound by any agreement, condition, warranty nor representation 

other than as expressly stated in this Agreement. This Agreement may not be changed, altered or 

modified except by an instrument in writing signed by both parties hereto, subject to the 

requirements for the amendment of development agreements in the Act.

35. Other Agreements. This Agreement has no effect on any other agreement, the 

City’s development orders, or declaration of restrictions otherwise encumbering the Property. Any 

and all agreements currently in the public records remain valid. The parties incorporate by 

reference each and every requirement set forth in the Act.

36. Binding Effect. The obligations imposed pursuant to this Agreement upon the 

Developer and upon the Property shall run with and bind the Property as covenants running with 

the Property, and this Agreement shall be binding upon and enforceable by and against the parties 

hereto, their personal representatives, heirs, successors, grantees and assigns.

37. Mortgagee Rights; Transfer and Assignment. 

(a) City shall give to any Recognized Mortgagee a copy of each notice of 

Default at the same time as it gives notice of such Default to Developer, and no such notice of 

Default shall be deemed effective with respect to any Recognized Mortgagee unless and until a 

copy thereof shall have been so received by or refused by such Recognized Mortgagee. All such 

notices to a Recognized Mortgagee shall be sent as set forth herein. City shall also give the 

Recognized Mortgagee notice ("Notice of Failure to Cure") in the event Developer fails to cure a 
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Default within the period, if any, provided in this Agreement for such cure, promptly following 

the expiration of such period (i.e., an Event of Default).

(b) The Recognized Mortgagee shall have a period of ten (10) days as to 

monetary defaults and thirty (30) days as to non-monetary defaults after receipt of the Notice of 

Failure to Cure to (1) cure the Event of Default referred to in the Notice of Failure to Cure or (2) 

cause it to be cured. Nothing contained herein shall be construed as imposing any obligation upon 

any Mortgagee to so perform or comply on behalf of Developer.

(c) City shall accept performance by a Recognized Mortgagee of any covenant, 

condition or agreement on Developer's part to be performed hereunder with the same force and 

effect as though performed by Developer.

(d) Notwithstanding the foregoing provisions of this Section 37, if a Recognized 

Mortgagee fails (for any reason) to cure any Event of Default by Developer within ten (10) days 

as to monetary defaults or thirty (30) days as to non-monetary defaults following receipt of the 

Notice of Failure to Cure (as extended or excused as herein above provided), then City may, but 

shall be under no obligation to, perform the obligation of Developer the breach of which gave rise 

to such Event of Default, without waiving or releasing Developer from its obligations with respect 

to such Event of Default and without waiving any remedies available to City at law or in equity 

or under this Agreement.

(e) If there is more than one Recognized Mortgagee, only that Recognized 

Mortgagee, to the exclusion of all other Recognized Mortgagees,  whose  Mortgage  is most senior 

in lien shall be recognized as having rights under this Section 37, unless such first priority 

Recognized Mortgagee has designated in writing to City a Recognized Mortgagee whose Mortgage 

is junior in lien to exercise such right.
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(f) City shall, from time to time within fifteen (15) days following such request  

of Developer, furnish to the Developer an estoppel letter containing such truthful information as 

the Developer may reasonably request pertaining to this Agreement or the transaction contemplated 

hereby.

(g) The Developer shall be entitled to assign or transfer its rights under this 

Agreement without the prior written consent of the City. Additionally, the City hereby agrees that 

it shall recognize any transfer to a Mortgagee who has acquired the Property through a foreclosure 

sale or deed-in-lieu of foreclosure.  Any such transferee (including through foreclosure or deed-

in-lieu thereof) shall assume all remaining obligations of the Developer under this Agreement 

including, without limitation:

(i) The Developers obligation to pay a Cash Payment to the City; 

(ii) The Developer’s obligation to provide Roadway Improvements; and

(iii) The Developer’s obligation to provide a Public Art and 

Infrastructure contribution.

Notwithstanding the foregoing, the Developer shall be permitted to assign this Agreement without 

the consent of the City after the earlier to occur of (1) issuance of the final certificate of occupancy 

for the Project; or (2) payment to the City of the Cash Payment of $175,000.

38. Indemnification.  In addition to Developers obligations set forth herein, Developer 

shall defend, indemnify and hold harmless the City, its agents and employees, from and against 

any loss, cost, expense, claim, demand or cause of action of whatever kind or nature arising out of 

or related to the conduct, act or omission of Developer and/or its officers, directors, officials, 

employees, contractors and agents, related to (1) this Agreement, and/or (2) the Project.  The 

Developer shall directly pay all costs and expenses related to any expense or cost charged, or legal 

defense required by the City, using legal counsel reasonably acceptable to the City, pursuant to the 
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foregoing.  The City shall reasonably cooperate and collaborate (but not at any expense to the City) 

with the Developer in connection with any legal proceeding in which the Developer is defending 

the City. This Section shall survive termination or expiration of this Agreement.

39. No Conflict of Interest. Developer represents and warrants that no member, official 

or employee of the City has any direct or indirect financial interest in this Development Agreement 

nor has participated in any decision relating to this Development Agreement that is prohibited by 

law. Developer represents and warrants that no officer, agent, employee, or representative of the 

City has received any payment or other consideration for the making of this Agreement, directly 

or indirectly, from Developer.

40. Police Power.

(a) The parties hereto recognize and agree that certain provisions of this 

Agreement require the City and its boards, departments or agencies, acting in their 

governmental capacity, to consider governmental actions, as set forth in this 

Agreement. All such considerations and actions shall be undertaken in accordance 

with established requirements of state statutes and municipal ordinances, in the 

exercise of the City’s jurisdiction under the police power. Nothing contained in 

this Agreement shall entitle the Developer to compel the City to take any such 

actions, save and except the consents, if applicable, to the filing of such 

applications for Development Permits or Development Orders, as more fully set 

forth herein, and to timely process such applications.

(b) The parties further recognize and agree that these proceedings shall 

be conducted openly, fully, freely and fairly in full accordance with law and with 

both procedural and substantive due process to be accorded the applicant and any 
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member of the public. Nothing in this Agreement shall be construed to prohibit 

the City from duly acting under its police power to approve, approve with 

conditions, or reject any public hearing application dealing with the Property.

41. Timing. Notwithstanding anything to the contrary herein, to the extent that any 

legal, or quasi-legal, action and/or proceeding (each an “Action”) is necessary to effectuate the 

obligations, covenants and/or objectives set forth in this Agreement, so long as the Developer is 

utilizing good-faith efforts to address such Action(s) in a timely manner, all time periods 

contemplated hereunder shall be tolled accordingly until such Action(s) has reached a final, non-

appealable, conclusion. Furthermore, to the extent that the City’s cooperation is necessary to 

effectuate the preceding, the City hereby agrees to shall utilize reasonable efforts to assist the 

Developer in resolving any such Action(s). 

[EXECUTION PAGES FOLLOW]
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EXECUTED as of the date first above written in several counterparts, each of which shall 

be deemed an original, but all constituting only one agreement.

Signed, sealed and delivered
in the presence of:

Print Name:

Print Name:

CITY OF NORTH MIAMI BEACH,
a Florida municipal corporation

By:

Name: 

Attest:
City Clerk

STATE OF FLORIDA )
)SS

COUNTY OF MIAMI-DADE )

The foregoing instrument was acknowledged before me this ___ day of _______________, 
2017, by George Vallejo, as Mayor of the City of North Miami Beach, a municipal corporation, 
on behalf of the Corporation. He is personally known to me or has produced 
____________________________ as identification and who did (did  not) take- an oath.

NOTARY PUBLIC

Typed or Printed Name of Notary 
My Commission expires:
Serial No., if any: 
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Signed, sealed and delivered
in the presence of:

Print Name:

Print Name:

[_____________], 
a [_____________]

By:
        Alan S. Macken, Managing Member

STATE OF FLORIDA )
) SS:

COUNTY OF MIAMI-DADE )

The foregoing instrument was acknowledged before me this ____ day of 
__________________, 2017 by Alan S. Macken, as managing member of [_____________],  a 
[_____________], on behalf of the company. He is personally known to me or has produced 
__________________ as identification and who did/did not take an oath.

NOTARY PUBLIC

Typed or Printed Name of Notary 
My Commission expires:
Serial No., if any: 
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EXHIBIT A

LEGAL DESCRIPTIONS
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EXHIBIT A-1

LEGAL DESCRIPTION OF THE DEVELOPER PROPERTY

All of “A SUBDIVISION OF A PORTION OF TRACT “A” GREYNOLDS PARK GARDENS”, 
according to the Plat thereof, as recorded in Plat Book 55, at Page 57, of the Public Records of 
Miami-Dade County, Florida.
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EXHIBIT A-2 

LEGAL DESCRIPTION OF THE ALLEY
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EXHIBIT A-3

LEGAL DESCRIPTION OF THE PARKING AREA

Tract “B” of “A SUBDIVISION OF A PORTION OF TRACT “A” GREYNOLDS PARK 
GARDENS”, according to the Plat thereof, as recorded in Plat Book 55, at Page 57, of the Public 
Records of Miami-Dade County, Florida.
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EXHIBIT A-4

LEGAL DESCRIPTION OF THE PROPERTY

ALL OF "A SUBDIVISION OF A PORTION OF TRACT "A" GREYNOLDS PARK 
GARDENS", ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 55, 
PAGE 57 OF THE PUBLIC RECORDS OF MIAMI/DADE COUNTY, FLORIDA.

TOGETHER WITH:

TRACT “B”, “OFF STREET PARKING AREA”, AS RECORDED ON OFFICIAL RECORDS 
BOOK 4145, PAGE 386 OF THE PUBLIC RECORDS OF MIAMI/DADE COUNTY, 
FLORIDA.

TOGETHER WITH:

A 20 FOOT ALLEY LYING EAST OF AND ADJACENT TO BLOCK 5 OF "A SUBDIVISION 
OF A PORTION OF TRACT "A" GREYNOLDS PARK GARDENS", ACCORDING TO THE 
PLAT THEREOF, AS RECORDED IN PLAT BOOK 55, PAGE 57 OF THE PUBLIC RECORDS 
OF MIAMI/DADE COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS 
FOLLOWS:

BEGIN AT THE SOUTHEAST CORNER OF SAID BLOCK 5;

THENCE NORTH 00°00'00" EAST ALONG THE EAST LINE OF SAID BLOCK 5, A 
DISTANCE OF 620.24 FEET;

THENCE NORTH 17°31'43" WEST ALONG THE EAST LINE OF SAID BLOCK 5, A 
DISTANCE OF 41.70 FEET;

THENCE NORTH 25°42'39" EAST ALONG THE EASTERLY RIGHT-OF-WAY LINE OF 
WEST DIXIE HIGHWAY, A DISTANCE OF 29.20 FEET;

THENCE SOUTH 17°31'43" EAST, A DISTANCE OF 66.04 FEET;

THENCE SOUTH 00°00'00" WEST ALONG THE WEST RIGHT OF WAY LINE OF THE 
FLORIDA EAST COAST RAILWAY, A DISTANCE OF 623.32 FEET;

THENCE SOUTH 90°00'00" WEST, A DISTANCE OF 20.00 FEET TO THE POINT OF 
BEGINNING.

SAID LANDS SITUATE, LYING AND BEING IN MIAMI-DADE COUNTY, FLORIDA.
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EXHIBIT B
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EXHIBIT C

WARRANTY DEED

This Instrument Was Prepared By,  
and Return to After Recording:

Tracy R. Slavens, Esq.
Holland & Knight LLP
701 Brickell Avenue, Suite 3300
Miami, Florida 33131

Property Appraiser
Identification No.: _________________

(RESERVED)

WARRANTY  DEED

THIS WARRANTY DEED is made as of ___________ ___, 20__, by THE CITY OF 
NORTH MIAMI BEACH, a Florida municipal corporation, whose address is _____________ (the 
"Grantor"), to _______________, a _____________, whose address is: _________________ (the 
"Grantee").

IN CONSIDERATION of Ten and No/100 Dollars ($10.00) and other good and valuable 
consideration paid by Grantee, the receipt and sufficiency of which are hereby acknowledged, 
Grantor does hereby grant, bargain, sell and convey to Grantee and Grantee's successors and 
assigns forever all of the real property located in the County of Miami-Dade, State of Florida, and 
more particularly described as follows (the “Property”):

SEE EXHIBIT “A” ATTACHED HERETO AND MADE A 
PART HEREOF.

TOGETHER WITH all easements, tenements, hereditaments and appurtenances 
belonging to the Property.

SUBJECT TO: (a) comprehensive land use plans, zoning, and other land use restrictions, 
prohibitions and requirements imposed by governmental authority; (b) easements, restrictions and 
reservations of record, none of which are intended to be reimposed by this conveyance; and (c) 
taxes for the year 20__, and thereafter.

TO HAVE AND TO HOLD, the same in fee simple forever.
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AND Grantor hereby fully warrants the title to the Property and will defend the same 
against the lawful claims (excluding those arising out of the encumbrances described above) of all 
persons whomsoever.

IN WITNESS WHEREOF, Grantor has caused this instrument to be duly executed on 
the day and year first above written.

Signed, sealed and delivered
in the presence of:

Print Name:

Print Name:

CITY OF NORTH MIAMI BEACH,
a Florida municipal corporation

By:

Name: 

Attest:
City Clerk

STATE OF FLORIDA )
)SS

COUNTY OF MIAMI-DADE )

The foregoing instrument was acknowledged before me this ___ day of _______________, 
20__, by ________________, as Mayor of the City of North Miami Beach, a municipal 
corporation, on behalf of the Corporation. He is personally known to me or has produced 
____________________________ as identification and who did (did  not) take- an oath.

NOTARY PUBLIC

Typed or Printed Name of Notary 
My Commission expires:
Serial No., if any: 
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EXHIBIT “A”

(Legal Description of the Property)

The land referred to herein below is situated in the County of Miami-Dade, State of Florida, and 
is described as follows:
 

Tract “B” of “A SUBDIVISION OF A PORTION OF TRACT “A” GREYNOLDS PARK 
GARDENS”, according to the Plat thereof, as recorded in Plat Book 55, at Page 57, of the Public 
Records of Miami-Dade County, Florida.
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EXHIBIT D

TERMINATION OF DEED RESTRICTION

This Instrument Was Prepared By,  
and Return to After Recording:

Tracy R. Slavens, Esq.
Holland & Knight LLP
701 Brickell Avenue, Suite 3300
Miami, Florida 33131

(RESERVED)

RELEASE AND TERMINATION OF RESTRICTIONS

THIS RELEASE  AND TERMINATION  OF RESTRICTIONS  (this "Termination")  
is made this ____ day of _________, 20__, by THE CITY OF NORTH MIAMI BEACH, a Florida 
municipal corporation, whose address is _____________ (the "City") and ______________, a 
_____________, whose address is: _________________ (“______" and together with City, the 
“Parties”).

RECITALS

A. On or about June 10, 1955, Sun Isle Land Co., Inc. (“Sun Isle”), executed and 
delivered a Special Warranty Deed, dated as of June 10, 1955, from Sun Isle to City and recorded 
in Official Records Book 4145, Page 387, of the Public Records of Miami-Dade County, Florida 
(the “Sun Isle Deed”) conveying to City the real property located at _____________ as more 
particularly described on Exhibit “A” attached hereto (the “Parking Lot Property”).

B. The Sun Isle Deed contains a restriction that the Parking Lot Property be used only 
“as an off-street parking area (and for no other purpose) as provided by said Plat recorded in Plat 
Book 55, at Page 57, of the Public Records of Dade County, Florida” (the "Restriction"). 

C. Sun Isle dissolved on or about 1963 and ceased to exist.

D. The Parties, as the owners of the entirety of the real property subject to the 
Restriction, have the power to, and desire to, terminate, discharge, cancel, release and extinguish 
the Restriction contained in the Sun Isle Deed.
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NOW THEREFORE, for the sum of Ten and 00/100 Dollars ($10.00) and other good and 
valuable consideration, the receipt and sufficiency of which are hereby  acknowledged,  the Parties 
state as follows:

1. Recitals. The above recitals are true and correct and are expressly incorporated into 
and form a part of this Termination.

2. Release   and  Termination   of  Restrictions.   The Parties hereby  terminate,  
discharge, cancel, release and extinguish the Restriction in the Deed and release the Property in 
total from the operation and effect of the Restriction.

3. Recordation.  _____________ may record this Termination in the Public Records 
of Miami-Dade County, Florida at its sole cost and expense.

4. Governing Law.  This Termination shall be governed by the law of the State of 
Florida.

[REMAINDER OF PAGE LEFT INTENTIONALLY BLANK]
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IN WITNESS WHEREOF, the Parties have executed this Termination as of the day and 
year first written above.

Signed, sealed and delivered
in the presence of:

Print Name:

Print Name:

CITY OF NORTH MIAMI BEACH,
a Florida municipal corporation

By:

Name: 

Attest:
City Clerk

STATE OF FLORIDA )
)SS

COUNTY OF MIAMI-DADE )

The foregoing instrument was acknowledged before me this ___ day of _______________, 
20__, by ________________, as Mayor of the City of North Miami Beach, a municipal 
corporation, on behalf of the Corporation. He is personally known to me or has produced 
____________________________ as identification and who did (did  not) take- an oath.

NOTARY PUBLIC

Typed or Printed Name of Notary 
My Commission expires:
Serial No., if any: 

[REMAINDER OF PAGE LEFT INTENTIONALLY BLANK]
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______________:

Witnesses: ______________________________
______________________________ 

______________________________
Print Name:____________________ By:

Name:
______________________________ Title:
Print Name: ____________________

STATE OF FLORIDA )
) SS:

COUNTY OF MIAMI-DADE )

The foregoing instrument was acknowledged before me this _____ day of ____________, 
20__ by ________________ as _________________ of ________________, ______, a 
________________.

