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PLANNING
DEPARTMENT MISSION STATEMENT

The Planning Department is dedicated to developing, refining, and 
implementing a comprehensive urban planning vision for Miami 
Beach with the goal of preserving the integrity of the City’s unique 
design heritage and enhancing the quality and diversity of the urban 
experience, inclusive of its residential neighborhoods, business 
districts, resorts, recreation, and entertainment areas.

DEPARTMENT DESCRIPTION

The Department provides guidance in design and applies regulatory 
standards and policies with the intent of ensuring progressive urban 
design principles, while preserving the City’s rich architectural and 
historic resources.

The Planning Department is responsible for providing professional 
analysis and recommendations to the City Manager and City 
Commission on all land development issues. We serve as staff to 
the City’s Planning Board, Board of Adjustment, Design Review 
Board, and Historic Preservation Board. The Department processes 
the applications, reviews and prepares recommendations, and is 
also responsible for implementing and updating the comprehensive 
plan as required by State Statutes. The Department reviews building 
permits for compliance with the land development regulations, board 
orders, and for consistency with architectural review guidelines as 
well as preservation criteria. 

Additionally, the Department conducts studies on specialized 
topics, such as resiliency and sustainability, growth management, 
wayfi nding, historic designation, urban and landscape design, 
and prepares master and conceptual plans for neighborhoods and 
conservation districts. Such efforts generally involve extensive public 
participation and collaboration with other City departments and 
governmental agencies to facilitate implementation of the plans once 
approved by City Commission.

FISCAL ENVIRONMENT  

The Department is funded from the General Fund. Since 2016, 
the department has greatly improved the ratio between revenue 
and operational costs, while providing fi nancial incentives to 
homesteaded and residential properties, and other development 
types that include resiliency. Because the department had planned 
and transitioned to a full electronic review, land use board 
applications and other processes continued despite the limitations 
of the COVID-19 pandemic. While staff worked remotely during the 
height of the pandemic, permits and land use board applications 
continued to be reviewed in a timely manner without sacrifi cing 
quality or deadlines which allowed the department to meet projected 
revenue and reduce operational costs.    
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BUSINESS ENVIRONMENT 

The Department serves as the liaison to several Land Use Boards that 
include Planning, Design Review, Historic Preservation and Board 
of Adjustment. Additionally, the department staffs the Commission’s 
Land Use and Development Committee and is also the liaison for the 
Flood Plain Management Board. Planning conducts Special Area 
Studies that require participation with civic organizations such as the 
Miami Beach Community Development Corporation, North Beach 
Development Corporation, Housing Authority, as well as several 
homeowners’ associations and neighborhood groups. Planning also 
addresses and responds to requirements from State agencies and 
the South Florida Regional Planning Council and represents the City 
at selected committee meetings with the School Board, Miami-Dade 
County, and other neighboring municipalities based on various inter-
local agreements. Internally, the Planning Department maintains 
a close working relationship with various departments, including 
Transportation, Public Works, City Clerk, Information Technology, 
Building, Code Compliance, Economic Development, Fire, Capital 
Improvement Projects (CIP), Parks and Recreation, Environment and 
Sustainability, Offi ce of the City Attorney, and Property Management, 
and provides technical and professional guidance on projects that 
may need approval from Land Use Boards (LUB), Commission 
Committees, or City Commission.

STRATEGIC ALIGNMENT

Main Vision Area:

Neighborhoods

Management Objectives:

 ● Prosperity 

 ○ Revitalize targeted areas and increase investment

 ● Neighborhoods 

 ○ Modernize and streamline our old and complex land 
development regulations and City codes

 ○ Prioritize historic gems and create opportunities to build 
resilience into historic properties

•      Mobility 
 ○ Increase housing options for current and future residents
 ○ Support affordable, compatible workforce housing

•      Organization Innovation

 ○ Support all objectives to improve strategic decision 
making and fi nancial stewardship, making the city more 
business friendly and user friendly, with an employee 
culture of problem solving and engagement

Strategic Plan Actions:

 ● MAKE substantial progress on North Beach Town Center/
Byron Carlyle/Ocean Terrace.

