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RESOLUTION NO. ___________ 

A RESOLUTION OF THE MAYOR AND CITY COUNCIL OF THE 
CITY OF NORTH MIAMI, FLORIDA, APPROVING A 
CONDITIONAL USE PERMIT, IN SUBSTANTIALLY THE 
ATTACHED FORM, TRANSFERRING UP TO ONE HUNDRED 
THIRTY-EIGHT (138) FLOATING RESIDENTIAL BONUS UNITS 
FROM THE NEIGHBORHOOD REDEVELOPMENT OVERLAY 
(NRO) DISTRICT PRIMARY RESIDENTIAL POOL OF TWO 
THOUSAND TWO HUNDRED (2,200) FLOATING RESIDENTIAL 
UNITS TO A PROPOSED MULTIFAMILY RESIDENTIAL 
DEVELOPMENT CONSISTING OF A TOTAL OF ONE 
HUNDRED NINETY-ONE (191) UNITS, INCLUDING A SEVEN (7) 
STORY APARTMENT COMPONENT WITH NINETY-NINE (99) 
UNITS (ENTITLED “VERBINA”) AND AN EIGHT (8) STORY 
ELDERLY HOUSING COMPONENT WITH NINETY-TWO (92) 
UNITS (ENTITLED “VERBENA SENIOR RESIDENCES”), ON 
THE PROPERTY GENERALLY LOCATED ON THE 
NORTHWEST CORNER OF NORTHEAST 135TH STREET AND 
NORTHEAST 6TH AVENUE, ENCOMPASSING A TOTAL OF 
EIGHT (8) CONTINUOUS AND ABUTTING PARCELS, IN 
ACCORDANCE WITH ARTICLE 4, SECTION 4-405 OF THE 
CITY OF NORTH MIAMI CODE OF ORDINANCES, LAND 
DEVELOPMENT REGULATIONS; PROVIDING FOR AN 
EFFECTIVE DATE AND FOR ALL OTHER PURPOSES.  

WHEREAS, on December 11, 2007, the Mayor and City Council of the City of North 

Miami (“City”), adopted the City’s Comprehensive Plan (“Comprehensive Plan”), consistent with 

the requirements of Chapter 163, Florida Statutes; and 

WHEREAS, Objective 1.2 of the Future Land Use Element of the adopted 2007 

Amendments to the City’s Comprehensive Plan designated the City’s urban core as the 

Neighborhood Redevelopment Overlay District (“NRO”) and further mandated the City to direct 

growth into the overlay area in a manner that will achieve the redevelopment, economic 

development, housing choice, and multi-modal transportation objectives and policies of the 

Comprehensive Plan; and 

WHEREAS, Policy 1.12.1 of the Comprehensive Plan established a pool of five thousand 

(5,000) floating residential units for development, as follows: two thousand two hundred (2,200) 

floating residential units for use within the NRO (“Primary Pool”); one thousand eight hundred 

(1,800) floating residential units for the Central City District; and a secondary pool of one thousand 

(1,000) floating residential units for development outside the NRO District; and  
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WHEREAS, on April 28, 2009, the Mayor and City Council adopted the City’s Land 

Development Regulations (“LDRs”) to implement the City’s Adopted 2007 Comprehensive Plan; 

to establish comprehensive controls for the use of land in the City; to protect, promote and improve 

the public health, safety, comfort, order, appearance, convenience, morals and general welfare and 

quality of life in the City; to establish rules of procedure for land development approvals; and to 

specify in detail how the policies of the NRO shall be implemented; and 

WHEREAS, Article 4, Section 4-204 of the LDRs, provides that requests for residential 

density bonuses may be granted through a Conditional Use Permit approved by the Mayor and 

City Council, in accordance with Section 3-401 and Section 4-405 of the LDRs; and  

WHEREAS, Conestoga Holdings, LLC, and Joshua Tree Real Estate, are the owners of 

the parcels identified by Miami-Dade County folio numbers: 06-2219-004-0120, 06-2219-004-

0130, 06-2219-004-0140, 06-2219-004-0150, 06-2219-004-0010, and 06-2219-004-0020; and  