He or she is personally known to me or has produced _________________ as identification.

Print or Stamp Name: ________________________
Notary Public, State of Florida at Large
Commission No.:
My Commission Expires:
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EXHIBIT A

PROPERTY - LEGAL DESCRIPTION

Tract “B” of “A SUBDIVISION OF A PORTION OF TRACT “A” GREYNOLDS PARK 
GARDENS”, according to the Plat thereof, as recorded in Plat Book 55, at Page 57, of the Public 
Records of Miami-Dade County, Florida.
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EXHIBIT E

FORM OF PARKING AREA EASEMENT

This Instrument Was Prepared By
and Record and Return to:

Tracy Slavens, Esq.
Holland & Knight LLP
701 Brickell Avenue, Suite 3300
Miami, Florida 33131

PARKING EASEMENT AGREEMENT

This Parking Easement Agreement (the “Agreement”) is made and entered into as of the 
____ day of __________, 20__ by _____________________, a _________________ (the 
“Grantor”) having an address at _________________________________________, and THE 
CITY OF NORTH MIAMI BEACH, a Florida municipal corporation (the “Grantee”) having an 
address at _____________________

RECITALS

A. Grantor is the owner of the property legally described on Exhibit “A” attached 
hereto and made a part hereof (the “Property”).

B. Grantor and Grantee entered into that certain Development Agreement, dated as of 
______, 2017, and recorded in Official Records Book ____, at Page ___, of the Public Records of 
Miami-Dade County, Florida (as amended from time to time, the “Development Agreement”) 
whereby, among other things, Grantee approved the development on the Property of up to (i) multi-
family residential dwelling units, including condominiums and apartments, and associated 
amenities; (ii) square feet of gross leasable area of general business, retail, and service uses; (iii) 
72,000 square feet of gross leasable area of office use; and (iv) parking facilities (the “Project”).  

C. The Development Agreement requires Grantor to grant to Grantee a non-exclusive 
Parking Easements (as defined herein) to utilize twenty-six (26) parking spaces (the “Public 
Parking Spaces”) to be assigned by Grantor on a unreserved basis within the parking facility 
constructed on the Property (the “Parking Facilities”) together with a non-exclusive access 
easement over the Access Easement Area (as defined herein), as more particularly set forth herein.

AGREEMENT

NOW, THEREFORE, in consideration of the sum of Ten Dollars ($10.00) and other good 
and valuable consideration, the receipt and sufficiency of which are hereby acknowledged, the 
parties hereto agree as follows:
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1. Recitals.  The above recitals are true and correct and by this reference are 
incorporated as if fully set forth herein.

2. Parking Easements.  

(a) Temporary Parking Easement.  Grantor hereby grants to Grantee for its use 
and benefit a non-exclusive temporary easement (the “Temporary Parking Easement”) for the 
lawful use of the property located at _______________, as more particularly described on Exhibit 
“B” attached hereto (the “Parking Lot”).  The term of the Temporary Parking Easement shall 
commence upon the date hereof and shall automatically terminate no earlier than twenty (20) days 
after the Grantee has received written notice from Grantor that Grantor is electing, in its sole 
discretion, to terminate the Temporary Parking Easement (the “Easement Termination Notice”).  
Grantor may only provide the Easement Termination Notice if Grantor reasonably believes it will 
commence construction of the Project within sixty (60) days of the date of delivery of the Easement 
Termination Notice.

(b) Perpetual Parking Easement.  Upon the later to occur of (i) the issuance of 
a final certificate of occupancy for the Project or (ii) the date the Parking Facilities open to the 
residents of the Project, Grantor shall be deemed to have granted to Grantee an easement to utilize 
the Parking Facilities for the sole purpose of parking non-commercial vehicles in the Public 
Parking Spaces.  The Public Parking Spaces shall be on the ____ floor of the Project and shall be 
clearly and conspicuously designated as Public Parking Spaces.  The foregoing shall also include 
an ingress/egress easement over and across the Property, utilizing the roads, driveways or other 
vehicular areas constructed for ingress and egress over and across the Property (the “Perpetual 
Easement”, and together with the Temporary Parking Easement, the “Parking Easements”).  The 
term of the Perpetual Easement shall be perpetual in nature.

3. Parking Lot Maintenance Covenants.  During the Term of this Agreement, Grantor 
agrees to maintain the Parking Facilities, at its sole cost and expense, in good and serviceable 
condition for its use thereof and in compliance with all federal, state, and local laws.

4. Conversion to Condominium.  Nothing set forth in this Agreement shall prohibit 
the Grantor to converting all or part of the Property to one or more declarations of condominiums 
so long as the creation of, or conveyance to, any condominium association does not result in a 
materially adverse reduction of any of Grantee’s rights hereunder.

5. Alterations to the Parking Facilities; Use by Grantor.    During the term of this 
Agreement Grantor may make such alterations to the Parking Facilities or all or any part of the 
Project which (a) may be required by any applicable governmental authority, and/or (b) Grantor 
may deem necessary as part of Grantor’s development of the Property, in each case.  Grantor shall 
be permitted to use the Parking Facilities during the term of this Agreement.  Grantor may relocate 
the Parking Easements without prior written consent of Grantee so long as such relocation does 
not does not result in a materially adverse reduction of any of Grantee’s rights hereunder.  Grantor 
reserves the right to use the Property in any manner and for any purpose that does not materially 
and unreasonably interfere with Grantee's Parking Easements set forth in this Agreement.
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6. Insurance.    During the term of this Easement, Grantee shall maintain commercial 
general liability insurance in an aggregate sum of not less than One Million and 00/100 Dollars 
($1,000,000.00) each occurrence and Two Million and 00/100 Dollars ($2,000,000.00) aggregate 
limit insuring against bodily injury or property damage occurring on or arising from the use by 
Grantee of the Property.  Grantee shall provide Grantor with an ACORD certificate evidencing the 
insurance policy providing the coverage required hereunder prior to Grantee's entry unto the 
Property, and Grantee shall provide renewal ACORD certificates to Grantor at least thirty (30) 
days prior to the expiration of such policy.  The insurance required hereunder shall be provided by 
responsible insurers licensed in the State of Florida, and shall have a general policy holder's rating 
of at least "A" and a financial rating of at least "X" in the then current edition of Best's Insurance 
Reports.
         

7. Indemnity. Each of the parties hereto agrees to indemnify the other and hold each 
of the other parties and their respective officers, directors, agents, employees, successors, and 
assigns (the "Indemnitees") from and against any and all claims, losses, damages, lawsuits, causes 
of action, proceedings, settlements, or judgments (including reasonable attorney's fees and court 
costs) arising against or incurred by the Indemnitees and resulting from either the breach of the 
indemnifying party's obligations under this Agreement or the negligent or intentional action or 
omission of the indemnifying party, or its tenants, agents, employees, or contractors.  Nothing 
herein shall obligate a party to indemnify the Indemnitees, however, for matters resulting from the 
negligent or intentional actions of the Indemnitees.

8. Reservation of Rights. All right, title and interest in and to the Parking Easements 
under this Agreement, which may be used and enjoyed without interfering with the rights conveyed 
by this Agreement are reserved to Grantor. Grantor shall have the right to grant additional easement 
rights in the Parking Easements.

        
9. Representations and Warranties.  Each party represents and warrants to the other 

(a) that the execution and delivery of this Agreement has been fully authorized by all necessary 
corporate or limited liability company action, as applicable, (b) that the persons signing this 
Agreement have the requisite authority to do so and the authority and power to bind the entity on 
whose behalf they have signed, and (c) this Agreement is valid, binding and legally enforceable in 
accordance with its terms.

10. Grantor Not Liable.  In no event shall Grantor be liable for any damage to, or loss 
of personal property or equipment sustained by Grantee within the Parking Easements, whether or 
not it is insured, even if such loss is caused by the negligence of Grantor.

11. Limitation of Damages. NOTWITHSTANDING ANYTHING TO THE 
CONTRARY CONTAINED IN THIS AGREEMENT, IN THE EVENT OF A DEFAULT BY 
GRANTOR HEREUNDER, OR FOR ANY OTHER REASON, GRANTOR SHALL NOT BE 
LIABLE TO GRANTEE FOR ANY INDIRECT, PUNITIVE, SPECIAL, CONSEQUENTIAL 
OR INCIDENTAL DAMAGES WHATSOEVER, INCLUDING LOSS OF GOODWILL OR 
LOSS OF PROFITS. 
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12. Waiver; Subsequent Modification.  Except as expressly provided herein, no waiver 
by any party or any failure or refusal of the other party to comply with its obligations under this 
Agreement shall be deemed a waiver of any other or subsequent failure or refusal to so comply by 
such other party.  No waiver or modification of the terms hereof shall be valid unless in writing 
and signed by the party to be charged, and then only to the extent therein set forth.

13. Recording.  An original of this Agreement, and all subsequent modifications or 
amendments hereto, shall be recorded in the Public Records of Miami-Dade County, Florida.

14.       Successors and Assigns.  This Agreement shall bind, and the benefit thereof shall 
inure to, the respective successors and assigns of the parties hereto.

15. No Public Dedication.  Nothing contained in this Agreement shall, in any way, be 
deemed or constituted a gift of or dedication of any portion of any lands described herein to the 
general public or for the benefit of the general public whatsoever, it being the intention of the 
parties hereto that this Agreement shall be limited to and utilized for the purposes expressed herein 
and only for the benefit of the parties herein named. 

16.       Remedies.  Upon a default by any party hereto the non-defaulting party shall have 
any and all remedies available at law or in equity.

17. Enforcement.  In the event it becomes necessary for any party to defend or institute 
legal proceedings as a result of the failure of either party to comply with the terms, covenants and 
conditions of this Agreement, the prevailing party in such litigation shall recover from the other 
party all costs and expenses incurred or expended in connection therewith, including, without 
limitation, reasonable attorneys' fees and costs, at all levels.

18. Amendment.  The parties hereto agree that this Agreement may not be amended, 
released or terminated without the prior written consent of the holder of any mortgage 
encumbering the property to be affected by such amendment.

19.  No Partnership.  None of the terms or provisions of this Agreement shall be deemed 
to create a partnership between or among the parties in their respective businesses or otherwise, 
nor shall it cause them to be considered joint venturers or members of any joint enterprise.  Each 
party shall be considered a separate owner, and no party shall have the right to act as an agent for 
another party, unless expressly authorized to do so in this Agreement.

20. Interpretation.  No provision of this Agreement will be interpreted in favor of, or 
against, any of the parties hereto by reason of the extent to which any such party or its counsel 
participated in the drafting thereof or by reason of the extent to which any such provision is 
inconsistent with any prior draft hereof or thereof.

21. Counterparts.  This Agreement may be executed in any number of counterparts, 
each of which shall be deemed an original and all of which, taken together, shall constitute a single 
document.
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22. Notices.  All notices, demands or other communications given hereunder shall be 
in writing and shall be deemed to have been duly delivered (i) upon the delivery (or refusal to 
accept delivery) by messenger or overnight express delivery service (or, if such date is not on a 
business day, on the business day next following such date), or (ii) on the third (3rd) business day 
next following the date of its mailing by certified mail, postage prepaid, at a post office maintained 
by the United States Postal Service, or (iii) immediately when sent via electronic mail 
transmission, provided that on the same day such electronic mail transmission is sent, notice is 
also sent via one of the methods set forth in either subsection (i) or (ii), addressed as follows:

If to Grantor, to: ________________________
________________________
________________________
________________________
Attention:  ________________________
Email:  ________________________

with a copy to: Holland & Knight LLP
701 Brickell Avenue, Suite 3300
Miami, Florida 33131
Attention:  Tracy Slavens, Esq.
Email:  tracy.slavens@hklaw.com

If to Grantee, to: ________________________

with a copy to: ________________________
________________________
________________________
________________________
Attention:  ________________________
Email:  ________________________

23. Entire Agreement.  This Agreement constitutes the entire agreement between the 
parties hereto relating in any manner to the subject matter of this Agreement.  No prior agreement 
or understanding pertaining to same shall be valid or of any force or effect, and the covenants and 
agreements herein contained cannot be altered, changed or supplemented except in writing and 
signed by the parties hereto.

24. Severability.  If any clause or provision of this Agreement is deemed illegal, invalid 
or unenforceable under present or future laws effective during the term hereof, then the validity of 
the remainder of this Agreement shall not be affected thereby and shall be legal, valid and 
enforceable.

25. Venue; Jurisdiction.  This Agreement shall be governed and construed in all 
respects in accordance with the laws of the State of Florida, without regard to its conflicts of laws 
provisions.  Further, all parties hereto agree to avail themselves of and submit to the personal 
jurisdiction of the Courts of the State of Florida in Miami-Dade County.
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26. Covenant to Run with the Land; Binding Effect.  It is the express intention of 
Grantor and Grantee that this Agreement and the Easements be a covenant to run with the land, 
encumbering each of the properties and it shall bind and inure to the benefit of Grantor and 
Grantee, their respective successors, assigns, and/or grantees as their interests may appear, 
perpetually, unless terminated pursuant to Section 3 of this Agreement.  Any transfer of fee simple 
title to any part of the Property or any portion thereof shall be subject to and at all times bound by 
the terms, conditions and covenants of this Agreement.

SIGNATURES APPEAR ON FOLLOWING PAGES
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IN WITNESS WHEREOF, the parties hereto have duly executed this Agreement as of the 
date and year first set forth above.

GRANTOR:

Witnesses: _________________________________________, 
a ________________________________________ 

______________________________
Print Name:____________________ By:

Name:
______________________________ Title:
Print Name: ____________________

STATE OF FLORIDA )
) SS:

COUNTY OF MIAMI-DADE )

The foregoing instrument was acknowledged before me this _____ day of ____________, 
20__ by ________________ as _________________ of ________________________, a 
_________________________.

He or she is personally known to me or has produced _________________ as identification.

Print or Stamp Name: ________________________
Notary Public, State of Florida at Large
Commission No.:
My Commission Expires:
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GRANTEE:

Signed, sealed and delivered
in the presence of:

Print Name:

Print Name:

CITY OF NORTH MIAMI BEACH,
a Florida municipal corporation

By:

Name: 

Attest:
City Clerk

STATE OF FLORIDA )
)SS

COUNTY OF MIAMI-DADE )

The foregoing instrument was acknowledged before me this ___ day of _______________, 
20__, by ________________, as Mayor of the City of North Miami Beach, a municipal 
corporation, on behalf of the Corporation. He is personally known to me or has produced 
____________________________ as identification and who did (did  not) take- an oath.

NOTARY PUBLIC

Typed or Printed Name of Notary 
My Commission expires:
Serial No., if any: 
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EXHIBIT A

PROPERTY - LEGAL DESCRIPTION
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EXHIBIT “B”

PARKING LOT - LEGAL DESCRIPTION
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EXHIBIT F

PRESENTLY PERMITTED DEVELOPMENT

(a) Permitted Development and Uses. The Property, including the Parking Area, is 

designated as MU/NC Mixed-Use Neighborhood Center on the Comprehensive Plan Future Land 

Use Map and as MU/NC Mixed-Use Neighborhood Center District on the City Zoning Map, high 

density and intensity according to the City’s adopted Comprehensive Plan. The MU/NC zoning 

district permits multi-family residential units, townhomes; eating and drinking establishments; 

general business; office; retail; hotels; institutional uses; recreation and open spaces (private and 

public). The Property may be used for the purposes permitted and regulated in these land use 

designations and zoning districts, as further limited by the by the City’s Land Development 

Regulations and Comprehensive Plan.

(b) Density, Building Heights, Setbacks and Intensities. The maximum density, 

heights, setbacks and intensities for any development on the Property shall be regulated by the 

City’s Land Development Regulations, Comprehensive Plan and any applicable Federal, State or 

County laws and regulations. The contemplated maximum residential density of 500 multi-family 

residential dwelling units, height of 19 stories and intensity of 104,000 square feet of non-

residential use is consistent with the MU/NC Mixed-Use Neighborhood Center land use category 

designation. 

THIS EXHIBIT DESCRIBES THE PRESENTLY PERMITTED DEVELOPMENT FOR 
PURPOSES OF THE ACT ONLY. THE PROJECT SHALL CONFORM TO THE 

DESCRIPTION PROVIDED IN SECTION 3.11 OF THIS AGREEMENT.
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EXHIBIT G

PUBLIC FACILITIES

The proposed development will be serviced by those roadway transportation facilities 

currently in existence as provided by state, county, and local roadways.  The proposed 

development will also be serviced by public transportation facilities currently in existence, as 

provided by Miami-Dade County, the City of North Miami Beach, and such other governmental 

entities as may presently operate public transportation services within the City of North Miami 

Beach. Sanitary sewer, solid waste, drainage, and potable water services for the proposed 

development shall be those services currently in existence and owned or operated by Miami-Dade 

County, the Miami-Dade County Water and Sewer Department, and the City of North Miami 

Beach. The proposed development shall be serviced by those existing educational facilities owned 

or operated by the Miami-Dade Public Schools District. The proposed development shall be 

serviced by those existing parks and recreational facilities owned or operated by the United States 

Government within Miami- Dade County, by the State of Florida, by Miami-Dade County, and by 

the City of North Miami Beach. The proposed development shall be serviced by those existing 

health systems and facilities operated by the United States Government within Miami-Dade 

County, by the State of Florida, by Miami-Dade County, and by the City of North Miami Beach.

The proposed development will also be serviced by any and all public facilities, as such 

are defined in Section 163.3221(12) of the Act, that are described in the Comprehensive Plan, 

specifically including but not limited to those facilities described in the Infrastructure Element and 

the Capital Improvements Element therein, a copy of which is available for public inspection in 

the offices of the City Clerk of the City of North Miami Beach.
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EXHIBIT H

REQUIRED DEVELOPMENT PERMITS AND VARIANCES

The following constitutes a generalized list of local permits anticipated as necessary to be 
approved by the terms of this Agreement:

1. Design Review Board, Planning and Zoning Board, and City Commission 
approvals, pursuant to Chapter [24] of the City of North Miami Beach Code.