Budget Enhancement Actions:

• Full-Time Senior Planner Position to Address New Legislative 
Mandates

Resilient305 Actions: 

 ● BUILD an Inclusive Economy
 ● STRENGTHEN Resilience Planning
 ● BOUNCE Forward 305
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SIGNIFICANT ACCOMPLISHMENTS

• Implemented virtual land use board meetings. The City of 
Miami Beach has four land use boards to evaluate the impacts 
of growth and redevelopment in the City’s neighborhoods and 
historic districts – the Historic Preservation Board, Design Review 
Board, Board of Adjustment, and Planning Board. Each board 
meets monthly to consider a range of applications such as small 
additions to residences to major development projects. When 
the COVID Pandemic hit greater Miami, normal activities that 
would otherwise be commonplace ground to a halt. This meant 
that our elected offi cials and City staff could not come together 
to conduct public meetings and carry out tasks and functions 
necessary to keep the City operational. This also meant that the 
land use boards which evaluate and approve development could 
not exercise their duties and responsibilities. Understanding 
the impacts to the City and without hesitation, staff explored 
alternative forms of convening land use board meetings in a 
manner that would not place the health and welfare of the public, 
applicants, staff, and board members in peril. This was a huge 
undertaking since land use board meetings are quasi-judicial, 
in that they have the authority to issue approvals, and the ability 
for in-person public input during the meeting which is not only 
required by law, but the cornerstone of the public process.  By 
the time the governor issued the fi rst emergency order in March  
2020 suspending in-person quorum requirements, Planning 
department staff had already outlined a process which would 
allow the land use board meetings to restart in a virtual platform. 
All members of the boards were directed and taught by staff on 
how to use the Zoom software and navigate through the review 
of applications and presentations in a virtual platform. As the 
virtual process evolved, a suitable location was found where 
members of the public, who could not participate virtually, 
could provide testimony in person. Because this was a major 
shift from normal operations, it was imperative that the new 
process met all applicable legal requirements. As a result of 
this major accomplishment, projects have been allowed to move 
forward; this sends a positive message to residents, businesses, 
and fi nancial institutions that the City of Miami Beach is resilient

• Adopted mobility fees - land development regulations (LDR) 
Ordinance 2019-4306. This ordinance replaces the obsolete 
transportation concurrency system with a mobility fee.  The 
transportation concurrency system was used to raise money for 
transportation infrastructure, but the methodology had not been 
reviewed or updated in approximately twenty years and fees 
were calculated based on the number of vehicle trips a project 
would generate.  The new system is much more transparent, 
predictable, and easier to calculate.  Fees are based on the 
development program, so applicants can easily determine 
their fee. Since the fee is based on updated needs and the 
transportation master plan, it is able to generate more revenue 
for transportation projects, balanced by incentives to encourage 
development in certain areas like in North Beach

SIGNIFICANT ACCOMPLISHMENTS CONT’D

• Adopted Sunset Harbour Parking Reductions to Incentivize 
Resiliency Ordinance 2019-4293. Sunset Harbour is a 
neighborhood that has experienced signifi cant fl ooding issues 
as a result of increased sea level rise and king tides.  Over 
the last several years the City has embarked on providing 
signifi cant resiliency improvements for public infrastructure.  
However, there has been a need to incentivize private 
properties to improve the resilience of their properties. This 
ordinance is intended to encourage private property owners 
to retrofi t or rebuild their buildings at higher elevations so that 
they are resilient to fl ooding. Additionally, since many of the 
structures predate parking requirements, if they were to retrofi t 
or rebuild they would have likely had to have built structured 
parking, which signifi cantly adds to the cost of a building.  The 
ordinance removes the parking requirements for those seeking 
to make such resiliency improvements

