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  Tel: (305) 756-7171 Fax: (305) 756-7722 Website: www.nbvillage.com 

O F F I C I A L    A G E N D A 

NORTH BAY VILLAGE 
PLANNING & ZONING BOARD MEETING 

VILLAGE HALL 
1666 KENNEDY CAUSEWAY, #101 
NORTH BAY VILLAGE, FL  33141 

SEPTEMBER 1, 2015 – 7:30 P.M. 
NOTICE IS HEREWITH GIVEN TO ALL INTERESTED PARTIES THAT IF ANY PERSON SHOULD DECIDE TO APPEAL ANY DECISION MADE AT THE FORTHCOMING MEETING 
OF THE PLANNING & ZONING BOARD.  SUCH PERSON WILL NEED A RECORD OF THE PROCEEDINGS AND FOR SUCH PURPOSE, HE OR SHE WILL NEED TO ENSURE 
THAT A VERBATIM RECORD OF THE PROCEEDINGS IS MADE WHICH RECORD INCLUDES THE TESTIMONY AND EVIDENCE UPON WHICH THE APPEAL IS TO BE BASED.  
THIS NOTICE DOES NOT CONSTITUTE CONSENT BY THE VILLAGE FOR THE INTRODUCTION OR ADMISSION OF OTHERWISE INADMISSIBLE EVIDENCE, NOR DOES IT 
AUTHORIZES CHALLENGES OR APPEALS NOT OTHERWISE ALLOWED BY LAW.   

TO REQUEST THIS MATERIAL IN ACCESSIBLE FORMAT, SIGN LANGUAGE INTERPRETERS, INFORMATION ON ACCESS FOR PERSON WITH DISABILITIES, AND/OR ANY 
ACCOMMODATION TO REVIEW ANY DOCUMENT OR PARTICIPATE IN ANY VILLAGE-SPONSORED PROCEEDING, PLEASE CONTACT  (305) 756-7171 FIVE DAYS IN 
ADVANCE TO INITIATE YOUR REQUEST.  TTY USERS MAY ALSO CALL 711 (FLORIDA RELAY SERVICE). 

1. CALL TO ORDER

2. PLEDGE OF ALLEGIANCE, ROLL CALL

3. PUBLIC HEARING (ALL INDIVIDUALS TESTIFYING WILL BE SWORN IN)

1. AN APPLICATION BY 1755 NBV, LLC CONCERNING PROPERTY LOCATED
AT 1755 KENNEDY CAUSEWAY, NORTH BAY VILLAGE, FLORIDA, FOR A
SPECIAL USE EXCEPTION PURSUANT TO SECTION 152.098 OF THE
NORTH BAY VILLAGE CODE OF ORDINANCES TO ALLOW A
COMMERCIAL PARKING LOT IN THE LIMITED COMMERCIAL ZONING
DISTRICT.

1.) Board Action 

4. PROPOSED COMPREHENSIVE PLAN AMENDMENTS WORKSHOP

5. ADJOURNMENT



k 

Staff Report 

Special Use Exception 

Prepared for: North Bay Village 

Planning & Zoning Board 

Applicant: 1755 NBV, LLC 

Request: Special Use Exception for 

Commercial Parking Lot 
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Staff Report        Applicant’s Name: 1755 NBV, LLC 
Special Use Exception 
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General Information 

 
Owner 1755 NBV, LLC  

Owner Address 1870 NW South River Drive 
Miami, FL  33125 

Site Address 1755 Kennedy Causeway 

Contact Person Sebastian Barbagallo 

Contact Phone Number 305-631-6660 

Contact E-mail Address sba@bdevelopments.com 
 
 
 Existing Proposed 

Future Land Use  Commercial Commercial 
Zoning District CL (Limited Commercial) CL (Limited Commercial) 
Use of Property Vacant Commercial Parking 
Acreage 1.34 acres 1.34 acres 

 

Legal Description of Subject Property 

 

 
 

Request 

 
The applicant is requesting a special use exception pursuant to Section 152.098 of the 
North Bay Village Code of Ordinances to operate a limited commercial parking lot, on a 
temporary basis, at 1755 Kennedy Causeway. 
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Adjacent Land Use Map Classifications and Zoning District 