2. Utility Permits

3. Demolition Permits

4. Building Permits

5. Street vacations and related permits

6. Environmental Permits

7. Variances, pursuant to Chapter 118 of the City of North Miami Beach Code

8. Hazardous Materials Removal Permit, if removal of hazardous materials is found 
necessary.

9. Coastal Construction Control Line Permit

10. Public Works Permit, Paving and Drainage

11. Public Works Permit, Water and Sewer

12. Certificates of Use and/or Occupancy

13. All other local governmental approvals as may be applicable to the subject Property 
from time to time pursuant to the terms of this Development Agreement.

#48726500_v15































 

City of North Miami Beach, Florida   

Community Development Department Public Hearing Application   

17050 NE 19th Ave.       North Miami Beach, FL  33162         Tel: 305. 948.2966        nmbcomdev@citynmb.com         
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General information     

  
Property/project name: ________________________________________________  Submittal date____________, 20__ 
 
Street address(es) of the property:___ _________________________________________________________________ 
 
 

Proposed use: _____________________________________________________________________________________ 

Applicant(s)/agent(s): _______________________________________________________________________________ 
 

Application request     

The undersigned Applicant(s)/Agent(s)/Property Owner(s) request City of North Miami Beach consideration and review of 
the following application(s).  Please check all that apply.             
                                                                                                                                                                                               

Abandonment and Vacations 

Annexation 

Comprehensive Plan Map Amendment - Small Scale   

Comprehensive Plan Map Amendment - Large Scale   

Comprehensive Plan Text Amendment   

Conditional Use    

Conditional Use – Special Limited 

Development Agreement   

Development of Regional Impact  

Development of Regional Impact - Notice of Proposed Change  

Planned Unit Development  

Plat/Replat 

Site Plan   

Variance 

Zoning Code Map Amendment 

Zoning Code Text Amendment 

Other: _____________________________ 

 

Project information     

 
Street address(es) of the property:___ _________________________________________________________________ 
 

Legal description:  Lot(s)_____________________________________________________________________________ 
 

Block(s)_____________________________________Section (s)_____________________________________________   

Property folio numbers (list all numbers) _______________________________________________________________ 
 
________________________________________________________________________________________________                        

5 Park January 18

17071, 17017, 17035, 17005 West Dixie Highway, North Miami Beach, FL 33160

Mixed Use Development

LAAAJ, LLC

See attached project information page. 
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City of North Miami Beach, Florida   

Community Development Department Public Hearing Application   

17050 NE 19th Ave.       North Miami Beach, FL  33162         Tel: 305. 948.2966        nmbcomdev@citynmb.com         
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Property owner name(s): ____________________________________________________________________________ 
 

Property owner(s) mailing address(es):__________________________________________________________________ 
 

Telephone: Business ________________________________ Fax _________________________________________ 
 

  Other __________________________________ Email ____________________@__________________ 
 
 
Applicant(s)/agent(s): _______________________________________________________________________________ 
 

Applicant(s)/agent(s) mailing address:__________________________________________________________________ 
 

Telephone: Business  _________________________________ Fax _______________________________________ 
 

  Other ____________________________________ Email____________________@________________ 
 

Proposed site data and land use(s) information     

Please complete and/or respond to all requested information.  If “Not Applicable,” please note NA.  
 
Current Comprehensive Plan Land Use designation(s):_ ____________________________________________________ 
 

Current Zoning District designation(s):__________________________________________________________________ 
 

Proposed Comprehensive Plan Land Use designation(s) (if applicable): _______________________________________ 
 

Proposed Zoning District designations(s) (if applicable): ____________________________________________________ 
 
 

Supporting information      

A Preapplication Conference is required with the Community Development Staff in advance of application submittal to determine 
the information necessary to be filed with the application(s). Staff will advise and check the required items at the Preapplication 
Conference. If necessary, attach additional sheets to application.  Staff reserves the right to request additional information as 
necessary throughout the entire City review process. 
 

Aerial. 

Affidavit providing for property owner’s authorization to process application. 

Annexation supporting materials. 

Application fees. 

Application representation and contact information. 

Appraisal. 

Architectural/building elevations (color). 

Architectural/building elevations architectural elements (color). 

Building floor plans and roof plan. 

Comprehensive Plan analysis. 

Comprehensive Plan text amendment justification. 

MIXED USE NEIGHBORHOOD CENTER

MU/NC

MIXED USE NEIGHBORHOOD CENTER

MU/NC

See attached project information page. 

See attached project information page. 
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Community Development Department Public Hearing Application   
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Concurrency review application.  

Department of Transportation Driveway Connection Permit 

Drainage Plan. 

Elevations. 

Encroachments plan. 

Environmental assessment. 

Exterior architectural materials board. 

Landscape plan. 

Land use map (subject property outlined). 

Lighting plan. 

Liquor survey (for only review of location of lounge, bar, or package liquor store). 

 Lobbyist form (City form). 

Massing model and/or 3D computer model. 

Ordinances, resolutions, covenants, development agreements, etc. previously granted for the property. 

Parking study. 

Photographs (color) of property, adjacent uses and/or streetscape. 

Plat. 

Property owners list, including a typewritten list and 2 sets of self-adhesive labels of all properties within 500 feet. 

Property survey and legal description. 

Public Realm Improvements Plan for mixed use projects. 

Public school preliminary concurrency analysis (residential land use/zoning applications only). 

Sign master plan (colored). 

Site plan and supporting information. 

Statement of use and/or cover letter. 

Streetscape master plan. 

Text amendment justification. 

Traffic accumulation assessment. 

Traffic impact statement. 

Traffic impact study. 

Traffic stacking analysis. 

Utilities consent. 

Utilities location plan. 

Vegetation survey. 

Warranty Deed. 

Zoning Code text amendment justification. 

Zoning Map (with subject property outlined) 

Other:______________________________________________________________________________ 
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City of North Miami Beach, Florida   

Community Development Department Public Hearing Application   
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Application submittal requirements – Number of copies 

 
1. Table of Contents.  Please provide a Table of Contents identifying all documents provided on all paper and electronic 

copies.  Please clearly indicate date on all pages of plans and drawings.   
2. Hard copies.   

a. Fifteen (15) paper copies (11 inch by 17 inch format with binding) of this application and entire application shall 
be submitted including all the items identified in the Pre-application Conference.    

b. One (1) paper full-size (24 inch by 36 inch format, signed and sealed, stapled and folded) plans of all drawings, 
illustrations, etc.   

c. One (1) copy of exterior architectural materials board (if applicable). 
d. Fifteen (15) sets of the application. 
e. Fifteen (15) sets of the letter of intent for the project. 
f. Fifteen (15) sets of the most recent survey of the property.  

3. Digital media copies.  One (1) compact discs (CD ROMs) of the entire application including all items identified in the 
Pre-application Conference.  Each document shall be separated into separate PDF files (i.e., application; site plan, 
landscape plan; etc.).   Please include a “Table of Contents” identifying all PDF file name(s).  All discs shall be labeled 
with the applicant(s) name, project name and date of submittal.   
 

Applicant/agent/property owner affirmation and consent   

 
(I) (We) affirm and certify to all of the following: 
1. Submission of the following: 

a. Warranty deed/tax record as proof of ownership for all properties considered as a part of the application request; 
or 

b. Authorized as the applicant(s)/agent(s) identified herein to file this application and act on behalf of all current 
property owner(s) and modify any valid City of North Miami Beach entitlements in effect during the entire review 
process. 

2. This application, application supporting materials and all future supporting materials complies with all provisions and 
regulations of the Zoning Code, Comprehensive Land Use Plan and Code of Ordinances of the City of North Miami 
Beach unless identified and approved as a part of this application request and/or other previously approved 
applications.  

3. That all the answers to the questions in this application, and all data and other supplementary matter attached to and 
made a part of the application are honest and true to the best of my knowledge and belief.   

4. Understand this application must be complete and accurate before a hearing can be advertised.  In the event that I or 
anyone appearing on my behalf is found to have made a material misrepresentation, either oral or written, regarding 
this application (I)(We) understand that any City review shall be voidable at the option of the City of North Miami 
Beach.   

5. Understand the failure to provide the information necessary pursuant to the established time frames included but not 
limited to application submittal, submission of revised documents, etc. for review by City Staff and the designated 
reviewing entity may cause application to be deferred without further review until such time the requested 
information is submitted. 

6. Understand that the application, all attachments, correspondence and fees become a part of the official records of 
the City of North Miami Beach and are not returnable. 

7. Understand that under Florida Law, all the information submitted as part of the application are public records.  
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8. All representatives of the application have registered with and completed the required lobbyist forms from the City 
of North Miami Beach City Clerk’s Office. 

9. The application before the Board or City Council shall be represented by the legal owner, the prospective owner having 
a bona fide purchase contract or a duly qualified attorney retained by said owner or prospective owner. 

10. Additional costs in addition to the application fees may be assessed associated with the review of applications by the 
City.  These are costs that may be incurred by the applicant due to consultant fees paid by City to review the 
application.  The types of reviews that could be conducted may include but are not limited to the following: 
concurrency review; property appraisals; traffic impact analyses; vegetation/environmental assessments; 
archeological/historic assessments; market studies; engineering studies or reports; and legal fees.  Such fees will be 
assessed upon finalization of the City application review.   Understand that if payment is not received the prior to Final 
Pubic Hearing Review, the Application shall be postponed by the City until such time all fees are paid.  

 
(See next page(s) for signature information) 

(Please complete all below sections and indicate “Not Applicable (N/A)” as appropriate). 
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Property owner(s) signature(s): 
 
 

Property owner(s) print name: 

Property owner(s) signature(s): 
 
 

Property owner(s) print name: 

Property owner(s) signature(s): 
 
 

Property owner(s) print name: 

Address(es): 

 

Telephone: Fax: Email: 

NOTARIZATION 
STATE OF FLORIDA/COUNTY OF 
The foregoing instrument was acknowledged before me this ______ day of ____________ 20__ by 
____________________ 
(Signature of Notary Public - State of Florida) 
 
 
 
(Print, Type or Stamp Commissioned Name of Notary Public) 

Personally Known OR        Produced Identification; Type of Identification Produced __________________________ 

 

Contract Purchaser(s) Signature: 
 
 

Contract Purchaser(s) Print Name: 

Contract Purchaser(s) Signature: 
 
 

Contract Purchaser(s) Print Name: 

ALAN S. MACKEN

MTV 17017, LLC

17071 WEST DIXIE HIGHWAY, NORTH MIAMI BEACH, FL 33160

786-454-8273 305-370-3116 INFORMATION@MACKENCOMPANIES.COM
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Address(es): 

 

Telephone: Fax: Email: 

NOTARIZATION 
STATE OF FLORIDA/COUNTY OF 
The foregoing instrument was acknowledged before me this ______ day of ___________ 20__ by 
_____________________ 
(Signature of Notary Public - State of Florida) 
 
 
(Print, Type or Stamp Commissioned Name of Notary Public) 

Personally Known OR       Produced Identification; Type of Identification Produced ___________________________ 

Applicant(s)/Agent(s) Signature(s): 
 
 

Applicant(s)/Agent(s) Print Name: 

Address(es): 

 

Telephone: Fax: Email: 

NOTARIZATION 
STATE OF FLORIDA/COUNTY OF 
The foregoing instrument was acknowledged before me this ______ day of ____________ 20__ by 
____________________ 
(Signature of Notary Public - State of Florida) 
 
 
(Print, Type or Stamp Commissioned Name of Notary Public) 

Personally Known OR        Produced Identification; Type of Identification Produced __________________________ 

 

 

 

 
 

 

LAAAJ, LLC

ALAN S. MACKEN

17071 WEST DIXIE HIGHWAY, NORTH MIAMI BEACH, FL 33160

786-454-8273 INFORMATION@MACKENCOMPANIES.COM
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Developmental Review Process 

Public Hearing Process Guide 

 
Public Hearing Steps Deadline and Submittal Date 

Pre-application Conference Please call the department to schedule a Pre-application 
meeting. Tel: (305) 948-2966 

Submittal for TRAD Meeting  
 

Two weeks before the second Thursday of the month. 
Must include the following items:  

 Check made payable to the City of North Miami 
Beach for $500.00 (Basic Filing Fee) 

 One (1) large set of the site plan, signed and 
sealed  (24x36)  

 If project is located in the MU (Mixed Use) 
Districts, two (2) large copies are required. One 
large copy would be used for the TRAD Meeting 
and another set will be distributed to RMA 
Planning Consultants for further review. Site Plan 
Review fees by RMA Planning Consultants must 
be reimbursed.  

 Fifteen (15) sets of plans (11x17, three whole 
punch) 

 Fifteen (15)  sets of the letter of intent for the 
project  

 Fifteen (15) of the most recent survey of the 
property 

 Fifteen (15)  sets of the completed application 

 Two (2) CD-ROMs of all attached documents   

 All new development must have a pre-submittal 
meeting with Miami-Dade County’s Fire 
Department to review site plan. All comments 
must be submitted prior to TRAD Meeting.    

 A traffic study must be conducted by a licensed 
traffic engineer in order to supply the City’s 
Planning Consultants, Bell & David, with the 
concurrency report. Please keep in mind that all 
fees associated with the concurrency report must 
be reimbursed. 

TRAD Meeting Date Second Thursday of the month  

Continuing Application Meeting Meeting is required in order to verify that all comments 
and issues are addressed before continuing the Public 
Hearing process. Please call the department at (305) 948-
2966 so that you can schedule a meeting to review all re-
submittal work once such work has been completed. 
Please bring the following item: 
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 One (1) large set of the revised site plan, signed 
and sealed  (24x36)  

Re-submittal for P&Z Board  The following items must be re-submitted after 
corrections have been verified at the Continuing 
Application Meeting and a P&Z Board date has been 
assigned to the project:  

 Check made payable to the City of North Miami 
Beach for $500.00 (TRAD Review Fee)  

 Please keep in mind that any applicant that brings 
forward a project in the MU Districts will need to 
reimburse RMA Planning Consultants for review 
fee.  

 Fifteen (15)  sets of plans (11x17, three whole 
punch) 

 Three (3) sets of gummed mailing labels  

 Fifteen (15)   sets of the letter of intent for the 
project 

 Fifteen (15)  sets of the most recent survey of the 
property 

 Fifteen (15)   sets of the completed application 

 One (1) CD-ROM of all attached documents  
including revised site plans 

Scheduled Meeting to rehearse presentation  One week before P&Z Meeting (see below)  

P&Z Board Meeting Date Second Monday of the month  

Re-submittal for City Council  The following items must be re-submitted two weeks 
before City Council:  

 Check made payable to the City of North Miami 
Beach for $500.00 (Site Plan Review Fee)  

 Five (5) sets of plans (11x17, three whole punch) 

 Five (5) sets of the letter of intent for the project 

 Five (5) sets of the most recent survey of the 
property 

 Five (5) sets of the completed application  

 One (1) CD-ROM of all attached documents  
including revised site plans 

 Additionally, applicant must reimburse the City at 
this time for all incurred mailing and advertising 
cost including:  

 $3.00 per mailing label  

 Actual cost of sign post fabrication and 
installation plus $100.00  

 Actual cost of advertisement plus 
$200.00  

 Concurrency Review fee if applicable 
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Note: Please be advice that additional fees depend on the 
application request such as a variances, conditional, 
special use, etc. Please refer to the Land Development 
Fee Schedule and consult with Kimberly Marcellus for 
accurate amount.  

City Council Meeting First or third week of Tuesday of the month 

After City Council  All applicant must reimburse the City at this time for all 
incurred mailing and advertising cost including:  

 $3.00 per mailing label 

  Actual cost of sign post fabrication and 
installation plus $100.00  

 Actual cost of advertisement plus $200.00.  

 Concurrency Review fee if applicable 
Note: Please be advice that additional fees depend on the 
application request such as a variances, conditional, 
special use, etc. Please refer to the Land Development 
Fee Schedule and consult with Kimberly Marcellus for 
accurate amount. Also, please be aware that all fees must 
be paid before the permitting process.  
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Minimum Site Plan Requirements Checklist  
 

SURVEY 
 1. Signed, sealed and dated within the last year.   

 2. Abstracted for right of way and easements. 

 3. Full Legal Description 

  

 SITE PLAN  
 1. Title Block including project name and design 

professional's address and phone number  

 2. Scale (must be engineer’s scale)  

 3. North indicator  

 4. Location map showing relationship to major arterials  

 5. Drawing and revision dates, as applicable  

 6. Full legal description  

 7. Site Plan Data Table  

 � Current use of property and intensity  

 � Land Use designation  

 � Zoning designation  

 � Water/wastewater service provider  

 � Site area (sq. ft., net and gross acres)  

 � Building footprint coverage  

 � Residential development: number of dwelling units, 
type, floor area(s), bedroom mix, site density (gross 
and net)  

 � Non-residential development: uses, gross floor area  

 � Parking data: parking required (#), parking provided 
(#), loading zones, ADA spaces  

 � Building height (expressed in feet above grade)  

 � Structure length  

 � Number of stories  

 � Setback table (required vs. provided)  

 � Vehicular use area (in sq.ft. & % of site) 

 � Open space (in sq. ft. & % of site)  

 � Landscape area (in sq. ft. & % of site)  

 8. Site Plan Features (graphically indicated)  

 � Municipal boundaries (as applicable)  

 � Zoning designation of adjacent properties with 
current use listed  

 � Adjacent rights-of-way to opposite property lines 
(indicate all nearby curb cuts)  

 � Waterway width, if applicable  

 � Outline of adjacent buildings (indicate height in 

stories and approximate feet)  

 � Property lines (dimensioned)  

 � Building outlines of all proposed structures 
(dimensioned)  

 � Ground floor plan  

 � Dimension of grade at crown of road, at curb, 
sidewalk, building entrance, and finished floor 
elevation  

 � Dimension for all site plan features (ie., sidewalks, 
building lengths and widths, balconies, parking spaces, 
street widths, etc.)  

