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Goals



Process



Tonight’s activity

•Recap of background and process.
•Summary of analysis, input, and 
preliminary conclusions.

•Collect feedback to finalize report 
to the Commission.



Instructions for poll exercises

Two ways to participate:

Website – You will be able to respond to each 
question at PollEv.com/tcno once I activate 
each question.

Text messaging – First, text TCNO to 22333 to 
join the session; after that, you will be able to 
text your responses to each question in time. 

https://pollev.com/tcno
https://www.polleverywhere.com/profile/edit
https://www.polleverywhere.com/profile/coverage_area








PUBLIC 
ENGAGEMENT 

RECAP



Our approach

• Productive and respectful 
dialogue. 

• Diverse representation and 
inclusiveness  not a single 
“public.”

• Multiple opportunities and 
methods. 

• Recommendations based on 
public input. 



What we did

Outreach

• Project-focused page on City’s 

website

• City social media channels

• Email blasts

• Event flyers

• Palm cards

• Phone calls

Engagement

• Comment form on webpage

• Stakeholder sessions (11)

• Pop-up outreach (2)

• Listening session (1)

• Interactive digital forum (today)

• Public hearings (coming up)



Pop-up outreach participation



Listening session participation





BACKGROUND



The Town Center North



The TCNO over the years



Key events leading to the TCNO

e

The inconsistency between the
Comprehensive Plan and the Zoning
Code is discovered.



Comprehensive Plan v. LDRs



What is an overlay?



Town Center Overlay Principles



Comprehensive Plan v. Zoning Code

Note: The Intracoastal Yacht Club is was approved under Miami-Dade County rules prior to the incorporation of the City.
* A Transfer of Development Rights may allow for an increase of up to 30% in density/intensity (Section 265-23 of the Zoning Code).



Actions taken to resolve the problem

• The discrepancy affected the Town Center Overlay (TCO) area only.
• The discrepancy most immediately impacted the southern TCO.

• First stage: pursue a solution for southern 
TCO 

• One-year moratorium + zoning in progress 
(Sept. 2019 to Sept. 2020).

• Amendment to the Comprehensive Plan 
creating a Town Center South Overlay (TCSO) 
and a Town Center North Overlay (TCNO).

• Add density + intensity measures to the TCSO 
language. 

• Second stage: address the TCNO 
• No pre-existing development problems. 
• Opportunity to revisit the Town Center vision.



SNAPSHOT OF 
THE TCNO



The Town Center today





Existing site conditions analysis



Residential density today



Land use and development



Mixed form and character



Comparison of allowed v. existing



Strengths and weaknesses



Assets, challenges & opportunities



HIGHLIGHTS OF 
PUBLIC INPUT



What people said

“Do you like the Town Center today?”



What people said (likes and dislikes)

“It is ugly. It needs 
landscaping and the 
cafes and stores on 
Collins Avenue have 

no cohesion”

“Needs to be better 
maintained and the 

business mix need to 
better reflect the 

vision/brand/identity of 
Sunny Isles Beach.”

“It is the only area 
left [in the City] that 
is not suffocated by 

building upon 
building.”

“Layout with 
parking lot in 
the middle is 
not easy to 
navigate.”

“I can see the sunsets 
and walk through the 
area without feeling 

like I’m in a canyon of 
concrete. Neighbors 

still know each other.”

“It’s a little 
oasis 

between 
skyscraper.”“It looks like a 

typical (ugly) strip 
mall and unless 

you know what’s in 
there, it’s easy to 
just drive past.”

“There’s no 
balance of 
buildings 

with green 
space.”



Relevance of the Overlay today

Does the current Town Center Vision remain relevant? Should 
the City keep the overlay designation?



Building height preferences



Aspirations for the future

What uses or activities would you like to see more of in the 
Town Center?



What people said (aspirations)

“A place for 
teens to 

hang out.”

“No more 
housing”

“A walkable area 
with more 

sustainable designs 
that incorporate the 
LEED approach.”

“Culture. Art. 
Landscaping.”

“Commercial space 
on lower levels and 

more affordable 
housing for the City 

above.”

“Green and 
open space.”

“Mixed use. 
As long as 

it’s beautiful.”

“The Town 
Center is 

fine as is.”

“Better 
shopping and 

better 
appearance.”



Top aspirations





ELEMENTS OF 
A VISION



What is a Town Center?



Town Center precedents



Elements of a vision

• Distinct: The TCNO is different 
from the surrounding area. 

• Oasis: The TCNO provides a 
sense of retreat.



Elements of a vision (cont’d)

• Destination: Keep the TCNO as 
an important, multifunctional 
activity center for locals and 
visitors. Add more and higher 
quality shopping and dining + 
new entertainment and civic 
uses.

• Livable: 
o Human scaled.
o Multimodal
o Accessible.
o Open
o Updated.





FRAMING 
CHOICES



Our approach

• Identify and understand viable 
options and what they involve.

• Four (4) options identified.
• Not an exhaustive list.
• Broad concepts/general 

direction to help guide decision-
making.