WHEREAS, Marie Petit-Frère is the owner of the parcel identified by Miami-Dade 

County folio numbers: 06-2219-004-0110; and  

WHEREAS, Marie I. Joseph is the owner of the parcel identified by Miami-Dade County 

folio numbers: 06-2219-004-0030; and  

WHEREAS, the owners (hereinafter the “Affiants”) of these eight (8) contiguous and 

abutting lots (“Subject Property”), which are generally located on the Northwest corner of the 

intersection of Northeast 135th Street and Northeast 6th Avenue, and consisting of 2.12 acres, have 

legally authorized Pinnacle Housing Group (“Applicant”), to file this Conditional Use Permit 

application and to receive all correspondence and represent the Affiants; and 

WHEREAS, the Subject Property is located within the NRO District and has an R-6 

zoning designation, permitting a density of twenty-five (25) dwelling units per acre, with a 

maximum height of one hundred ten feet (110’), allowing for up to fifty-three (53)  residential 

units as of right, for development on the Subject Property; and  

WHEREAS, at 2.12 acres in size and fronting on two (2) streets, the Subject Property 

qualifies for the maximum density bonus of ninety (90) dwelling units per acre, which could yield 

a total of one hundred ninety-one (191) residential units on the site; and  

WHEREAS, on January 27, 2015, the Applicant was granted a Conditional Use Permit 

transferring fifty-eight (58) floating residential units from the established NRO primary pool of 

http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040120
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040130
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040130
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040140
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040150
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040010
http://egvsys.miamidade.gov:1608/wwwserv/ggvt/txcaw01.dia?folio=0622190040020
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2,200 available units to a seven (7) story, ninety-nine (99) units multi-family residential 

development proposed for the six (6) parcels owned by Conestoga Holdings, LLC, and Joshua 

Tree Real Estate; and 

WHEREAS, the Applicant, who has a purchase agreement to acquire the other two (2) 

individual parcels, is now desirous to amend the January 27, 2015, filed a Conditional Use Permit 

to include said lots and, in accordance with Article 3, Division 4, Section 3-410B of the LDRs, has 

filed this new Conditional Use Permit application with the City Community Planning & 

Development Department, requesting that the Mayor and City Council allocate up to one hundred 

thirty-eight (138) additional bonus residential units from the existing Primary Pool of available 

units in order to construct a total of one hundred ninety-one (191) multifamily units on the Subject 

Property; and 

WHEREAS, the approval and transfer of up to one hundred thirty-eight (138) units from 

the Primary Pool will reduce the pool of unassigned units from two thousand two hundred (2,200) 

residential units, to two thousand sixty-two (2,062) residential units; and  

WHEREAS, the City administration has reviewed the proposed request and found that it 

is consistent with Policy 1.12.1 of the Comprehensive Plan and satisfies the requirements of 

Section 4-405 of the LDRs; and 

WHEREAS, the Planning Commission, after a duly noticed public hearing held on 

November 3, 2015, reviewed the proposed request and found it in harmony with the goals, 

objectives and policies of the Comprehensive Plan, and unanimously recommended approval of 

the Conditional Use Permit to the Mayor and City Council; and 

WHEREAS, the Mayor and City Council of the City of North Miami have determined that 

the proposed request is in the best interest of the City and does not adversely affect the health, 

safety, and welfare of residents and thereby, approve the Conditional Use Permit allocating the 

requested number of units from the Primary Pool, in conjunction with the height bonus. 