 � Mechanical equipment dimensioned from property 
lines  

 � Setbacks and building separations (dimensioned)  

 � Driveways, parking areas, pavement markings 
(including parking spaces delineated and dimensioned 
as well as handicapped spaces as applicable)  

 � On-site light fixtures  

 � Proposed ROW improvements (i.e. bus stops, curbs, 
tree plantings, etc.)  

 � Pedestrian walkways (including public sidewalks 
and on-site pedestrian paths)  

 � Project signage, location, shape and size  

 � Traffic control signage  

 � Catch basins or other drainage control devices  

 � Fire hydrants (including on-site and adjacent 
hydrants, show distances to structures)  

 � Fire Rescue Vehicle turning radii   

 � Easements (as applicable)  

 � Indication of any site or building design methods 
used to conserve energy and/or water. 

 � Indication of any site or building design methods 
used to incorporate the principles of Crime Prevention 
Through Environmental Design (CPTED) 

 � Location and method of screening of refuse 
stations, storage areas and off-street loading areas. 
(See city staff for dumpster diagram) 

 � Method maintaining any common or joint use area 
  

 SITE DETAILS  
 1. Provide details of the following: 

 � Ground floor elevation  

 � Storefronts, awnings, entryway features, doors, 
windows  

 � Fence/wall (measured from the finished grade of 
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the abutting property or crown of adjacent street) 

 � Dumpster  

 � Light fixtures  

 � Balconies, railings  

 � Trash receptacles, benches, other street furniture  

 � Pavers, concrete, hardscape ground cover material  

 

 FLOOR PLANS  
 1. Delineate and dimension, indicating use of spaces  

 2. Show property lines and setbacks on all plans  

 3. Typical floor plan for multi-level structure  

 4. Floor plan for every level of parking garage  

 5. Roof plan  
  

 BUILDING ELEVATIONS  
 1. All building facades with directional labels (ie. North, 

South) and building names if more than one building  

 2. Dimensions, including height and width of all 
structures  

 3. Dimensions of setbacks and required stepbacks from 
property lines  

 4. Dimension grade at crown of road, at curb, sidewalk, 
building entrance, and finished floor  

 5. Indicate architectural elements, materials and colors  

 6. Include proposed signage (will require separate 
building permit)  
  

 LANDSCAPE PLAN  
 (see Mixed-Use ordinances for additional landscaping 

requirements) 
 1. Site Plan information (in tabular form on plans)  

 2. Title block including project name and design 
professional’s address and phone number (Must be 
signed and sealed by a registered Landscape Architect)  

 3. Scale (must be engineer’s scale)  

 4. North indicator  

 5. Drawing and revision dates, as applicable  

 6. Landscape Plan Features (graphically indicated)  

 � Property lines  

 � Easements (as applicable)  

 � Landscape areas with dimensions  

 � All Existing trees and palms, must be adequate to 
calculate their species names and sizes, number, and 
canopy (indicate whether they are to remain, be 
relocated, or removed)  

 � Names and locations for all proposed trees, shrubs 
and groundcover, with quantities noted at each 
location  

 � Plant list (note species, sizes, quantities and any 
appropriate specifications)  

 � Site elements (buildings, parking areas, sidewalks, 
signs, fire hydrants, light fixtures, drainage structures, 
curbing, all utilities both above and below ground, 
sight vision triangles)  

 � Grading (swales, retention areas, berms, etc.)  

 � Show any required berms along right of way 

  

 PHOTOMETRIC PLAN  
1. Foot-candle readings must extend to all property lines.  

2. Note on plan stating that proposed lighting will be 
designed and installed so as to reflect the light away and 
prevent any glare or excessive light on any adjacent 
property.  

 

SCHEMATIC ENGINEERING PLAN 

1. Signed and Sealed by a Registered Engineer. 

2. Proposed or existing utility easements and fire hydrants 
and distance to structures. 

3. Location and method of stormwater retention or 
detention. 

4. Schematic Engineering Plan Details: 

� Outline of plan to provide water, sewer, roads, 
and drainage for the project.  

� Utility Pipe Sizes (lengths, material and 
preliminary locations)  

� Roadway cross-section (width, depth of base 
and subgrade)  

� Typical sections across property lines  

� Offiste utility and roadway public infrastructure 
necessary to serve the site 

� Illustrate how first one (1) inch of rainfall will be 
retained onsite 
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Project Information  
 
Street address(es) of the property: 17071, 17017, 17035, 17005 West Dixie Highway, North 
Miami Beach, FL 33160 

Legal Description:  

Block(s):  5 

Section(s): "A SUBDIVISION OF A PORTION OF TRAT "A" GREYNOLDS PARK GARDENS" according 
to the Plat thereof as recorded in Plat book 55 at page 57 of the Public Records of Miami-Dade 
County, Florida, lying and being in the city of North Miami Beach, Miami-Dade County, Florida.  
 
Property folio numbers (list all numbers): 07-2209-002-0010, 07-2209-002-0090, 07-2209-002-
0060, 07-2209-002-0120 
 
Legal Description of Track B: TRACT "B" marked "OFF STREET PARKING AREA" of the 
subdivision of a portion of Tract "A" of GREYNOLDS PARK GARDENS, according to the Play 
Thereof recorded in Plat Book 55, at Page 57 of the Public Records of Dade County, Florida.   
 
Property folio number: 07-2209-002-0130 
 
Legal Description of Alley: A 20 foot alley lying  east  of and  adjacent  to  block  5  of  "a 
subdivision  of a portion of tract "a" Greynolds Par k Gardens", according to the plat thereof, as 
recorded in plat  book  55, page  57 of the  public  records  of  Miami/Dade  County,  Florida, being 
more particularly described as   follows: begin at the  Southeast  corner  of said  block 5; thence North 
00·00'00" East along the East line of said block 5, a  distance  of 620.24 feet; thence North 17'31 ' 
43" west along the East line of said block 5, a distance of 41 .70 feet; thence North 25'42'39" 
east along the Eastely right-of-way line of West Dixie Highway, a distance of 29.20 feet; thence 
south  17'31 ' 43" East, a distance of 66.04  feet; thence South 00·00'00" West along the West 
right of way line of the Florida East Coast Railway,  a distance of 623.32 feet; thence South 
90'00'00" West, a distance of 20.00 feet to the point of beginning said lands situate, lying and 
being in Miami/Dade County, Florida; containing 13,513 square feet more or  less. 
 
Property owner name(s): JAAL, LLC; MTV 17017, LLC; 170 WEST DIXIE LLC & BISCAYNE 4400 
PARTNERS, LLP; RUDOLFO A CANO & W MONICA B 
 
 
 



Property owner(s) mailing address(es):  
JAAL, LLC; MTV 17017, LLC 
17071 West Dixie Highway 
North Miami beach, FL 33160 
 
70 WEST DIXIE LLC   
610 Valencia Unit# 503  
Coral Gables, FL 33134   
 
 
BISCAYNE 4400 PARTNERS, LLP  
4400 Biscayne Blvd, suite 950  
Miami, FL 33137 
 
RUDOLFO A CANO & W MONICA B 
17005 West Dixie Highway 
North Miami Beach, FL 33160   
 
Telephone:  Business: 786-454-8273        Email: information@mackencompanies.com 
 
Applicant(s)/agent(s): LAAAJ, LLC 
 
Applicant(s)/agent(s) mailing address: 17071 West Dixie Highway, North Miami Beach, FL 33160 
 
Telephone:  Business: 786-454-8273        Email: information@mackencompanies.com 
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Document Number

FEI/EIN Number

Date Filed

State

Status

Previous On List       Next On List       Return to List

No Events       No Name History

 

Detail by Entity Name
Florida Limited Liability Company

170 WEST DIXIE LLC

Filing Information

L10000030609

27-2177090

03/19/2010

FL

ACTIVE

Principal Address

610 VALENCIA

UNIT #503

CORAL GABLES, FL 33134

Changed: 04/07/2014

Mailing Address

610 VALENCIA

UNIT #503

CORAL GABLES, FL 33134

Changed: 04/07/2014 

Registered Agent Name & Address

SHAPIRO, IRA R

16375 NE 18TH AVE STE 225

NORTH MIAMI BEACH, FL 33162

Authorized Person(s) Detail

DIVISION OF CORPORATIONSFlorida Department of State

http://dos.myflorida.com/
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/sunbiz/search/
http://search.sunbiz.org/Inquiry/CorporationSearch/ByDocumentNumber
http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResults?InquiryType=EntityName&InquiryDirectionType=PreviousRecord&SearchTerm=170%20WEST%20DIXIE%20LLC%20&SearchNameOrder=170WESTDIXIE%20L100000306090&ListNameOrder=170WESTDIXIE%20L100000306090&Detail=FL.DOS.Corporations.Shared.Contracts.FilingRecord
http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResults?InquiryType=EntityName&InquiryDirectionType=ForwardRecord&SearchTerm=170%20WEST%20DIXIE%20LLC%20&SearchNameOrder=170WESTDIXIE%20L100000306090&ListNameOrder=170WESTDIXIE%20L100000306090&Detail=FL.DOS.Corporations.Shared.Contracts.FilingRecord
http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResults?inquiryType=EntityName&inquiryDirectionType=CurrentList&searchTerm=170%20WEST%20DIXIE%20LLC%20&searchNameOrder=170WESTDIXIE%20L100000306090&ListNameOrder=170WESTDIXIE%20L100000306090
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/
http://dos.myflorida.com/


Detail by Entity Name

http://search.sunbiz.org/...-f5346cd2932f&searchTerm=170%20WEST%20DIXIE%20LLC%20&listNameOrder=170WESTDIXIE%20L100000306090[2/9/2017 1:21:31 PM]

Name & Address 

Title MGR 

KORNBLUH, ALAN M

610 VALENCIA

UNIT #503

CORAL GABLES, FL 33134

Title MGR 

DAVIS, MELODY

610 VALENCIA

UNIT #503

CORAL GABLES, FL 33134

Annual Reports

Report Year Filed Date

2014 04/07/2014

2015 02/24/2015

2016 03/17/2016

Document Images

03/17/2016 -- ANNUAL REPORT View image in PDF format

02/24/2015 -- ANNUAL REPORT View image in PDF format

04/07/2014 -- ANNUAL REPORT View image in PDF format

02/22/2013 -- ANNUAL REPORT View image in PDF format

01/25/2012 -- ANNUAL REPORT View image in PDF format

02/24/2011 -- ANNUAL REPORT View image in PDF format

03/19/2010 -- Florida Limited Liability View image in PDF format

Previous On List       Next On List       Return to List

No Events       No Name History
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Property Search Application - Miami-Dade County

http://www.miamidade.gov/propertysearch/#/report/summary[2/9/2017 1:18:09 PM]

Property Information

Folio: 07-2209-002-0060

Property Address:
17035 W DIXIE HWY 

North Miami Beach, FL  33160-3764

Owner 170 WEST DIXIE LLC

Mailing Address
3840 N 38 AVE 

HOLLYWOOD, FL 33021

Primary Zone 6300 COMMERCIAL - RESTRICTED

Primary Land Use 1111 STORE : RETAIL OUTLET

Beds / Baths / Half 0 / 0 / 0

Floors 1

Living Units 0

Actual Area 7,217 Sq.Ft

Living Area 7,217 Sq.Ft

Adjusted Area 6,937 Sq.Ft

Lot Size 17,700 Sq.Ft

Year Built 1977

Assessment Information

Year 2016 2015 2014

Land Value $389,400 $318,600 $260,000

Building Value $332,343 $129,236 $100,000

XF Value $38,640 $14,912 $0

Market Value $760,383 $462,748 $360,000

Assessed Value $484,162 $440,148 $360,000

Benefits Information

Benefit Type 2016 2015 2014

Non-Homestead Cap Assessment Reduction $276,221 $22,600

Note: Not all  benefits are applicable to all  Taxable Values (i.e. County,

School Board, City, Regional).

Short Legal Description

GREYNOLDS PK GDNS PB 55-57

LOTS 6-7-8 BLK 5

LOT SIZE 150 X 118

OR 15309-76 1191 4

Taxable Value Information

 2016 2015 2014

County

Exemption Value $0 $0 $0

Taxable Value $484,162 $440,148 $360,000

School Board

Exemption Value $0 $0 $0

Taxable Value $760,383 $462,748 $360,000

City

Exemption Value $0 $0 $0

Taxable Value $484,162 $440,148 $360,000

Regional

Exemption Value $0 $0 $0

Taxable Value $484,162 $440,148 $360,000

Sales Information

Previous

Sale
Price

OR

Book-

Page

Qualification Description

03/12/2010 $60,000
27245-

1137

Trustees in bankruptcy, executors or

guardians

11/01/1991 $0
00000-

00000

Sales which are disqualified as a result of

examination of the deed

Print

Summary Report
Generated On : 2/9/2017

The Office of the Property Appraiser is continually editing and updating the tax roll.  This website may not reflect the most current information on record. The Property

Appraiser and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp
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Property Search Application - Miami-Dade County

http://www.miamidade.gov/propertysearch/#/report/summary[2/9/2017 1:15:21 PM]

Property Information

Folio: 07-2209-002-0130

Property Address:
16955 W DIXIE HWY 

North Miami Beach, FL  33160-3718

Owner CITY OF NORTH MIAMI BEACH

Mailing Address
17011 NE 19 AVE 

NO MIAMI BEACH, FL 33162-3111

Primary Zone 6300 COMMERCIAL - RESTRICTED

Primary Land Use
8065 VACANT GOVERNMENTAL :

PARKING LOT

Beds / Baths / Half 0 / 0 / 0

Floors 0

Living Units 0

Actual Area 0 Sq.Ft

Living Area 0 Sq.Ft

Adjusted Area 0 Sq.Ft

Lot Size 60,548 Sq.Ft

Year Built 0

Assessment Information

Year 2016 2015 2014

Land Value $1,453,152 $1,332,056 $1,332,056

Building Value $0 $0 $0

XF Value $29,817 $30,125 $30,432

Market Value $1,482,969 $1,362,181 $1,362,488

Assessed Value $1,482,969 $1,362,181 $1,355,930

Benefits Information

Benefit Type 2016 2015 2014

Non-Homestead

Cap

Assessment

Reduction
$6,558

Municipal Exemption $1,482,969 $1,362,181 $1,355,930

Note: Not all  benefits are applicable to all  Taxable Values (i.e. County,

School Board, City, Regional).

Short Legal Description

9 52 42 1.39 AC

GREYNOLDS PARK GARDENS PB 55-57

TRACT B

LOT SIZE 60548 SQUARE FEET

Taxable Value Information

 2016 2015 2014

County

Exemption Value $1,482,969 $1,362,181 $1,355,930

Taxable Value $0 $0 $0

School Board

Exemption Value $1,482,969 $1,362,181 $1,362,488

Taxable Value $0 $0 $0

City

Exemption Value $1,482,969 $1,362,181 $1,355,930

Taxable Value $0 $0 $0

Regional

Exemption Value $1,482,969 $1,362,181 $1,355,930

Taxable Value $0 $0 $0

Sales Information

Previous Sale Price OR Book-Page Qualification Description

Print

Summary Report
Generated On : 2/9/2017

The Office of the Property Appraiser is continually editing and updating the tax roll.  This website may not reflect the most current information on record. The Property
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Detail by Entity Name

http://search.sunbiz.org/...-cd0d70cb-fb88-4b2c-92fd-62ceb50fcbb8&searchTerm=LAAAJ%2C%20LLC&listNameOrder=LAAAJ%20L160000066300[2/9/2017 1:14:16 PM]

Department of State /  Division of Corporations /  Search Records /  Detail By Document Number /

Document Number

FEI/EIN Number

Date Filed

State

Status

Previous On List       Next On List       Return to List

No Events       No Name History

 

Detail by Entity Name
Florida Limited Liability Company

LAAAJ, LLC

Filing Information

L16000006630

NONE

01/08/2016

FL

ACTIVE

Principal Address

17071 WEST DIXIE HIGHWAY

NORTH MIAMI BEACH, FL 33160

Mailing Address

17071 WEST DIXIE HIGHWAY

NORTH MIAMI BEACH, FL 33160

Registered Agent Name & Address

MACKEN, ALAN S

17071 WEST DIXIE HIGHWAY

NORTH MIAMI BEACH, FL 33160

Authorized Person(s) Detail

Name & Address 

Title MGR 

MACKEN, ALAN S

17071 WEST DIXIE HIGHWAY

DIVISION OF CORPORATIONSFlorida Department of State

http://dos.myflorida.com/
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/sunbiz/search/
http://search.sunbiz.org/Inquiry/CorporationSearch/ByDocumentNumber
http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResults?InquiryType=EntityName&InquiryDirectionType=PreviousRecord&SearchTerm=LAAAJ%2C%20LLC&SearchNameOrder=LAAAJ%20L160000066300&ListNameOrder=LAAAJ%20L160000066300&Detail=FL.DOS.Corporations.Shared.Contracts.FilingRecord
http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResults?InquiryType=EntityName&InquiryDirectionType=ForwardRecord&SearchTerm=LAAAJ%2C%20LLC&SearchNameOrder=LAAAJ%20L160000066300&ListNameOrder=LAAAJ%20L160000066300&Detail=FL.DOS.Corporations.Shared.Contracts.FilingRecord
http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResults?inquiryType=EntityName&inquiryDirectionType=CurrentList&searchTerm=LAAAJ%2C%20LLC&searchNameOrder=LAAAJ%20L160000066300&ListNameOrder=LAAAJ%20L160000066300
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/
http://dos.myflorida.com/


Detail by Entity Name

http://search.sunbiz.org/...-cd0d70cb-fb88-4b2c-92fd-62ceb50fcbb8&searchTerm=LAAAJ%2C%20LLC&listNameOrder=LAAAJ%20L160000066300[2/9/2017 1:14:16 PM]

NORTH MIAMI BEACH, FL 33160

Annual Reports

No Annual Reports Filed

Document Images

01/08/2016 -- Florida Limited Liability View image in PDF format

Previous On List       Next On List       Return to List

No Events       No Name History

 

Florida Department of State, Division of Corporations

http://search.sunbiz.org/Inquiry/CorporationSearch/ConvertTiffToPDF?storagePath=COR%5C2016%5C0114%5C00824360.tif&documentNumber=L16000006630
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Property Search Application - Miami-Dade County

http://www.miamidade.gov/propertysearch/#/report/summary[2/9/2017 1:19:22 PM]

Property Information

Folio: 07-2209-002-0090

Property Address:
17017 W DIXIE HWY 

North Miami Beach, FL  33160-3764

Owner MTV 17017 LLC

Mailing Address
17071 W DIXIE HWY 

NORTH MIAMI, FL 33160 USA

Primary Zone 6300 COMMERCIAL - RESTRICTED

Primary Land Use
1713 OFFICE BUILDING - ONE

STORY : OFFICE BUILDING

Beds / Baths / Half 0 / 0 / 0

Floors 1

Living Units 0

Actual Area Sq.Ft

Living Area Sq.Ft

Adjusted Area 12,118 Sq.Ft

Lot Size 33,212 Sq.Ft

Year Built 1973

Assessment Information

Year 2016 2015 2014

Land Value $730,664 $597,816 $597,816

Building Value $629,745 $686,306 $669,582

XF Value $0 $40,907 $41,527

Market Value $1,360,409 $1,325,029 $1,308,925

Assessed Value $1,360,409 $1,325,029 $1,308,925

Benefits Information

Benefit Type 2016 2015 2014

Note: Not all  benefits are applicable to all  Taxable Values (i.e. County,

School Board, City, Regional).