North 

Future Land Use  Water 
Zoning District Water 
Existing Land Use Biscayne Bay 

   
East 

Future Land Use  Mixed Use 
Zoning District Commercial Limited 
Existing Land Use Hotel/Restaurant 

   

South 

Future Land Use  Commercial 
Zoning District Commercial General 

Existing Land Use Multi-family/ 
Restaurant/Office 

   

West 

Future Land Use  Commercial 
Zoning District Commercial General 

Existing Land Use Vacant (currently proposed 
multi-family development) 

 

 

General Description 

 
At the April 8th, 2014 North Bay Village Commission meeting, a site plan was approved 
for the construction of mixed-use condo/hotel on this same parcel. Building permit plans 
have not yet been submitted for this project but the applicant has requested and 
received approval for a one-year extension of the variances and special use exceptions 
that accompanied the site plan approval. This gives the applicant until April of 2016 to 
submit for a building permit for the approved site plan. 
 
During the interim period before building permits are issued, the applicant is requesting 
to lease parking spaces to neighboring properties. 
 
If granted, the use exception will operate similar to a joint use facility parking area, as 
allowed by Section 152.041(B). The subject property is currently paved and there is 
already informal allowance of parking for nearby businesses. 
 

Consistency with Comprehensive Plan 

 
The request for a special use exception to operate a limited commercial parking lot is 
consistent with the Future Land Use Policy 2.1.1a of the Village’s Comprehensive Plan, 
as a provider of parking for other uses in the Mixed Use and Commercial districts. 
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Consistency with Land Development Code (LDC) 

 

Section 152.098 specifically provides for the Village Commission to approve, 
conditionally approve, or disapprove special use exception applications. Subsection 
(B)(9) of this section includes special uses enumerated in specific zoning districts. 

 
152.098 - Use exceptions 

 

(A) In order to provide for adjustment in the relative locations of uses and 

buildings of the same or of different classifications; to promote the usefulness 

of these regulations as instruments for fact-finding, interpretation, application, 

and adjustment; and to supply the necessary flexibility to their efficient 

operation, special use exceptions are permitted by these regulations. 

 

(B) The City Commission may permit the following buildings and uses as special 

exceptions, provided there are clear indications that such exceptions will not 

substantially affect adversely the uses permitted in these regulations of 

adjacent property. 

  (1)  Day nursery. 

  (2)  Religious institution. 

(3) Private or commercially operated swimming pools or tennis courts, 

when not a permitted accessory use, and commercial recreational 

facilities. 

  (4)  Exposition center, civic center, art gallery. 

  (5)  Golf course, marina. 

  (6)  Public buildings and facilities. 

  (7)  Public utilities or public service uses, and appurtenances thereto. 

(8) Structural alterations to special uses, after these uses are approved by 

the City Commission. 

  (9)  Other special uses as may be enumerated in specific zoning districts. 

  (10) Reserved. 

 
Though a commercial parking lot use is not specifically listed, it is consistent with the 
uses of the Commercial Limited zoning district. Furthermore, it is much less intense use 
than several of the other listed uses, and joint-use parking arrangements are currently 
allowed, according to Section 152.041(B), as follows: 
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 Joint use of facilities: 

 

1) All parking spaces required herein shall be located on the same parcel with 

the building or use served, except that where an increase in the number of 

spaces are provided collectively or used jointly by two or more buildings or 

establishments, the required spaces may be located and maintained not to 

exceed 300 feet from the use being served. 

 

2) Up to 50 percent of the parking spaces required for theaters, auditoriums and 

nightclubs, and up to 100 percent of the parking spaces required for churches 

may be provided and used jointly by banks, offices, retail stores, repair shops, 

service establishments and similar uses not normally open, used or operated 

during the same hours as theaters, auditoriums, nightclubs or churches; 

however, a written agreement thereto shall be properly executed and filed as 

specified below. 

 

3) In any case where the required parking spaces are not located on the same 

lot with the building or use served, or where such spaces are collectively or 

jointly provided and used, a written agreement thereby assuring their 

retention for such purposes, approved as to form by the Village Attorney, shall 

be filed and recorded in the public records of Dade County, Florida. 

 
Additionally, commercial parking lot has been added to the list of use exceptions in the 
proposed LDR revisions that are scheduled to be reviewed by the Commission this fall. 
 