NOW THEREFORE, BE IT DULY RESOLVED BY THE MAYOR AND CITY 

COUNCIL OF THE CITY OF NORTH MIAMI, FLORIDA: 

Section 1. Approval of Conditional Use Permit.  The Mayor and City Council of the 

City of North Miami, Florida, hereby, approve a conditional use permit, in substantially the 

attached form, transferring up to one hundred thirty-eight (138) floating residential bonus units 



IWO NO. 15-1031 (RCG) Page 4 of 5 

from the Neighborhood Redevelopment Overlay (NRO) District primary residential pool of two 

thousand two hundred (2,200) floating residential units to a proposed multifamily residential 

development consisting of a total of one hundred ninety-one (191) units, including a seven (7) 

story apartment component with ninety-nine (99) units (entitled “Verbena”) and an eight (8) story 

elderly housing component with ninety-two (92) units (entitled “Verbena Senior Residences”), on 

the property generally located on the Northwest corner of Northeast 135th Street and Northeast 6th 

Avenue, encompassing a total of eight (8) continuous and abutting parcels, in accordance with 

Article 4, Section 4-405 of the City of North Miami Code of Ordinances, Land Development 

Regulations. 

Section 2. Effective Date.  This Resolution shall become effective immediately upon 

adoption. 

PASSED AND ADOPTED by a __________ vote of the Mayor and City Council of the 

City of North Miami, Florida, this ____ day of _________________, 2015. 

____________________________________ 
DR. SMITH JOSEPH 
MAYOR 

ATTEST: 

_____________________________________ 
MICHAEL A. ETIENNE, ESQ. 
CITY CLERK 

APPROVED AS TO FORM  
AND LEGAL SUFFICIENCY: 

_____________________________________ 
ROLAND C. GALDOS, ESQ. 
INTERIM CITY ATTORNEY 

SPONSORED BY:  CITY ADMINISTRATION 

Moved by: 

Seconded by: 
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Vote: 
Mayor Smith Joseph, D.O., Pharm. D. _______ (Yes) _______ (No) 
Vice Mayor Carol Keys, Esq.  _______ (Yes) _______ (No) 
Councilman Scott Galvin  _______ (Yes) _______ (No) 
Councilman Philippe Bien-Aime  _______ (Yes) _______ (No) 
Councilman Alix Desulme  _______ (Yes) _______ (No) 
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EXHIBIT I 

CONDITIONAL USE PERMIT FOR PINNACLE HOUSING GROUP, LLC. 

WHEREAS, Conestoga Holdings, LLC, and Joshua Tree Real Estate ETAL are the 
owners of the parcels identified by Miami-Dade County folio numbers: 06-2219-004-0120, 06-
2219-004-0130, 06-2219-004-0140, 06-2219-004-0150, 06-2219-004-0010, and 06-2219-004-
0020; and  

WHEREAS, Marie Petit-Frère is the owner of the parcel identified by Miami-Dade 
County folio number: 06-2219-004-0110; and  

WHEREAS, Marie I. Joseph is the owner of the parcel identified by Miami-Dade County 
folio number: 06-2219-004-0030; and  

WHEREAS, the owners of these eight (8) contiguous and abutting lots more particularly 
described in attached Exhibit “A”, Survey Drawing of Property (the “Subject Property”), and 
generally located on the Northwest corner of the intersection of Northeast 135th Street and 
Northeast 6th Avenue, have legally authorized Pinnacle Housing Group (“Applicant”), to file this 
Conditional Use Permit application to receive all correspondence and represent them; and  

WHEREAS, the Property is zoned R-6 and comprises 2.12 acres in size; and 

WHEREAS, in accordance with Section 4-405 of the City’s Land Development 
Regulations (LDRs), the Applicant, Pinnacle Housing Group, LLC., requests that in addition to 
the 53 residential units permitted as of right on the property, the City approves this Condition Use 
Permit (CUP) to transfer one hundred thirty-eight (138) residential floating units from the 
Neighborhood Redevelopment Overlay (NRO) primary residential pool of two thousand two 
hundred (2200) units to develop a 191-unit multifamily affordable housing project on site; and  

WHEREAS, staff has reviewed the requested CUP and finds that it complies with the 
requirements of Section 3-405 of the LDRs; and 

WHEREAS, on November 3rd, 2015, the Planning Commission voted to recommend that 
the City Council grant Conditional Use Approval for the transfer of one hundred thirty-eight 
(138) residential floating units from the NRO primary residential pool of two thousand two 
hundred (2200) units ; and 