Short Legal Description

GREYNOLDS PARK GDNS PB 55-57

LOTS 9-10-11 BLK 5

LOT SIZE 29287 SQ FT

OR 20274-1413 0302 6

Taxable Value Information

 2016 2015 2014

County

Exemption Value $0 $0 $0

Taxable Value $1,360,409 $1,325,029 $1,308,925

School Board

Exemption Value $0 $0 $0

Taxable Value $1,360,409 $1,325,029 $1,308,925

City

Exemption Value $0 $0 $0

Taxable Value $1,360,409 $1,325,029 $1,308,925

Regional

Exemption Value $0 $0 $0

Taxable Value $1,360,409 $1,325,029 $1,308,925

Sales Information

Previous Sale Price OR Book-Page Qualification Description

11/07/2013 $1,525,000 28912-3312 Qual by exam of deed

03/01/2002 $1,000,000 20274-1413 Other disqualified

08/01/1986 $440,000 12995-0973 Sales which are qualified

02/01/1985 $418,000 12410-1076 Sales which are qualified

Print

Summary Report
Generated On : 2/9/2017

The Office of the Property Appraiser is continually editing and updating the tax roll.  This website may not reflect the most current information on record. The Property

Appraiser and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp
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Detail by Entity Name

http://search.sunbiz.org/...0fc7-4e0d-bce3-2fec76b25a29&searchTerm=MTV%2017017%20LLC%20&listNameOrder=MTV17017%20L130001396580[2/9/2017 1:20:55 PM]

Department of State /  Division of Corporations /  Search Records /  Detail By Document Number /

Document Number

FEI/EIN Number

Date Filed

State

Status

Last Event

Event Date Filed

Event Effective Date

Previous On List       Next On List       Return to List

Events       No Name History

 

Detail by Entity Name
Florida Limited Liability Company

MTV 17017 LLC

Filing Information

L13000139658

46-3893972

10/03/2013

FL

ACTIVE

LC AMENDMENT

11/06/2013

NONE

Principal Address

17071 W DIXIE HWY

NORTH MIAMI BEACH, FL 33160

Mailing Address

17071 W DIXIE HWY

NORTH MIAMI BEACH, FL 33160

Registered Agent Name & Address

MACKEN, ALAN S

17071 W DIXIE HWY

NORTH MIAMI BEACH, FL 33160

Authorized Person(s) Detail

Name & Address 

Title MGR 

DIVISION OF CORPORATIONSFlorida Department of State

http://dos.myflorida.com/
http://dos.myflorida.com/sunbiz/
http://dos.myflorida.com/sunbiz/search/
http://search.sunbiz.org/Inquiry/CorporationSearch/ByDocumentNumber
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Detail by Entity Name

http://search.sunbiz.org/...0fc7-4e0d-bce3-2fec76b25a29&searchTerm=MTV%2017017%20LLC%20&listNameOrder=MTV17017%20L130001396580[2/9/2017 1:20:55 PM]

MTV 17017 MANAGEMENT COMPANY LLC

17071 W DIXIE HWY

NORTH MIAMI BEACH, FL 33160

Annual Reports

Report Year Filed Date

2014 03/17/2014

2015 02/27/2015

2016 03/30/2016

Document Images

03/30/2016 -- ANNUAL REPORT View image in PDF format

02/27/2015 -- ANNUAL REPORT View image in PDF format

03/17/2014 -- ANNUAL REPORT View image in PDF format

11/06/2013 -- LC Amendment View image in PDF format

10/03/2013 -- Florida Limited Liability View image in PDF format

Previous On List       Next On List       Return to List

Events       No Name History

 

Florida Department of State, Division of Corporations
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Property Search Application - Miami-Dade County

http://www.miamidade.gov/propertysearch/#/report/summary[2/9/2017 1:19:56 PM]

Property Information

Folio: 07-2209-002-0120

Property Address:
17005 W DIXIE HWY 

North Miami Beach, FL  33160-3722

Owner RUDOLFO A CANO &W MONICA B

Mailing Address
1980 SO OCEAN DR APT PHQ 

HALLANDALE BCH, FL 33009-5973

Primary Zone 6300 COMMERCIAL - RESTRICTED

Primary Land Use 1111 STORE : RETAIL OUTLET

Beds / Baths / Half 0 / 0 / 0

Floors 1

Living Units 0

Actual Area Sq.Ft

Living Area Sq.Ft

Adjusted Area 2,985 Sq.Ft

Lot Size 8,106 Sq.Ft

Year Built 1972

Assessment Information

Year 2016 2015 2014

Land Value $194,544 $162,120 $162,120

Building Value $65,000 $65,000 $65,000

XF Value $0 $0 $0

Market Value $259,544 $227,120 $227,120

Assessed Value $249,832 $227,120 $227,120

Benefits Information

Benefit Type 2016 2015 2014

Non-Homestead Cap Assessment Reduction $9,712

Note: Not all  benefits are applicable to all  Taxable Values (i.e. County,

School Board, City, Regional).

Short Legal Description

9 52 42

GREYNOLDS PARK GARDENS PB 55-57

LOT 12 BLK 5

LOT SIZE 8106 SQ FT

OR 13774-2941 0788 1

Taxable Value Information

 2016 2015 2014

County

Exemption Value $0 $0 $0

Taxable Value $249,832 $227,120 $227,120

School Board

Exemption Value $0 $0 $0

Taxable Value $259,544 $227,120 $227,120

City

Exemption Value $0 $0 $0

Taxable Value $249,832 $227,120 $227,120

Regional

Exemption Value $0 $0 $0

Taxable Value $249,832 $227,120 $227,120

Sales Information

Previous Sale Price OR Book-Page Qualification Description

07/01/1988 $215,000 13774-2941 Sales which are qualified

Print

Summary Report
Generated On : 2/9/2017

The Office of the Property Appraiser is continually editing and updating the tax roll.  This website may not reflect the most current information on record. The Property

Appraiser and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

Version:
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Property Search Application - Miami-Dade County

http://www.miamidade.gov/propertysearch/#/report/summary[2/9/2017 1:16:15 PM]

Property Information

Folio: 07-2209-002-0010

Property Address:
17071 W DIXIE HWY 

North Miami Beach, FL  33160-3773

Owner

JAAL LLC

C/O VERCON CONSTRUCTION

MGMNT

Mailing Address
17071 W DIXIE HWY 

NORTH MIAMI BEACH, FL 33160

Primary Zone 6300 COMMERCIAL - RESTRICTED

Primary Land Use
1913 PROFESSIONAL SERVICE

BLDG : OFFICE BUILDING

Beds / Baths / Half 0 / 0 / 0

Floors 2

Living Units 0

Actual Area Sq.Ft

Living Area Sq.Ft

Adjusted Area 17,710 Sq.Ft

Lot Size 31,968 Sq.Ft

Year Built 1974

Assessment Information

Year 2016 2015 2014

Land Value $703,296 $575,424 $575,424

Building Value $1,095,534 $924,576 $1,152,866

XF Value $0 $0 $96,416

Market Value $1,798,830 $1,500,000 $1,824,706

Assessed Value $1,650,000 $1,500,000 $1,815,837

Benefits Information

Benefit Type 2016 2015 2014

Non-Homestead Cap Assessment Reduction $148,830 $8,869

Note: Not all  benefits are applicable to all  Taxable Values (i.e. County,

School Board, City, Regional).

Short Legal Description

GREYNOLDS PARK GARDENS PB 55-57

LOTS 1 THRU 5 BLK 5

LOT SIZE IRREGULAR

OR 23543-1466 06 2005 1

Taxable Value Information

 2016 2015 2014

County

Exemption Value $0 $0 $0

Taxable Value $1,650,000 $1,500,000 $1,815,837

School Board

Exemption Value $0 $0 $0

Taxable Value $1,798,830 $1,500,000 $1,824,706

City

Exemption Value $0 $0 $0

Taxable Value $1,650,000 $1,500,000 $1,815,837

Regional

Exemption Value $0 $0 $0

Taxable Value $1,650,000 $1,500,000 $1,815,837

Sales Information

Previous Sale Price OR Book-Page Qualification Description

06/01/2005 $2,200,000 23543-1466 Sales which are qualified

07/01/2000 $812,500 19220-3209 Sales which are qualified

Print

Summary Report
Generated On : 2/9/2017

The Office of the Property Appraiser is continually editing and updating the tax roll.  This website may not reflect the most current information on record. The Property

Appraiser and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp
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Detail by Entity Name

http://search.sunbiz.org/...000062550-cc47b1a6-22b7-4c6b-b912-0882a3bce1a2&searchTerm=JAAL%20LLC%20&listNameOrder=JAAL%20H761570[2/9/2017 1:22:18 PM]

Department of State /  Division of Corporations /  Search Records /  Detail By Document Number /

Document Number

FEI/EIN Number

Date Filed

State

Status

Last Event

Event Date Filed

Event Effective Date

Previous On List       Next On List       Return to List

Events       No Name History

 

Detail by Entity Name
Florida Limited Liability Company

JAAL, LLC

Filing Information

L05000062550

20-3056393

06/23/2005

FL

ACTIVE

CANCEL ADM DISS/REV

09/24/2007

NONE

Principal Address

17071 WEST DIXIE HIGHWAY

NORTH MIAMI BEACH, FL 33160

Changed: 12/09/2006

Mailing Address

17071 WEST DIXIE HIGHWAY

NORTH MIAMI BEACH, FL 33160

Changed: 12/09/2006 

Registered Agent Name & Address

MACKEN, ALAN S

17071 WEST DIXIE HIGHWAY

NORTH MIAMI BEACH, FL 33160

DIVISION OF CORPORATIONSFlorida Department of State

http://dos.myflorida.com/
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Name Changed: 12/09/2006

Address Changed: 12/09/2006

Authorized Person(s) Detail

Name & Address 

Title MGR 

MACKEN, ALAN S

17071 WEST DIXIE HIGHWAY

NORTH MIAMI BEACH, FL 33160

Title MGR 

VERZURA, ANDREW K

17071 WEST DIXIE HIGHWAY

NORTH MIAMI BEACH, FL 33160

Annual Reports

Report Year Filed Date

2014 03/17/2014

2015 02/23/2015

2016 03/30/2016

Document Images

03/30/2016 -- ANNUAL REPORT View image in PDF format

02/23/2015 -- ANNUAL REPORT View image in PDF format

03/17/2014 -- ANNUAL REPORT View image in PDF format

04/24/2013 -- ANNUAL REPORT View image in PDF format

05/01/2012 -- ANNUAL REPORT View image in PDF format

04/29/2011 -- ANNUAL REPORT View image in PDF format

04/13/2010 -- ANNUAL REPORT View image in PDF format

03/18/2009 -- ANNUAL REPORT View image in PDF format

03/29/2008 -- ANNUAL REPORT View image in PDF format

09/24/2007 -- REINSTATEMENT View image in PDF format

12/09/2006 -- ANNUAL REPORT View image in PDF format

01/24/2006 -- ANNUAL REPORT View image in PDF format

06/23/2005 -- Florida Limited Liabilites View image in PDF format
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 Date: January 26, 2017 

 

 To: Justin Proffit, AICP 

  City of North Miami Beach 

   

 From: Salman Rathore, PE 

 

 Project #: 4294*01 

 

 

 Subject: 5 Park Project Traffic Impact Study Review 

 

 

 

  

 

MEMORANDUM 

THE CORRADINO GROUP 
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4055 NW 97th AVENUE    MIAMI, FL  33178 

TEL 305.594.0735    800.887.5551 

FAX 305.594.0755 

WWW.CORRADINO.COM 

 

Traffic 

Mr. Proffit, this memorandum documents the findings of the detailed review of the proposed 5 

Park (17071 West Dixie Highway) Traffic Impact Study prepared by Richard Garcia & 

Associates, Inc., dated January 4, 2017.  The overall analysis and results of the traffic study are 

satisfactory. The results shown in the table below were included as part of the report.  

 

http://www.corradino.com/
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CITY OF NORTH MIAMI BEACH - CONCURRENCY REVIEW 
 
DATE OF REVIEW: January 30, 2017 
 
PROJECT APPLICANT: LAAAJ, LLC 
 
PROJECT NAME: 5 Park Mixed-Use Development 
 
APPLICATION NUMBER: 16-018 
 
PROJECT LOCATION: 17071 West Dixie Highway 
 
PROJECT REQUEST: Site Plan Approval 
 
PROJECT DESCRIPTION: A mixed-use development consisting of 415 multi-family 
residential units, 50,486 square feet of office and 30,210 square feet of retail 
commercial space on a lot totaling 2.6 acres. 
 
ZONING DISTRICT: Mixed Use/Neighborhood Center (MU/NC) 
 
 
 
Level of Service Analysis 
This Level of Service Analysis is based on those standards contained in Chapter 24, 
Article XIV Public Facility Capacity; Concurrency Management. 
 
Transportation: 
See “Traffic Impact Analysis Review” Memo dated January 26, 2017. 
 
Potable Water: 
The City has an adopted potable water level of service standard for multi-family residential 
of 144 gals./person/day; 10 gals./100 S.F. for office uses/day.; and 10 gals./100 S.F. for 
retail uses/day. These uses, in total, would increase demand by 178,997 gallons per day 
on the existing potable water facilities.  
 
All redevelopment of previously improved lands shall be subject to an adequacy 
determination for the additional capacity only.  The site currently is developed with 39,750 
S.F. of retail uses.  Subtracting the demand of the existing uses from the proposed 
development reduces the total project demand to 175,022 gallons per day. Adequate 
water supply and treatment capacities exist to service the use. 
 
Sanitary Sewer: 
The City has an adopted sanitary level of service standard for multi-family residential of 
85 



gals./person/day per unit; 10 gals./100 S.F. for office uses/day.; and 10 gals./100 S.F. for 
retail uses/day. These uses, in total, would increase demand by 108,964 gallons per day 
on the existing potable water facilities.  
 
All redevelopment of previously improved lands shall be subject to an adequacy 
determination for the additional capacity only.  The site currently is developed with 39,750 
S.F. of retail uses.  Subtracting the demand of the existing uses from the proposed 
development reduces the total project demand to 104,989 gallons per day. Adequate 
sanitary sewer and treatment capacities exist to service the use. 
 
 
Solid Waste: 
Solid Waste needs vary greatly based on type of use. The City has an adopted level of 
service standard for multi-family of 5 lbs./unit/day. The adopted level of service standard 
for office is 1lb/100 S.F. and 5 lbs./100 S.F. will be used for retail. The proposed uses 
would increase demand by 2,500 lbs. for residential; by 504 lbs. for the office and 1,500 
lbs. for retail on the Miami-Dade County solid waste facilities or a project total of 4,089 
lbs./day.  
 
All redevelopment of previously improved lands shall be subject to an adequacy 
determination for the additional capacity only.  The site currently is developed with 39,750 
S.F. of retail uses.  Subtracting the demand of the existing uses from the proposed 
development reduces the total project demand to 2,102 lbs./day. Adequate MD solid 
waste capacities exist to service the use. 
 
For purposes of Solid Waste level of service the Miami-Dade County LOS is described 
herein. 
 
The County Solid Waste Management System, which includes County-owned solid 
waste disposal facilities and those operated under contract with the County for disposal, 
shall, for a minimum of five (5) years, collectively maintain a solid waste disposal 
capacity sufficient to accommodate waste flows committed to the System through 
long-term interlocal agreements or contracts with municipalities and private waste 
haulers, and anticipated non-committed waste flows. 
 
Drainage: 
Reviewed by City Engineer 
 
Parks & Recreation: 
The level of service standard for recreation and open space is based on resident 
population and park acreage of 2 acres of park and recreation space per 1000 
population. In North Miami Beach the average household contains 2.86 persons. The 
proposed project contains 415 units with a total population of 1,187. Therefore, this 
residential use will generate a demand for 1 acre of recreation and open space. Note: 
The Applicant may be required to mitigate if the City determines there is a deficiency in 
recreation and open space. 
 