• Updated Comprehensive Plan Evaluation and Appraisal Report 
(EAR). The City is required to undertake an EAR review to its 
Comprehensive Plan every seven years pursuant to state law.  
During this evaluation period, the City made signifi cant updates 
to the Comprehensive Plan in order to incorporate sustainability 
and resiliency initiatives throughout the document.  Additionally, 
the entire document was reviewed, and language clarifi ed in 
order to facilitate and strengthen the relationship between 
the Comprehensive Plan and the City’s Land Development 
Regulations

• Adopted Parking Requirements in Historic and Conservation 
Districts Ordinance 2020-4343. This ordinance was adopted to 
incentivize new mixed-use development in the commercial areas 
of the Normandy Isle National Register district.  The ordinance 
allows for residential or hotel development to avoid parking 
requirements if they are near public transportation or public 
parking.  As a result of this ordinance, a new development 
is seeking approvals in the area which will assist in the 
neighborhood revitalization efforts
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CRITICAL SUCCESS FACTORS

• Adopt regulations to support the City’s efforts in becoming 
more resilient to the impacts of climate change including sea 
level rise

• Identify sections in the Land Development Regulations that are 
in conflict or impede process improvement and delivery of 
services

FUTURE OUTLOOK

The adoption of a resiliency code will enable the City to formulate a 
strategic plan that will continue to promote and protect the historic 
character of the district neighborhoods, while identifying areas 
for sustainable growth and addressing our shocks and stresses.  
Developers will have a clear understanding of the areas that are 
available for growth and will be able to focus their resources on 
projects that can succeed. The predictability that comes from this 
knowledge will encourage residential and commercial investment 
that will benefi t both the City and its residents. 

The revitalization of North Beach is a long-term initiative and will 
remain a focal point of policy makers for the foreseeable future. To 
that end, the Commission has approved several incentives to spur 
development and the revitalization of underserved areas. We expect 
that these incentives will generate additional plan and permitting 
activity.  

Operationally, sustained increase in requests for reduced turn-
around times for permit reviews and a consistent number of submittal 
of applications for Land Use Board Approval continue to tax the 
resources of the Department affecting our ability to deliver services.
 

SIGNIFICANT ACCOMPLISHMENTS CONT’D 

• Adopted Washington Avenue Overlay – Land Development 
Regulations (LDR) Incentives Ordinance 2020-4346. This 
ordinance was adopted in order to encourage development to 
revitalize Washington Avenue.  The ordinance allows for co-
living residential for portions of the corridor, along with certain 
entertainment uses.  As a result of this ordinance, a new 7 
story development which includes approximately 66,922 sq ft 
of mix use, 56 hotel rooms, 49 co-living units and suites, two 
retail bays, and two restaurants was approved on Washington 
Avenue which will contribute to the ongoing revitalization efforts

• Adopted Accessory Dwelling Units (LDR) Ordinance 2019-
4305. This ordinance allows owner-occupied homes to lease 
an accessory building on their property to another person or 
family.  This is intended to provide additional attainable housing 
options for people in the City.  It is also intended to provide 
homeowners with additional revenue which could potentially 
be used to improve their properties. The rental must be for more 
than 6 months and a day to prevent using the accessory unit as 
a short-term rental

• Amended Common Variances – Rooftop Additions, Setbacks, 
Room Sizes, and Common Variance – Allowable Encroachments  
land development regulations (LDR) via ordinances 2019-
4314, 2019-4315, and 2019-4316. In order to simplify the 
development review process, amendments to the LDRs where 
developed by analyzing several types of variances that were 
commonly issued by the applicable land use boards.  The 
amendment modifi ed regulations related to rooftop additions, 
setbacks, and room size, and addressed minor setback and 
height encroachments, and  clarifi ed and consolidated certain 
sections of regulating single family homes. This results in 
fewer projects needing to obtain variances from the Board of 
Adjustment, Design Review Board, or Historic Preservation Board 
in situations where negative impacts were not anticipated.  By 
codifying these minor regulatory requirements, and clarifying 
and consolidating regulations, residents and development will 
be spared the fi nancial impacts and time delays associated with 
seeking approval from a Land Use Board