WHEREAS, said transfer of one hundred thirty-eight (138) residential floating 
units from the NRO primary residential pool of two thousand two hundred (2200) units 
would reduce the primary pool of units to two thousand one hundred forty-two (2062) units; 
and 

WHEREAS, on November 24, 2015, the Mayor and City Council reviewed the 
requested CUP to develop the currently vacant properties and determined that it is consistent 
with the goals, objectives and policies of the City’s Comprehensive Plan, and is also in keeping 
with the purpose and intent of the City’s LDRs. 
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NOW, THEREFORE, the Mayor and City Council approves this CUP along with the 
following findings and conditions: 

1. Unity of Title: Within forty-five (45) days of the adoption of the resolution approving
the requested CUP by the Mayor and City Council, the Applicant shall consolidate all
eight (8) parcels into one parcel by virtue of a unity of title; said instrument to meet
with the approval of the City Attorney’s Office prior to be recorded with the Miami-
Dade County Clerk of Court;

2. Density Bonuses: That one hundred thirty-eight (138) floating residential units be
transferred from the NRO primary pool to the proposed development based on the
following calculations:

Mandatory Elements Density Bonus Earned 

Green Building & Sustainability: 

USGBC With Gold Designation or Higher 25 du/ac 

5 of 8 TOD Standards 6 du/ac 

Optional Elements: 

Affordable/Workforce Housing > 25% set aside 25 du/ac 

Design Excellence 5 du/ac 

Public Art 2.5 

 Open Space (> 5,000 sq. ft.) & Recreational Amenities 5 du/ac 

Total Overall Density Bonuses Earned 65 du/ac * 

*Maximum density for a site larger than 80,000 sq. ft. and
fronting on two streets is 90 du/ac. 

3. DRC Approval: Prior to the submittal of an application for a building permit, a precise
plan, which shall be substantially in compliance with the initial development order
approved by the City Council, shall be submitted and meet with the approval of the
Development Review Committee (DRC) in accordance with the procedures adopted by
the DRC and any procedures applicable to the application for development approval.
Failure to file said precise plan within one (1) year of the City Council approval shall
result in the revocation of the CUP;

4. Green Building & Sustainability: That the Applicant provide registration receipt from
the United Stated Green Building Council (USGBC) showing intent to achieve the Gold
designation of higher prior to Mayor and City Council consideration, or at the time of
DRC approval;
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5. Affordable Housing Restrictive Covenant: That the Applicant proffer a Declaration 
of Restrictive Covenant meeting with the approval of the City’s Attorney’s Office, 
which sets aside at least 25 percent or 48 of the 191  units for affordable/workforce 
housing for a term not less than twenty (20) years. The Applicant shall also give first 
preference to North Miami residents by selecting clients through the City’s Housing 
Program; 

6. Stormwater Management: All stormwater shall be retained on-site utilizing properly 
designed seepage or infiltration drainage structures. Drainage shall be provided for the 5-
year storm event with full on-site retention of the 25-year/3-day storm. Pollution Control 
devices shall be required at all drainage inlet structures. All off-site drainage improvements 
shall meet design requirements as applicable to the corridor type; 

7. Building Permits: That the Applicant apply for a building permit within eighteen (18) 
months of approval of the precise plan by the DRC members. Failure to do so will result 
in the expiration of the precise plan; 

8. Miscellaneous: That the CUP comply with all applicable requirements of the City’s Public 
Works Department, Police Department, and all other County and State agencies;  

9. Certificate of Occupancy: That a Certificate of Occupancy (CO) from the Building and 
Minimum Housing Department be only issued to the Applicant upon providing a copy of 
the Gold Certification from the USGBC as required per the development order and upon 
compliance with all other terms and conditions of this approval; the same subject to 
cancellation upon violation of any of the conditions herein listed; and  

10. Certificate of Use and Business Tax receipt: That a Certificate of Use (CU) from the 
Community Planning & Development Department and Business Tax Receipt (BTR) from 
the City Clerk’s Office be only issued to the Applicant upon compliance with all terms and 
conditions of this CUP approval; the same subject to cancellation upon violation of any of 
the conditions herein listed. 

 

  




























