The proposed hotel and retail uses are non-residential uses therefore exempt from 
recreation and open space requirements.     
 
Public Schools 
Impact determined by MDCPS 

 
 
Attachments: 
 
Traffic Impact Analysis Review 
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Executive Summary 
This study was prepared to determine the vehicle trips associated  with the subject 
project and to evaluate the traffic impacts to the two most impacted intersections 
and project's driveways.   
 
The subject site is located on the northeast corner of West Dixie Highway and NE 
170th Street in the City of North Miami Beach, Florida.  This site currently has offices 
and retail stores.  The proposed redevelopment consists of High-Rise Apartments 
(415 dwelling units), Office (71,637 square feet) and Retail (30,210 square feet).  This 
project build-out year is slated for 2019.    
 
The trip generation characteristics for the subject project were obtained from ITE’s 
Trip Generation Manual, 9th Edition.  The trip generation analysis was performed for a 
typical weekday's AM and PM peak hour.  The following land uses, as identified by 
the Institute of Transportation Engineers (ITE), most closely resemble the subject 
project.  These land uses (LU) are as follows: 

Existing  

 LU 710: General Office with 29,828 Square Feet 
 LU 826: Specialty Retail with 9,922 Square Feet 

Proposed  

 LU 222: High-Rise Apartment with 415 Dwelling Units 
 LU 710: General Office with 71,637 Square Feet 
 LU 826: Specialty Retail with 30,210 Square Feet 

 
The trip generation calculations yielded 218 net vehicle trips (108 trips-in & 110 trips-
out) during the AM peak hour and 241 net vehicle trips (117 trips-in & 124 trips-out) 
in the PM peak hour.  Note, these vehicle trips are likely to be reduced based on 
the rate and extent of internalization, transit and pedestrian/bicycle, since neither 
of these adjustments were utilized in the analysis as a conservative approach.  The 
AM and PM peak hour trips were distributed to the most impacted intersections and 
assigned to the project's driveways.  The trip distribution was performed consistent 
with the trip distribution percentages of TAZ 97 and by interpolating between the 
2010 and 2040 TAZ data for the projected design year of 2019.     
 
Manual Turning Movement Counts (TMC’s) were taken at the intersections of West 
Dixie Highway/NE 170th Street and West Dixie Highway/NE 171st Street.  These turning 
movement counts were performed on Wednesday, August 31st, 2016 during the 
typical weekday's AM peak period of 7:00 AM to 9:00 AM and PM peak period of 
4:00 PM to 6:00 PM.  Subsequently, the AM and PM peak hour volumes were 
determined and adjusted for peak seasonal variations by utilizing the Florida 
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Department of Transportation Seasonal Factor (SF) and utilized in the operational 
analysis for the existing condition.  Based on the operational analysis, the two most 
impacted intersections are operating at LOS A during both the AM peak hour and 
PM peak hour. 
 
Based on historical trends regression analysis, the existing traffic volumes were 
augmented with a compounded background growth rate of 1.57 percent to 
develop the volumes for the future condition without project in 2019.  Similarly, the 
volumes for the future condition with project include background growth and the 
project net trips.  The proposed future traffic volumes with project were evaluated 
and the analysis yielded LOS A for the AM and PM peak hour.  Also, the project's 
driveways were evaluated and resulted in LOS A.  The table below summarizes the 
LOS and delay per approach for the most impacted intersections and project's 
driveways.   
 
In conclusion, the two most impacted intersections by the subject project are 
operating at LOS A and will continue to do so in the proposed future condition with 
the new project traffic during the AM and PM peak hour.  Therefore, off-site traffic 
mitigation measures are not needed or recommended at this time since the 
subject project will not adversely impact the traffic operations within the study 
area.   
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LOS Delay (s) LOS Delay (s) LOS Delay (s) LOS Delay (s)

EB C 16.1 C 16.0 C 18.7 C 18.5

WB C 17.8 B 14.6 D 25.0 C 22.1

NB A 0.5 A 0.8 A 0.4 A 0.7

SB A 0.0 A 0.1 A 0.1 A 0.1

Overall A 1.1 A 1.1 A 2.0 A 1.9

EB C 19.2 C 16.7 D 25.3 C 22.9

WB - - - - B 11.3 B 12.4

NB A 0.3 A 0.5 A 0.4 A 0.6

SB A 0.0 A 0.0 A 0.2 A 0.0

Overall A 1.6 A 0.9 A 2.3 A 1.5

EB - - - - - - - -

WB - - - - B 14.2 C 21.5

NB - - - - A 0.0 A 0.0

SB - - - - A 1.6 A 1.0

Overall - - - - A 1.8 A 3.4

EB - - - - A 1.2 A 1.8

WB - - - - A 0.0 A 0.0

NB - - - - - - - -

SB - - - - - - - -

Overall - - - - A 0.7 A 1.0

EB - - - - A 0.0 A 0.0

WB - - - - A 0.0 A 0.0

NB - - - - - - - -

SB - - - - A 8.5 A 8.5

Overall - - - - A 0.7 A 1.0

EB - - - - A 9.9 B 10.8

WB - - - - - - - -

NB - - - - A 7.6 A 7.5

SB - - - - A 0.0 A 0.0

Overall - - - - A 4.7 A 7.1

EB - - - - A 8.9 A 8.8

WB - - - - - - - -

NB - - - - A 6.2 A 7.0

SB - - - - A 0.0 A 0.0

Overall - - - - A 7.3 A 7.3

* TWSC Critical Approach

Alley & Parking 
Garage Driveway

Two-Way 
Stop

Alley & Driveway 1
Two-Way 

Stop

D
ri

ve
w

ay
s

NE 170 Street & 
Drop-Off Exit

Two-Way 
Stop

 (Exit Only)

Two-Way 
Stop

NE 170 Street & 
Drop-Off Entrance

Free Flow 
Condition

Two-Way 
Stop

Location

W Dixie Highway & 
NE 170 Street

W Dixie Highway & 
Driveway 1

Intersection 
Control

W Dixie Highway & 
NE 171 Street

Two-Way 
Stop

In
te

rs
ec

ti
o

n
s

Proposed Future Condition with Project (2019)

AM Peak Hour PM Peak HourAM Peak Hour

Existing Condition (2016)

PM Peak HourApproach

*

*

*

*

*

*

*

* *

*

*

*

*

*

*

*

Intersection LOS Summary - AM & PM Peak Hour 
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Introduction 
The main objective of this report is to determine the vehicle trips associated  with 
the subject project and to evaluate the traffic impacts to the most impacted 
intersections.  As such, an operational analysis was performed to determine the 
Level of Service during the typical weekday's AM and PM peak hour.  The analyses 
documented herewith evaluate the existing condition and proposed future 
condition with the trips generated by the proposed redevelopment.         
 
Project Location / Description 

The subject site is located on the northeast corner of West Dixie Highway and NE 
170th Street in the City of North Miami Beach, Florida.  This site currently has offices 
and retail stores.  The proposed redevelopment consists of High-Rise Apartments 
(415 dwelling units), Office (71,637 square feet) and Retail (30,210 square feet).  This 
project build-out year is slated for 2019.     
 
Moreover, the subject project will have vehicular access points on West Dixie 
Highway and NE 170th Street.  Also, this project will have vehicle drop-off areas and 
a parking garage.  Figure 1 depicts the site’s location map while Figure 2 is the site 
plan provided for illustrative purposes only. 

Figure 1: Location Map 
 
 
   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Project's Location 
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Figure 2: Site Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Parking Garage 
Driveway 

Driveway 1 

Drop-Off Area 

Drop-Off Area Drop-Off Area 
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Existing Condition (2016) 
 
The purpose of this section is to identify the current operational and geometric 
characteristics of the most impacted intersections by the subject project in order to 
provide a comparison to future conditions.   
 
Turning Movement Counts (TMC's) 
Manual Turning Movement Counts (TMC’s) were taken at the intersections of West 
Dixie Highway/NE 170th Street and West Dixie Highway/NE 171st Street.  These turning 
movement counts were performed on Wednesday, August 31st, 2016 during the 
typical weekday's AM peak period of 7:00 AM to 9:00 AM and PM peak period of 
4:00 PM to 6:00 PM.  Subsequently, the AM and PM peak hour volumes were 
determined and adjusted for peak seasonal variations by utilizing the Florida 
Department of Transportation Seasonal Factor (SF).  Figures 3 and 4 below depict 
the existing seasonally adjusted AM and PM peak hour TMC's, respectively.  
Appendix 4 contains the raw data and the tables utilized to develop the seasonally 
adjusted turning movement counts. 
   
Level of Service (LOS) 
The turning movement counts shown in Figures 3 and 4 were utilized to perform an 
operational analysis during the roadway's AM and PM peak hour.  This intersection 
analysis evaluates the existing traffic operations and was performed consistent with 
the traffic operational characteristics (i.e. lane geometry, traffic control, etc.) at the 
time data collection took place and follows the Highway Capacity Manual (HCM) 
methodology.   
   
As a result, the two most impacted intersections identified above are operating at 
LOS A during the AM and PM peak hour.  Table 2 summarizes the LOS results and 
vehicle delay.  Appendix 5 contains other outputs such as volume to capacity ratio 
(V/C) and 95th Percentile Queue. 
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Figure 3: Existing Seasonally Adjusted TMC's - AM Peak Hour  
 
 

 

Project's 
Location 
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Figure 4: Existing Seasonally Adjusted TMC's - PM Peak Hour 

Project's 
Location 
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LOS Delay (s) LOS Delay (s)

EB C 16.1 C 16.0

WB C 17.8 B 14.6

NB A 0.5 A 0.8

SB A 0.0 A 0.1

Overall A 1.1 A 1.1

EB C 19.2 C 16.7

WB - - - -

NB A 0.3 A 0.5

SB A 0.0 A 0.0

Overall A 1.6 A 0.9

* TWSC Critical Approach

Two-Way 
Stop

Location

W Dixie Highway & 
NE 170 Street

Intersection 
Control

W Dixie Highway & 
NE 171 Street

Two-Way 
Stop

In
te

rs
ec

ti
o

n
s

AM Peak Hour

Existing Condition (2016)

PM Peak HourApproach

*

*

*

*

Table 1: Existing Condition LOS & Delay - AM & PM Peak Hour  
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Project Traffic 
This section of the report describes the analysis for estimating the traffic associated 
with the subject project.  The trip generation analysis conforms with the 
methodology described in the Institute of Transportation Engineers (ITE) Trip 
Generation Handbook, 3rd Edition.     
 
Trip Generation 

The trip generation characteristics for the subject project were 
obtained from ITE’s Trip Generation Manual, 9th Edition.  The trip 
generation analysis was performed for a typical weekday's AM and 
PM peak hour.  The following land uses, as identified by the Institute of 
Transportation Engineers (ITE), most closely resemble the subject 
project.  These land uses (LU) are as follows: 

Existing  

 LU 710: General Office with 29,828 Square Feet 
 LU 826: Specialty Retail with 9,922 Square Feet 

Proposed  

 LU 222: Apartment with 415 Dwelling Units 
 LU 710: General Office with 71,637 Square Feet 
 LU 826: Specialty Retail with 30,210 Square Feet 

 
The trip generation calculations yielded 218 net vehicle trips (108 trips-in & 110 trips-
out) during the AM peak hour and 241 net vehicle trips (117 trips-in & 124 trips-out) 
in the PM peak hour.  Note, these vehicle trips are likely to be reduced based on 
the rate and extent of internalization, transit and pedestrian/bicycle, since neither 
of these adjustments were utilized in the analysis as a conservative approach.  
Tables 2 and 3 summarize the trip generation results for the AM and PM peak hour, 
respectively. Appendix 1 contains the supporting documentation.   
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IN OUT TOTAL

29.828 Th.Sq.Ft. 710 1.56 41 6 47

Ln(T)=0.80Ln(X)+1.57 64 9 73

9.922 Th.Sq.Ft. 826 0.96 6 4 10

70 13 83

415 D.U. 222 0.30 31 94 125

Ln(T)=0.99Ln(X)-1.14 31 94 125

71.637 Th.Sq.Ft. 710 1.56 99 13 112

Ln(T)=0.80Ln(X)+1.57 129 18 147

30.210 Th.Sq.Ft. 826 0.96 18 11 29

178 123 301

108 110 218

Notes: Sources: ITE Trip Generation Manual, 9th Edition.

* Since ITE does not provide AM data for LU 826, ITE's rate for LU 820 (Shopping Center) was used to estimate the AM peak hour trips.

Existing Trips 

Utilized in the analysis.

Net External Trips (Proposed Trips  - Existing Trips)

Existing

Proposed External Trips (Gross Trips)

Proposed

High-Rise Apartment

Specialty Retail

Specialty Retail

General Office

General Office

ITE LU 
CODE

AM PEAK HOUR TRIPSTRIP GENERATION   
RATE / EQUATION

LAND USE (LU) UNITS

IN OUT TOTAL

29.828 Th.Sq.Ft. 710 1.49 7 37 44

T=1.12(X)+78.45 19 93 112

9.922 Th.Sq.Ft. 826 2.71 12 15 27

T=2.40(X)+21.48 20 25 45

39 118 157

415 D.U. 222 0.35 88 57 145

T=0.32(X)+12.30 88 57 145

71.637 Th.Sq.Ft. 710 1.49 18 89 107

T=1.12(X)+78.45 27 132 159

30.210 Th.Sq.Ft. 826 2.71 36 46 82

T=2.40(X)+21.48 41 53 94

156 242 398

117 124 241

Sources: ITE Trip Generation Manual, 9th Edition.

Utilized in the analysis.

Specialty Retail

PM PEAK HOUR TRIPSTRIP GENERATION   
RATE / EQUATION

Existing

General Office

Proposed

Existing Trips 

Specialty Retail

General Office

Net External Trips (Proposed Trips  - Existing Trips)

Proposed External Trips (Gross Trips)

High-Rise Apartment

Notes:

LAND USE (LU) UNITS
ITE LU 
CODE

Table 2: Trip Generation - AM Peak Hour 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Table 3: Trip Generation - PM Peak Hour 
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Trip Distribution  

The subject project is located within the Traffic Analysis Zone (TAZ) 97 as assigned by 
the Metropolitan Planning Organization’s (MPO) on the Miami-Dade Transportation 
Plan (to the Year 2040) Directional Trips Distribution Report, October 2014.  As such, 
the trip distribution was performed consistent with the trip distribution percentages 
of TAZ 97 and by interpolating between the 2010 and 2040 TAZ data for the 
projected design year of 2019.  Figure 5 depicts the TAZ map while the directional 
trip distribution percentages are outlined in Table 4.  Appendix 2 contains the 
supporting documentation.   
 
Figure 5: Traffic Analysis Zone (TAZ) Map 
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DESIGN YEAR

2010 2040 2019

NNE 21.10 20.80 21.01
ENE 1.10 4.70 2.18
ESE 2.00 2.30 2.09
SSE 6.50 10.40 7.67
SSW 20.60 22.00 21.02
WSW 18.50 14.90 17.42
WNW 18.50 15.10 17.48
NNW 11.80 9.90 11.23

TOTAL 100.00 100.00 100.00

DISTRIBUTION PERCENTAGES (%)

DIRECTION MIAMI-DADE LRTP MODEL YEAR

IN OUT TOTAL IN OUT TOTAL

100.00% 108 110 218 117 124 241

34 35 69

40 44 84

PM PEAK HOUR TRIPS

38 40 78

5 5 10

6328.69% 31

32.24%

EAST

NORTH

5 94.27%

SOUTH

76WEST 34.90% 38

DIRECTION

32

38

35 35 70

4

AM PEAK HOUR TRIPS
DISTRIBUTION

Table 4: Directional Trip Distribution Percentages  
   

 

 

 

 
 
 
 
 
 
 
 
Trip Assignment  

The net trips generated by the subject project have been distributed into the four 
quadrants: North, South, East and West.  Table 5 includes the trip distribution 
percentages and the corresponding trip assignments for the AM and PM peak 
hour.  Lastly, Figures 6 and 7 depict the net vehicle trips assigned to the two most 
impacted intersections and project's driveways for the AM and PM peak hour, 
respectively.   
 
Table 5: Directional Trip Assignment   
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Figure 6: Net Site Traffic - AM Peak Hour   

  

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Project's 
Location 



17071 West Dixie Highway                         Traffic Impact Study 

 
   
                       RICHARD GARCIA & ASSOCIATES, INC. Page    15 

 

Figure 7: Net Site Traffic - PM Peak Hour   
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Proposed Future Condition (2019) 
 
This section of the report describes the traffic parameters utilized to develop and to 
evaluate the proposed future peak hour volumes with project in 2019.   
 
Background Traffic Growth 

Using the trips documented in the Miami-Dade County SERPM travel demand traffic 
model for the subject project TAZ 97, a growth rate was calculated in an effort to 
account for background traffic within the study area.  This calculation yielded a 
reasonable 1.57 percent growth rate and therefore, it was used to calculate the 
background traffic for the future condition in 2019.  Appendix 3 contains the 
supporting documentation.   
 
Future Traffic Volumes - AM & PM Peak Hour 

The existing seasonally adjusted turning movement counts were augmented with a 
compounded background growth rate of 1.57 percent to develop the volumes for 
the future condition without project in 2019.  Similarly, the volumes for the future 
condition with project include background growth and the project net trips.  The 
calculations for the specific movements are contained in Appendix 4.  Figures 8 
and 9 depict the future AM and PM peak hour volumes with project, respectively. 
 
Level of Service (LOS) 

The proposed future peak hour volumes with project were evaluated to determine 
the future LOS at the two most impacted intersections by the subject project.  
Based on the operational analysis, the studied intersections yielded LOS A for both 
the AM and PM peak hour.   
 