Evaluating choices

• Ability to compare pros and cons 
side by side

• Factor selection:
Does it incorporate community 

input?
Is it consistent with policies in the 

comprehensive plan?
Is it legally defensible?
Is it achievable within the limitations 

of our resources and timeframes? 



Scoring factor: community response

This factor takes into consideration 
input received via the community 
engagement process. It also refers 
to common ground identified 
through the process on specific on 
topics or ideas. Response from the 
community may range from most 
favorable to least favorable 
(adverse).



Scoring factor: risk

This factor refers to potential 
development rights, legal and/or fiscal 
ramifications to the City, based on an 
initial estimate of the development 
impact of potential changes, as well as 
on feedback received from the City 
Attorney. Risk may be to the City as an 
entity, but it may also involve the City as 
a community. Risk ranges from very high 
to very low and can originate in 
different factors (particularly legal risk).



Scoring factor: degree of complexity

• This criterion reflects on the relative 
level of exertion and momentum that 
may be required to bring an option to 
fruition. It refers to coordination 
between different City parties and 
different elements of the effort, 
technical difficulty (e.g., necessary 
research, analyses, documentation to 
assemble, etc.), thresholds to meet, 
etc. This factor is impacts City 
resources (e.g., staff capacity). 
Complexity ranges from very high to 
very low.



Scoring factor: process expediency

This factor considers the estimated 
process length and pace of the 
based on the number or difficulty of 
local administrative or legislative 
requirements and the applicable 
level of state review. Some of the 
options involve multiple reviews 
that may occur on different 
timelines. This factor considers the 
expiration of the City’s current 
moratorium and zoning in progress.





“Let it be”

Maintains the current boundary, 
vision and guiding principles of the 
Comprehensive Plan “as is.”



“A new vision”
Replaces the TCNO with a base 
land use designation and new 
principles and guidelines based 
on public input collected. These 
standards could go into the 
Zoning Code. 



“Toss it away”
Eliminates the TCNO, leaving the 
existing underlying land use districts 
(Medium to High Density Residential 
and Mixed-Use Business) to guide 
future redevelopment.



“A narrower focus”
Partition the TCNO, redrawing the 
footprint so the overlay applies only 
to the commercial area. In the 
residential area, development would 
be controlled by the underlying 
designation.



Summary score card



Key Considerations
Density and Intensity 
Measures: Statutorily required. 
Provide direction to staff 
regarding these metrics (i.e., 
keep the same, change, reduce, 
etc.).

Development Capacity: Ensure 
any changes advance a 
legitimate public interest, and 
that property owners retain an 
economically reasonable use of 
land. 

Defining Building Height: 
Encourage a mix of building forms 
and masses.
• Number of stories vs. linear feet
• Add a definition of “story”
• Simplify or eliminate the Street 

Frontage Plan





Other Issues

• Walkability.

• Redevelopment prospects.

• Site and building design.

• Parking.

• Bus stops.

• Transportation/congestion.

• School capacity.

• High school.

Citywide 
issues









What happens after tonight?

• The draft document may be reviewed, and comments 
submitted: https://www.sibfl.net/towncenternorth/

• All input will be considered, incorporated or addressed.

• A final draft will be presented to the City Commission.

• Public input is welcome at Commission meetings.

• The Commission will select a path to proceed.

• Staff will prepare all necessary documentation based on 
Commission direction. 

https://www.sibfl.net/towncenternorth/


THANK YOU FOR 
YOUR ATTENTION!


	re-ENVISIONING THE TOWN CENTER NORTH OVERLAY
	Slide Number 2
	Goals
	Process
	Tonight’s activity
	Slide Number 6
	Slide Number 7
	Slide Number 8
	Slide Number 9
	PUBLIC ENGAGEMENT RECAP
	Our approach
	What we did
	Pop-up outreach participation
	Listening session participation
	Slide Number 15
	BACKGROUND
	The Town Center North
	The TCNO over the years
	Key events leading to the TCNO
	Comprehensive Plan v. LDRs
	What is an overlay?
	Town Center Overlay Principles
	Comprehensive Plan v. Zoning Code
	Slide Number 24
	SNAPSHOT OF THE TCNO
	The Town Center today
	Slide Number 27
	Existing site conditions analysis
	Residential density today
	Land use and development
	Mixed form and character
	Comparison of allowed v. existing
	Strengths and weaknesses
	Slide Number 34
	HIGHLIGHTS OF PUBLIC INPUT
	Slide Number 36
	Slide Number 37
	Slide Number 38
	Slide Number 39
	Slide Number 40
	Slide Number 41
	Slide Number 42
	Slide Number 43
	ELEMENTS OF A VISION
	What is a Town Center?
	Town Center precedents
	Slide Number 47
	Slide Number 48
	Slide Number 49
	FRAMING CHOICES
	Slide Number 51
	Slide Number 52
	Slide Number 53
	Slide Number 54
	Slide Number 55
	Slide Number 56
	Slide Number 57
	Slide Number 58
	Slide Number 59
	Slide Number 60
	Slide Number 61
	Slide Number 62
	Slide Number 63
	Slide Number 64
	Slide Number 65
	Slide Number 66
	Slide Number 67
	Slide Number 68
	What happens after tonight?
	THANK YOU FOR YOUR ATTENTION!