 
 
Potential Impacts Upon Adjacent Properties 

 
North Bay Village Land Development Code Section 152.098(B) (above) requires a 
finding that a special exception use will not substantially affect adversely the uses 
allowed on adjacent properties. Staff finds that the commercial parking lot use should 
not negatively impact the adjacent properties or their current and permitted uses. The 
surrounding uses are all fairly high intensity development, some of which will be seeking 
to use this parking lot for overflow parking. 
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Findings and Recommendations 

 
Staff finds that the request is consistent with Sections 152.098 in that this special 
use exception will not adversely affect the uses permitted in the regulations of 
adjacent properties. 
 
Staff recommends approval of this request to operate a temporary commercial 
parking lot in the Commercial Limited zoning district at 1755 Kennedy Causeway 
with the following conditions: 
 

1. This approval is only valid for 18 months. Commission may grant a renewal if 
requested by applicant. 
 

2. This approval is no longer valid once a building permit is issued for construction of 
any structures on this property. 

 
3. The patrons of this parking lot shall only be from businesses within 300 feet of the 

applicant’s lot. 
 

4. Applicant must stripe parking lot according to current North Bay Village required 
parking standards. 

 
5. Applicant must request a Business Tax Receipt (BTR) for operation of the 

proposed commercial parking lot. BTR application shall meet applicable Village 
standards and written agreements shall be provided by applicant for the 
businesses to whom the parking is being provided. Written agreements must be 
approved, as to form, by the Village Attorney. 
 

6. Cost recovery charges must be paid pursuant to Section 152.110. Specifically, no 
new development application shall be accepted and no building permit or 
certificate of occupancy shall be issued for the property until all application fees, 
cost recovery deposits and outstanding fees and fines related to the property 
(including fees related to any previous development proposal applications on the 
property), have been paid in full. 

 
7. Approval of this special use exception does not in any way create a right on the 

part of the applicant to obtain a permit from a state or federal agency, and does not 
create liability on the part of the Village for approval if the applicant fails to obtain 
requisite approvals or fulfill the obligations imposed by a state or federal agency or 
undertakes action that results in a violation of federal or state law. 

 
8. All applicable state and federal permits must be obtained before commencement of 

construction. 
 
 

Page 6



Staff Report        Applicant’s Name: 1755 NBV, LLC 
Special Use Exception 

 
 6 

 
 
 
Submitted by: 
 
James L. LaRue, AICP 
Planning Consultant 
 
 
August 18, 2015 
 
Hearing: Planning & Zoning Board, September 1, 2015 
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Providing Planning and Management Solutions for Local Governments Since 1988 

1375 Jackson Street, Suite 206   Fort Myers, FL 33901      239-334-3366       www.larueplanning.com 

Memorandum 

To: LPA Members 
From: James G. LaRue, AICP 
Date: August 25, 2015 
Subject: Comprehensive Plan Amendments 

This September 1st workshop session is a preview of various Comprehensive Plan Amendments 

that we will be proposing in October at an advertised public hearing. There is no homework or 

study required. Attached is an agenda listing the various subjects or topic areas that will be the 

major focus for the proposed Comprehensive Plan Amendments. We will explain the various 

items next week so there can be a thorough understanding of the Plan policy revisions at the 

next LPA meeting. 

cc: Frank Rollason, Village Manager  
Yvonne Hamilton, Village Clerk 
Jenorgen Guillen, Deputy Village Clerk 
Robert Switkes, Village Arrotney 
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Comprehensive Plan 
September 1, 2015 – Workshop Agenda 

 
 
 

I. Update to Introduction of Comprehensive Plan and Depiction of Major Issues 
 
II. MAP Amendments (remove Mixed-Use category) and Revise Text 
 
III. Lessen Restrictions for Commercial Residential Mixed-Use Redevelopment 
 
IV. Initiate a Strategic Plan with Corresponding Policies to Retain Existing 

Businesses and Attract New Ones 
 
V. Encourage the Use of the Bayview Overlay Zoning District for Redeveloping the 

Causeway 
 
VI. Water Supply Work Plan Update 
 
VII. Initiate CIE 5-Year (revisions) 
 
VIII. Miscellaneous Corrections, Deletions and Date Adjustments 
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