Lastly, the project's driveways were evaluated and resulted in LOS A.  Table 6 
summarizes the LOS and vehicle delay per approach for each intersection and 
project's driveway.  Appendix 5 includes the Synchro software sheets with other 
outputs such as queue lengths and volume to capacity ratios.    
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Figure 8: Proposed Future Condition with Project - AM Peak Hour   
 

 

 

 

     

 

 

 

 

 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Project's 
Location 



17071 West Dixie Highway                         Traffic Impact Study 

 
   
                       RICHARD GARCIA & ASSOCIATES, INC. Page    18 

 

Figure 9: Proposed Future Condition with Project - PM Peak Hour  
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LOS Delay (s) LOS Delay (s)

EB C 18.7 C 18.5

WB D 25.0 C 22.1

NB A 0.4 A 0.7

SB A 0.1 A 0.1

Overall A 2.0 A 1.9

EB D 25.3 C 22.9

WB B 11.3 B 12.4

NB A 0.4 A 0.6

SB A 0.2 A 0.0

Overall A 2.3 A 1.5

EB - - - -

WB B 14.2 C 21.5

NB A 0.0 A 0.0

SB A 1.6 A 1.0

Overall A 1.8 A 3.4

EB A 1.2 A 1.8

WB A 0.0 A 0.0

NB - - - -

SB - - - -

Overall A 0.7 A 1.0

EB A 0.0 A 0.0

WB A 0.0 A 0.0

NB - - - -

SB A 8.5 A 8.5

Overall A 0.7 A 1.0

EB A 9.9 B 10.8

WB - - - -

NB A 7.6 A 7.5

SB A 0.0 A 0.0

Overall A 4.7 A 7.1

EB A 8.9 A 8.8

WB - - - -

NB A 6.2 A 7.0

SB A 0.0 A 0.0

Overall A 7.3 A 7.3

* TWSC Critical Approach

Approach

In
te

rs
ec

ti
o

n
s

Proposed Future Condition with Project (2019)

AM Peak Hour PM Peak Hour

Two-Way 
Stop

NE 170 Street & 
Drop-Off Entrance

Free Flow 
Condition

Two-Way 
Stop

Location

W Dixie Highway & 
NE 170 Street

W Dixie Highway & 
Driveway 1

Intersection 
Control

W Dixie Highway & 
NE 171 Street

Two-Way 
Stop

Alley & Parking 
Garage Driveway

Two-Way 
Stop

Alley & Driveway 1
Two-Way 

Stop

D
ri

ve
w

ay
s

NE 170 Street & 
Drop-Off Exit

Two-Way 
Stop

 (Exit Only)

*

*

*

* *

*

*

*

*

*

*

*

Table 6: Proposed Future LOS & Delay - AM & PM Peak Hour 
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Conclusion 
In conclusion, the two most impacted intersections by the subject project are 
operating at LOS A and will continue to do so in the proposed future condition with 
the new project traffic during the AM and PM peak hour.  Therefore, off-site traffic 
mitigation measures are not needed or recommended at this time since the 
subject project will not adversely impact the traffic operations within the study 
area.   
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TYPICAL 2 BEDROOM UNIT - 1,031 SF

2

TYPICAL 1 BEDROOM UNIT - 654 SF
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TYPICAL ENTRYWAY ELEVATION

1

TYPICAL AWNING SECTION

2

TYPICAL RETAIL ELEVATION



3
'
-
6

"

VARIES

3
'
-
6

"

VARIES

2"

2
"

ALL DRAWINGS AND WRITTEN MATERIAL APPEARING HEREIN

CONSTITUTE THE ORIGINAL AND UNPUBLISHED WORK OF KOBI

KARP AIA, AND MAY NOT BE DUPLICATED, USED, OR DISCLOSED

WITHOUT THE EXPRESS WRITTEN CONSENT OF KOBI KARP

ARCHITECTURE  & INTERIOR DESIGN, INC. AIA. (c) ________

DATE:

DRAWN BY:

CHECKED BY:

REVISIONS / SUBMISSIONS

A

1 2 3 4

B

C

D

5

A

B

C

D

1 2 3 4 5

A
R

C
H

I
T

E
C

T
U

R
E

I
N

T
E

R
I
O

R
 
D

E
S

I
G

N

P
L
A

N
N

I
N

G

A
I
A

 
 
 
 
 
A

S
I
D

 
 
 
 
 
N

C
A

R
B

2
9
1
5
 
B

i
s
c
a
y
n
e
 
B

o
u
l
e
v
a
r
d

S
u
i
t
e
 
2
0
0

M
i
a
m

i
,
 
F

l
o
r
i
d
a
 
3
3
1
3
7

O
:
 
3
0
5
.
5
7
3
.
1
8
1
8

F
:
 
3
0
5
.
5
7
3
.
3
7
6
6

W
W

W
.
K

O
B

I
K

A
R

P
.
C

O
M

5
 
P

A
R

K

1
7

0
7

1
 
W

E
S

T
 
D

I
X

I
E

 
H

W
Y

N
O

R
T

H
 
M

I
A

M
I
 
B

E
A

C
H

,
 
F

L
 
3

3
1

6
0

1647

2016

M
a
c
k
e
n
 
C

o
m

p
a
n
i
e
s

1
7
0
7
1
 
W

e
s
t
 
D

i
x
i
e
 
H

i
g
h
w

a
y

N
o
r
t
h
 
M

i
a
m

i
 
B

e
a
c
h

F
l
o
r
i
d
a
 
3
3
1
6
0

TS

--

01-18-2017

K
O

B
I
 
K

A
R

P

L
i
c
.
 
#
 
A

R
0
0
1
2
5
7
8

1 OWNER REV. 11/11/2016

2 TRAD REV. 11/11/2016

P
L
A

N
N

I
N

G
 
A

N
D

 
Z

O
N

I
N

G
 
S

U
B

M
I
T

A
L
 
-
 
0
1
-
1
8
-
2
0
1
7













2

RAILING - PERFORATED ALUMINUM SHEET 

1

RAILING - ALUMINUM BARS
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(TO BE REMOVED)
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EXIST. 12" WATER MAIN

EXIST. SAN. SEWER MANHOLE

EXIST. SAN. SEWER MANHOLE
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(SEE DETAILS - TYP.)
UNDER INLET GRATE

INSTALL FILTER FABRIC
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INSTALL FILTER FABRIC

(SEE DETAILS)
INSTALL PERIMETER SILT FENCE

(SEE DETAILS)
INSTALL PERIMETER SILT FENCE

(SEE DETAILS)
INSTALL PERIMETER SILT FENCE

PER THE FLORIDA EROSION CONTROL MANUAL.
COMPACTED SUBGRADE

ENTRANCE W/ ROCK BASE AND
INSTALL TEMPORARY CONSTRUCTION

(SEE DETAILS - TYP.)
UNDER INLET GRATE

INSTALL FILTER FABRIC

(SEE DETAILS - TYP.)
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N.P.D.E.S. NOTES

1608-65

SHEET NUMBER

TOTAL AREA OF THE SITE:

OTHER:

STORMWATER DISCHARGE FROM THE SITE:

EXISTING DATA DESCRIBING THE SOIL OR QUALITY OF ANY

POINT:

ESTIMATE THE DRAINAGE AREA SIZE FOR EACH DISCHARGE

DESCRIBE THE NATURE OF THE CONSTRUCTION ACTIVITY:

PROJECT LOCATION:

NONE

ACTIVITIES:

DESCRIBE THE INTENDED SEQUENCE OF MAJOR SOIL DISTURBING

POINT:

IDENTIFY THE RECEIVING WATER OR MS4 FOR EACH DISCHARGE

LATITUDE AND LONGITUDE OF EACH DISCHARGE POINT AND

N/A

HERBICIDES AND PESTICIDES USED AT THE CONSTRUCTION SITE:

THE PROPER APPLICATION RATES OF ALL FERTILIZERS,

TOXIC SUBSTANCES:

THE STORAGE,    APPLICATION,    GENERATION AND MIGRATION OF ALL

CHEMICALS,   LITTER,   AND SANITARY WASTES:

WASTE DISPOSAL, THIS MAY INCLUDE CONSTRUCTION DEBRIS,

/EXITS:

OFFSITE VEHICLE TRACKING FROM CONSTRUCTION ENTRANCES

DURING THE CONSTRUCTION OPERATIONS.

NO TOXIC SUBSTANCES WILL BE STORED ON THE PROJECT SITE

MANAGEMENT (DEP, 1988) AND ANY SUBSEQUENT AMENDMENTS.

MANAGEMENT DISTRICT, AND THE GUIDELINES CONTAINED IN THE FLORIDA DEVELOPMENT MANUAL: A GUIDE TO SOUND LAND AND WATER

THE APPLICABLE STORMWATER OR ENVIRONMENTAL RESOURCE PERMITTING REQUIREMENTS OF THE DEPARTMENT OR A WATER

PERFORMANCE STANDARDS FOR EROSION AND SEDIMENT CONTROL AND STORMWATER TREATMENT SET FORTH IN S. 62-40.432, F.A.C. ,

SECTION.  PROVIDE TIME FRAMES IN WHICH THE CONTROLS WILL BE IMPLEMENTED.  NOTE:  ALL CONTROLS SHALL BE CONSISTENT WITH

AT THE CONSTRUCTION SITE FOR EACH ACTIVITY IDENTIFIED IN THE INTENDED SEQUENCE OF MAJOR SOIL DISTURBING ACTIVITIES

GIVE A DETAILED DESCRIPTION OF ALL CONTROLS,   BEST MANAGEMENT PRACTICES (BMPS) AND MEASURES THAT WILL BE IMPLEMENTED

PRESERVATIONS, ETC.

MULCHING, PERMANENT SEEDING, GEOTEXTILES, SOD STABILIZATION, VEGETATIVE BUFFER STRIPS, PROTECTION OF TREES, VEGETATIVE

DESCRIBE ALL TEMPORARY AND PERMANENT STABILIZATION PRACTICES.  STABILIZATION PRACTICES INCLUDE TEMPORARY SEEDING,

OR GREATER (SEE ATTACHED FORM).

INSPECTIONS MUST OCCUR AT LEAST ONCE A WEEK AND WITHIN 24 HOURS OF THE END OF A STORM EVENT THAT IS 0.50 INCHES

INSPECTIONS:  DESCRIBE THE INSPECTION AND INSPECTION DOCUMENTATION PROCEDURES, AS REQUIRED BY PART V.D.4. OF THE PERMIT.

FIGHTING ACTIVITIES DO NOT HAVE TO BE LISTED OR DESCRIBED.

IDENTIFY AND DESCRIBE ALL SOURCES OF NON-STORMWATER DISCHARGES AS ALLOWED IN PART IV.A.3. OF PERMIT.   FLOWS FROM

DRAINED. TEMPORARY SEDIMENT BASINS (OR AN EQUIVALENT ALTERNATIVE) ARE RECOMMENDED FOR DRAINAGE AREAS UNDER 10 ACRES.

SEDIMENT BASINS (OR EQUIVALENT ALTERNATIVE) SHOULD BE ABLE TO PROVIDE 3,600 CUBIC FEET OF STORAGE FOR EACH ACRE

DESCRIBE ALL SEDIMENT BASINS TO BE IMPLEMENTED FOR AREAS THAT WILL DISTURB 10 OR MORE ACRES AT ONE TIME.   THE

OR VEGETATED SWALES THAT WILL BE INSTALLED DURING THE CONSTRUCTION PROCESS.

DESCRIBE ALL PERMANENT STORMWATER MANAGEMENT CONTROLS SUCH AS, BUT NOT LIMITED TO, DETENTION OR RETENTION SYSTEMS

THAT THEY REMAIN IN GOOD AND EFFECTIVE OPERATING CONDITION.

PROVIDE A DETAILED DESCRIPTION OF THE MAINTENANCE PLAN FOR ALL STRUCTURAL AND NON-STRUCTURAL CONTROLS TO ENSURE

DATE
ADDRESS & PHONE NUMBER

COMPANY NAME
NAME / TITLE SIGNATURE

OPERATOR AND RESPONSIBLE AUTHORITY CERTIFICATION STATEMENT

DATE
ADDRESS & PHONE NUMBER

COMPANY NAME
NAME / TITLE SIGNATURE

CONTRACTOR CERTIFICATION STATEMENT

POLLUTION PREVENTION PLAN PREPARED THEREUNDER."

FLORIDA GENERIC PERMIT FOR STORMWATER DISCHARGE FROM LARGE AND SMALL CONSTRUCTION ACTIVITIES AND THIS STORMWATER

"I CERTIFY UNDER PENALTY OF LAW THAT I UNDERSTAND, AND SHALL COMPLY WITH, THE TERMS AND CONDITIONS OF THE STATE OF

SUBMITTING FALSE INFORMATION, INCLUDING THE POSSIBILITY OF FINE AND IMPRISONMENT FOR KNOWING VIOLATIONS."

OF MY KNOWLEDGE AND BELIEF, TRUE, ACCURATE, AND COMPLETE.  I AM AWARE THAT THERE ARE SIGNIFICANT PENALTIES FOR

THOSE PERSONS DIRECTLY RESPONSIBLE FOR GATHERING THE INFORMATION, THE INFORMATION SUBMITTED IS, TO THE BEST

EVALUATED THE INFORMATION SUBMITTED.  BASED ON MY INQUIRY OF THE PERSON OR PERSONS WHO MANAGE THE SYSTEM, OR

SUPERVISION IN ACCORDANCE WITH A SYSTEM DESIGNED TO ASSURE THAT QUALIFIED PERSONNEL PROPERLY GATHERED AND

"I CERTIFY UNDER PENALTY OF LAW THAT THIS DOCUMENT AND ALL ATTACHMENTS WERE PREPARED UNDER MY DIRECTION OR

TOTAL AREA OF THE SITE TO BE DISTURBED:

DEVELOPER WITHIN A 24 HOUR PERIOD.

ALL REQUIRED REPAIRS TO THE EROSION AND TURBIDITY CONTROL DEVICES SHALL BE MADE BY THE CONTRACTOR AND/OR3.  

AND/OR AFTER EACH HEAVY STORM EVENT AS REQUIRED.

THE SITE CIVIL INSPECTOR WILL INSPECT THE EROSION AND TURBIDITY CONTROL DEVICES DURING EACH SCHEDULED INSPECTION2.  

DAILY BASIS.

THE EROSION AND TURBIDITY CONTROL DEVICES WILL BE INSPECTED BY THE PROJECT/DEVELOPER SUPERINTENDENT ON A1.  

INSPECTION REPORTS WILL BE MAINTAINED ON-SITE BY PROJECT/DEVELOPER SUPERINTENDENT.3. 

SITE CIVIL INSPECTOR WILL CONDUCT WEEKLY INSPECTIONS.2.

PROJECT/DEVELOPER SUPERINTENDENT WILL CONDUCT DAILY INSPECTIONS.1. 

OPERATIONS. (ONLY IF NEEDED)

TEMPORARY  SEDIMENT BASINS WILL BE CONSTRUCTED AS REQUIRED WITHIN THE SITE DURING UNDERGROUND UTILITY INSTALLATION1.

DURING THE CONSTRUCTION OPERATOINS.

NO FERTILIZERS,   HERBICIDES,   AND/OR PESTICIDES TO BE USED

WASTES,   WILL BE PROVIDED BY LOCAL SERVICE COMPANY.

TEMPORARY WASTE DISPOSAL SERVICES,   INCLUDING SANITARY

BERM HAS BEEN CONSTRUCTED AND STABILIZED.

THE PERIMETER SILT FENCE SHALL BE MAINTAINED AROUND THE ENTIRE CONSTRUCTION SITE UNTIL THE PERMANENT PERIMETER 

STORM WATER MANAGEMENT SYSTEM.

A PERMANENT PERIMETER BERM AND RETENTION AREA WILL BE CONSTRUCTED WITHIN THE SITE AS PART OF THE PROPOSED

SWPP-2

3.     TURBIDITY BARRIERS

2.     FILTER FABRIC MATERIAL

1.     SILT FENCES

Registered Engineer Number  

9/16

9/16

9/16

GABIONS, COAGULATING AGENTS AND TEMPORARY OR PERMANENT SEDIMENT BASINS.

DRAINS, LEVEL SPREADERS,   STORM DRAIN INLET PROTECTION,   ROCK OUTLET PROTECTION, REINFORCED SOIL RETAINING SYSTEMS,

INCLUDE SILT FENCES,   EARTH DIKES,   DIVERSIONS,   SWALES,   SEDIMENT TRAPS,   CHECK DAMS,   SUBSURFACE DRAINS, PIPE SLOPE

PRACTICES TO STORE FLOWS, RETAIN SEDIMENT ON-SITE OR IN ANY OTHER WAY LIMIT STORMWATER RUNOFF.  THESE CONTROLS

DESCRIBE ALL STRUCTURAL CONTROLS TO BE IMPLEMENTED TO DIVERT STORMWATER FLOW FROM EXPOSED SOILS AND STRUCTURAL

WITH LIMESTONE UNDERNEATH.

EXISTING SOILS ARE CLASSIFIED AS HALLANDALE FINE SAND (HA)

ALL DRAINAGE AND DEWATERING TO REMAIN ON SITE

RECEIVING WATER :    NONE        

NONEDISCHARGE POINT NO.1: 

2.     FILTER FABRIC MATERIAL SHALL BE INSTALLED ON ALL OPEN GRATE DRAINAGE INLETS.

1.      A SILT FENCE SHALL BE INSTALLED AROUND THE ENTIRE PERIMETER OF THE CONSTRUCTION SITE.

CONTROL MANUAL.

TRACKING PREVENTION DEVICE PER THE FLORIDA EROSION

CONSTRUCT TEMPORARY ENTRANCE AT USING THE SOIL

ANTONIO QUEVEDO

NORTH MIAMI BEACH, MIAMI DADE COUNTY, FLORIDA

2.59 ACRES

2.59 ACRES

AND 7 STORY OFFICE BUILDINGS

AND SIDEWALKS, CONTRUCTION OF 19 STORY APARTMENT AND RETAIL

DEMOLITION OF RETAIL PLAZA AND SURROUNDING PARKING AREAS

 START SITE EARTHWORK GRADING5. 

