
PB25-0759: 3500 Flamingo Drive Lot Split 

September 9, 2025 Planning Board Meeting – Item No. 10
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Aerial 
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Context
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Zoning
RS-3



5

Staff Recommendation

• Staff recommends approval of the 

lot split application. 

• The Applicant agrees to all 

conditions in the draft order, 

including the limitation of new 

construction on the post-split lots 

to 50% unit size and 30% lot 

coverage, pursuant to Section 

7.2.2.3 of the Resiliency Code.
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Existing Survey
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Flood Elevation Certificate

• Section 54-48 of the City Code of Ordinances 

requires that new residential construction be no 

lower than 9.0 feet NGVD (7.44 feet NAVD), the 

crown of road or sidewalk plus one foot, or the 

base flood elevation plus minimum freeboard, 

whichever is higher.

• The Building Department is enforcing a greater 

standard of 2 feet of freeboard.

• Pursuant to the elevation certificate, the existing 

residence is located at 8.7 feet NGVD. The 

residence is noncompliant to current standards. 
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Platted Lot Line and Encroachment by Residence
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Proposed Subdivision
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Flamingo Drive Parcel
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Pine Tree Drive Parcel
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Pine Tree Drive Parcel – Massing Study
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Pine Tree Drive Parcel – Residence
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Pine Tree Drive Parcel – Residence



15

Pine Tree Drive Parcel – Residence

Proposed Lot Coverage: 

3,594 SF (24.4%)

Proposed Unit Size: 

5,470 SF (37.7%)

Limitation in Draft Order – Lot Coverage: 

Maximum 30%

Limitation in Draft Order – Unit Size: 

Maximum 50%
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Neighbor Outreach

3529 Pine Tree Drive
Oren Lieber 

Support

3538 Flamingo Drive
Michael W. Larkin 

?



200 S. Biscayne Boulevard

Suite 300, Miami, FL 33131

www.brzoninglaw.com

305.374.5300 office

305.377.6222 fax

Info@brzoninglaw.com

Thank You
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Demolition 

Pursuant to Section 553.79(25)(a) Fla. Stat., under certain conditions, preempts municipalities from restricting 
a property owner’s ability to demolish a single-family residence located in coastal high-hazard area. Specifically, 
according to the statute, a local regulation may not prohibit or otherwise restrict the ability of a private 
property owner to obtain a building permit to demolish his single-family residential structure located in a 
coastal high-hazard area, “if the lowest finished floor elevation of such structure is at or below base flood 
elevation as established by the Florida Building Code or a higher base flood elevation as may be required by 
local ordinance, whichever is higher, provided that such permit otherwise complies with all applicable Florida 
Building Code, Florida Fire Prevention Code, and Life Safety Code requirements, or local amendments thereto.” 

Section 54-48 of the City’s Code of Ordinances requires that “new construction and substantial improvement of 
any residential building (including manufactured homes) shall have the lowest floor including electrical, 
heating, ventilation, plumbing, air conditioning equipment, cable, telephone, and other service facilities, 
including duct work elevated to no lower than 9.0 ft. NGVD (7.44 ft. NAVD), the crown of road or sidewalk plus 
one foot, or the base flood elevation plus minimum freeboard, whichever is higher.” The residence at the 
Flamingo Drive Property is below the height of both of these specific elevations outlined by the City. 
In the City, minimum freeboard equals one foot. See Section 54-35 of the Code of Ordinances. 