 EXPORT FILL OFF SITE4.

 HAUL OFF SITE CLEARED MATERIAL.3.

CLEAR & GRUB EXISTING VEGETATION WITHIN THE SITE.2. 

AND SIDEWALK AREAS.

DEMO RETAIL PLAZA AND SURROUNDING PARKING1.

17071 WEST DIXIE HIGHWAY
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PROJECT NUMBER

HSQ GROUP, INC.
Engineers · Planners · Surveyors

1/11/2017

C26258 · LB7924

Boca Raton, Florida 33486 · 561.392.0221

1489 West Palmetto Park Road, Suite 340

A.Q.

R.W.

N.S. 59471 EROSION CONTROL DETAILS

1608-65

6" MIN.

INLET WITHOUT FRAME & GRATE

FILTER FABRIC INSTALLATION ON

EXTEND 6" MINIMUM AT EACH SIDE

6"X6"  WELDED WIRE MESH

INSTALL WIRE SUPPORT MOULD

FILTER FABRIC INSTALLATION DETAIL
N.T.S.

TO FRAME & GRATE

SECURE FILTER FABRICOF INLET FILTER FABRIC

BACKFILL AFTER INSTALLATION

1.

FILTER FABRIC INSTALLATION NOTES

EVERY STORM EVENT OR AS NEEDED.

CONTRACTOR SHALL CLEAN OUT DRAINAGE INLET AND FILTER FABRIC AFTER

2.

TO STARTING FINAL PAVING OPERATIONS.

CONTRACTOR SHALL REMOVE FILTER FABRIC FROM DRAINAGE INLETS PRIOR3.

WITHIN INLETS DURING CONSTRUCTION OPERATIONS.

CONTRACTOR SHALL REPAIR AND/OR REPLACE ALL DAMAGED FILTER FABRIC

1.

2.

6.

N.T.S.

SILT FENCE INSTALLATION DETAIL

INSTALL WOOD OR METAL POSTS

6 FOOT SPACING WITHOUT WIRE SUPPORT

10 FOOT SPACING WITH WIRE SUPPORTED FENCE

INSTALL POSTS AT THE FOLLOWING SPACING:

OR WIRE MESH SUPPORTED FENCE

INSTALL EXTRA STRENGTH FILTER FABRIC

WHICH HAS BEEN FASTENED TO THE POSTS 

FABRIC MATERIAL TO 6"X6" WELDED WIRE MESH

FOR ADDITIONAL STRENGTH ATTACH FILTER

RUNOFF

RUNOFF

N.T.S.

INSTALLATION DETAIL

POST & FILTER FABRIC

WOOD OR METAL FENCE POST

FILTER FABRIC

GROUND LEVEL

GROUND LEVEL

MIN.

6"

M
IN
.

6
"

1
'-
0
" 

M
IN
.

2
'-
0
" 

M
IN
.

COMPACTED BACKFILL MATERIAL

12" OF FILTER FABRIC AND ANCHOR DOWN WITH

CONSTRUCT 6"X6" TRENCH IN ORDER TO BURY BOTTOM

RUNOFF

SILT FENCE & POST INSTALLATION NOTES

THEN THE FENCE POSTS SHALL BE SPACED AT A MAXIMUM OF 6 FEET APART.

FILTER FABRIC IS USED WITHOUT WIRE MESH SUPPORT.   IF WIRE SUPPORT IS USED

DRIVEN SECURELY INTO THE GROUND FOR A MINIMUM OF 12 INCHES WHEN THE

THE FENCE POSTS SHALL BE INSTALLED AT A MAXIMUM OF 10 FEET APART AND

4.

3.

5.

THE FABRIC SHALL NOT EXTEND MORE THAN 36 INCHES ABOVE THE GROUND SURFACE.

AND 12 INCHES OF THE FABRIC SHALL BE EXTENDED AT THE BOTTOM INTO THE TRENCH.

THE FILTER FABRIC MATERIAL SHALL BE EITHER STAPLED OR WIRED TO THE FENCE POSTS

BUT SHALL NOT EXCEED 36 INCHES.

THE HEIGHT OF THE SILT FENCE SHALL BE INSTALLED AT A MINIMUM OF 24 INCHES

USE OF JOINTS.

TO BE ABLE TO CUT THE ENTIRE REQUIRED LENGTH IN ONE PIECE AND AVOID THE

THE FILTER FABRIC MATERIAL SHALL BE PURCHASED IN A CONTINUOUS ROLL IN ORDER

NOT EXTEND MORE THAN 36 INCHES ABOVE THE ORIGINAL GROUND SURFACE.

RINGS.   THE WIRE SHALL EXTEND INTO THE TRENCH A MINIMUM OF 2 INCHES AND SHALL

BY USING EITHER HEAVY DUTY WIRE STAPLES AT LEAST 1 INCH LONG,   TIE WIRES OR HOG

SUPPORT SHALL BE FASTENED SECURELY TO THE UP SLOPE SIDE OF THE FENCE POSTS

WHEN STANDARD STRENGTH FILTER FABRIC MATERIAL IS USED,   A WELDED WIRE MESH

THE SOIL COMPACTED OVER THE FILTER FABRIC.

12 INCHES OF THE FILTER FABRIC MATERIAL.   THE TRENCH SHALL BE BACK FILLED AND

FENCE POSTS AND UP SLOPE FROM THE BARRIER IN ORDER TO BURY THE BOTTOM

A 6"X6"  TRENCH SHALL BE CONSTRUED ALONG THE BOTTOM OF THE ENTIRE LINE OF

7.

STANDARD INSTALLATION REQUIREMENTS. 

A CLOCKWISE DIRECTION IN ORDER TO CREATE A TIGHT SEAL.   FOLLOW ALL OTHER

SECOND FENCE INSIDE THE POSTS OF THE FIRST FENCE.   ROTATE BOTH FENCE POSTS AT

WHEN INSTALLING TWO SILT FENCES AROUND THE PERIMETER,  PLACE THE POSTS OF THE

1.

2.

3.

TO ANY CONSTRUCTION ACTIVITIES COMMENCING.

SHALL BE INSTALLED WITHIN THE LIMITS OF THE CONSTRUCTION AREA PRIOR

ALL EROSION AND TURBIDITY CONTROL DEVICES AND TEMPORARY BARRIERS

COMMENCING.    NO CONSTRUCTION VEHICLES SHALL ENCROACH WITHIN THESE AREAS.

NATURAL PRESERVATION AREAS PRIOR TO ANY CONSTRUCTION ACTIVITIES

A TEMPORARY BARRIER SHALL BE INSTALLED AROUND ALL WETLAND AND/OR

CONTROL DEVICES AND BARRIERS.

APPROPRIATE AGENCIES PRIOR TO INSTALLATION OF ANY EROSION AND TURBIDITY

CONTRACTOR SHALL HAVE ALL EXISTING UNDERGROUND UTILITIES LOCATED BY

4.

MINIMIZE NUISANCE DUST,  NOISE,  AND/OR AIR POLLUTION.

REMAIN IN ORDER TO ACT AS A BUFFER BETWEEN ADJACENT PROPERTIES,  AND TO

DURING CONSTRUCTION ACTIVITIES,  EXISTING PERIMETER NATIVE VEGETATION SHALL

5.

APPLICABLE GOVERNMENTAL AGENCIES.

SHALL BE USED AS DIRECTED BY BOTH THE ENGINEER-OF-RECORD AND/OR

DUST AND PARTICULATE EMISSIONS GENERATED DURING CONSTRUCTION ACTIVITIES

PRACTICES SUCH AS SEEDING,   MULCHING AND WETTING WHICH MINIMIZE AIRBORNE

6.

BE PAVED OR LANDSCAPED,  SHALL BE SEEDED AND MULCHED.

ALL AREAS DISTRIBUTED DURING CONSTRUCTION ACTIVITIES,   WHICH ARE NOT GOING TO

GENERAL EROSION AND TURBIDITY CONTROL NOTES

SHEET NUMBER

SWPP-3

9/16

9/16

9/16
Date:

State of Florida

ANTONIO QUEVEDO

17071 WEST DIXIE HIGHWAY
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ENTRANCE 1ENTRANCE 1 ENTRANCE 2ENTRANCE 2 ENTRANCE 3ENTRANCE 3

TRAFFIC LANETRAFFIC LANEVEHICULAR AREAVEHICULAR AREA

SG
MH: 15

SG
MH: 15

SG
MH: 15

SF
MH: 15

SH
MH: 15

SF
MH: 15

SG
MH: 15

SD
MH: 15

SD
MH: 15

SG
MH: 15

SG
MH: 15

SB
MH: 15

SI
MH: 15

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SE
MH: 15

SE
MH: 15

SH
MH: 15

SI
MH: 15

SI
MH: 15

SE
MH: 15

SD
MH: 15

SD
MH: 15

SC
MH: 15

SG
MH: 15

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 9.5

SA
MH: 16

SE
MH: 15

SE
MH: 15

SA
MH: 16

2.6 3.9 5.9 12.6 37.7 2.7

1.5 2.8 3.7 3.7 3.4

1.6 2.7 3.1 2.9 3.0

2.1 2.6 2.1 2.1

2.5

2.9 2.1

3.5 2.8

2.7

2.3 3.1 1.6 1.2

3.5 3.0 1.5

2.8 1.8

2.6 1.7

2.4 1.7 2.5

2.5 1.9 2.4

2.2 1.7 3.0

2.8 2.2 1.3 2.7

3.5 2.5 1.3 1.5

1.1 3.6 2.0 1.2 1.8 2.0

1.2 4.4 2.3 2.4 1.6 1.3

3.3 2.8 3.4 2.2 1.5

2.7 2.0 2.5 2.2

2.9 1.7 1.4 1.6

2.1 2.6 2.4 1.7

2.1 3.8 3.7

2.0 2.3 3.4 3.1

2.4 2.5 3.0 2.8

3.1 1.8 3.0 3.3

3.2 2.1 2.5 2.2

2.8 1.4 1.0 1.4 1.6 2.2 2.3 2.7

2.7 2.0 1.4 1.2 1.5 2.1 2.1 2.4 3.1

1.4 2.1 2.3 2.3 2.2 2.5

1.2 2.3 3.6 2.8 2.3

1.4 1.8 2.4 3.2

1.2 1.7

1.1

1.7 1.7 2.4 3.3 3.1 3.1 3.3 2.2 1.4

1.8 1.0 2.6 2.9

2.4 1.1 1.7 4.1 3.3 3.2 1.5

3.0 1.8 2.5 2.0 1.5

1.3 4.1 3.3

1.8 2.9 3.8 3.6 3.3

2.8 3.6 3.4

2.1 3.4 3.1

1.5 1.6 2.5 2.2

2.1 1.7 1.5 1.4

2.9 2.6 2.6 2.6 2.1

2.1 2.3 3.2 3.0

1.5 1.6 2.4 2.1

1.0 2.0 1.6 1.4

1.0 3.1 2.5 2.0

2.8 3.1

2.6

1.9 1.5

2.0 1.6 1.6 1.9

2.8 2.0 2.2 2.4

3.2 3.4 2.1 2.5 3.1

3.0 3.3 2.2 2.5 2.9 2.5

2.5 2.5 2.1 2.3 2.5 2.7

2.2 2.0 1.8 2.0 2.1 1.9

2.0 1.9 1.8 1.8 2.0 1.6

2.3 2.2 1.9 2.1 2.2 2.0

2.5 2.7 2.0 2.5 2.6

2.7 3.2 2.1 2.8

2.5 3.0 2.1 2.7

2.7 2.8 2.2 2.5

2.2 2.2

2.4 1.8

2.4 1.7

2.4 2.0

1.7 1.7

2.3 3.2 2.3 3.1 3.1 2.9

3.1 3.1 3.0 3.1 3.0

3.8 3.8 2.4 2.4 2.1

3.5 3.1

2.6 2.8

2.5 2.8

3.2 3.2

2.3 3.7 3.8

4.3 2.4 1.9 2.2 3.2 3.2

4.4 2.6 2.1 2.0 2.2 2.6

4.3 2.7 2.1 2.0 2.0 1.7

2.1 2.0 1.9 1.4

2.5 3.4 3.1 1.7

2.8 2.7 2.4 2.3

2.4 2.5

1.3 2.4 3.1

2.6 3.2

2.2 3.3 3.4

2.5 3.3

1.3 2.2 1.7

1.8

55.5 60.3 39.9 19.0 17.2 37.5 59.0 60.2 38.6 18.2 18.5 39.5 60.7 58.1 35.3 12.8

52.1 57.4 38.4 18.5 17.2 36.7 57.9 59.4 38.1 18.1 18.5 39.2 60.6 57.6 34.8 12.9

28.9 31.3 22.6 13.2 13.2 24.9 38.6 38.8 25.0 13.7 13.9 25.7 39.5 38.0 23.3 10.0

10.0 11.2 9.3 7.5 8.3 13.8 20.3 19.9 13.2 8.6 8.7 13.6 20.5 19.9 12.8 6.6

6.6 5.2 4.6 4.5 5.5 9.4 13.8 13.7 8.8 5.7 5.7 8.9 13.5 13.5 8.7 4.8

10.3 10.6 7.7 4.6 3.5 3.2 4.1 7.7 12.3 11.9 6.9 4.2 4.2 7.0 11.7 11.8 7.1 3.8

13.3 15.3 11.7 7.4 4.5 3.0 3.6 7.1 11.8 11.5 6.3 3.5 3.6 6.5 11.0 11.1 6.7 3.4

13.0 15.8 15.1 11.1 5.9 2.9 3.3 6.8 11.2 10.9 6.0 3.2 3.2 6.1 11.3 11.4 6.4 3.1

12.3 14.9 14.4 10.7 5.6 2.7 3.0 6.4 11.0 10.5 5.7 3.0 3.0 5.9 10.7 10.9 6.2 3.0

11.3 12.7 9.2 5.6 3.4 2.3 2.9 6.5 10.5 10.3 5.7 2.9 3.0 5.9 10.4 10.4

9.4 10.1 5.9 2.8 1.8 1.7 2.7 6.3 10.7 10.8 5.5 2.8 2.8 5.6 10.4 10.7

2.6 6.3 10.9 11.0 5.5 2.7 2.7 5.7 10.6 10.8 6.2 3.0 2.2

2.3 6.2 10.4 10.2 5.5 2.6 2.6 5.4 10.4 10.6 5.9 2.8 2.1

2.2 5.9 10.5 10.1 5.2 2.4 2.2 4.6 9.1 9.3 5.1 2.7 2.4

2.2 5.9 10.2 9.9 5.3 2.4 1.8 3.1 5.5 5.5 3.1

1.9 5.6 10.3 10.3 5.0 2.4 1.9 1.4 1.7

1.6 4.7 8.9 8.8 4.2 2.3 2.5

1.1 2.7 4.4 4.4

1.0

AREA 1

AREA 2

AREA 3

LOADING ZONE

PASEO AREA

RETAIL PARKING

Luminaire Schedule
Symbol Label Qty Description LLF Lum. Lumens

SA 44 Mc-GRAW-EDISON: TT-C6-LED-E1-WQ 0.900 11342
SB 1 McGRAW-EDISON: (2) GLEON-AF-01-LED-E1-T4FT 0.900 6270
SC 1 McGRAW-EDISON: GLEON-AF-01-LED-E1-T4FT 0.900 6270
SD 4 McGRAW-EDISON: GLEON-AF-01-LED-E1-T3 0.900 6234
SE 5 McGRAW-EDISON: GLEON-AF-01-LED-E1-SL4 0.900 5922
SF 2 McGRAW-EDISON: GLEON-AF-01-LED-E1-SL3 0.900 6233
SG 7 McGRAW-EDISON: GLEON-AF-01-LED-E1-SL2 0.900 6105
SH 2 McGRAW-EDISON: GLEON-AF-01-LED-E1-T2 (WALL MOUNTED) 0.900 6116
SI 3 McGRAW-EDISON: GLEON-AF-01-LED-E1-T4FT (WALL MOUNTED) 0.900 6270

Calculation Summary
Label CalcType Units Avg Max Min Avg/Min Max/Min
Area 1 Illuminance Fc 2.70 37.7 1.0 2.70 37.70
Area 2 Illuminance Fc 2.37 4.1 1.0 2.37 4.10
Area 3 Illuminance Fc 2.31 3.4 1.6 1.44 2.13
Loading Zone Illuminance Fc 2.74 4.4 1.4 1.96 3.14
Paseo Area Illuminance Fc 2.45 3.4 1.3 1.88 2.62
Retail Parking Illuminance Fc 12.27 60.7 1.0 12.27 60.70
ENTRANCE 1 Illuminance Fc 56.33 60.3 52.1 1.08 1.16
ENTRANCE 2 Illuminance Fc 59.13 60.2 57.9 1.02 1.04
ENTRANCE 3 Illuminance Fc 59.25 60.7 57.6 1.03 1.05
TRAFFIC LANE Illuminance Fc 14.06 39.5 9.1 1.55 4.34
VEHICULAR AREA Illuminance Fc 9.64 39.5 2.2 4.38 17.95
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NOTES

Based on the information provided, all dimensions and

luminaire locations shown represent recommended positions.

The engineer and/or architect must determine applicability of

the layout to existing or future field conditions.

This lighting pattern represents illumination levels calculated

from laboratory data taken under controlled conditions

utilizing current industry standard lamp ratings in accordance

with Illuminating Engineering Society approved methods.

Actual performance of any manufacturer's luminaire may vary

due to variation in electrical voltage, tolerance in lamps and

other variable field conditions.

North Miami Beach, Fl
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