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STAFF REPORT – CITY COMMISSION MEETING 

Meeting Date: 
5/19/2026 

Case Number: 
25-08

Name: 
The William Major Modification 

of Site Plan Approval 

REQUEST 

A resolution of the City of North Miami Beach approving the request for 2040 NE 163rd Street submitted 
by Steven J. Wernick, Esq., AICP on behalf of 2040 NE 163rd Holdings, LLC. for modification of site plan 
approval granted on January 18, 2022 by Resolution R2022-14, for the construction of a 572,656 square 
foot (SF), 23 story mixed use development including a 30 unit hotel, 7,328 SF of retail, 334 residential 
dwelling units, and 410 parking spaces along with three variances; as amended by administrative minor 
site plan approval granted by the Department of Community Development on April 22, 2025, to allow for 
an increase in total building floor area to 650,384 square feet, increase in building height to 25 stories / 
272 feet 8 inches, increase in open space to 41,326 square feet, provide 10 additional residential dwelling 
units, and reduce ground floor commercial space by 2,930 SF to 4,526 SF; to allow for the elimination of 
the approved hotel use, an increase in the number of residential dwelling units by 30 to a total of 374 and 
an increase in parking spaces to 457, with no other modifications to the prior project approvals. 

BACKGROUND 

The subject property was originally approved by City Commission on January 18, 2022, for development 
by Resolution R2022-14. This resolution granted approval for a 23 story mixed use development of 
572,456 total square feet (SF) containing a 30 unit hotel, 7,328 SF of ground floor retail space, 334 
residential dwelling units, and 410 parking spaces.  The applicant requested modification of this original 
site plan approval in 2025, to allow for an increase in total building floor area to 650,384 square feet, 
increase in building height to 25 stories / 272 feet 8 inches, increase in open space to 41,326 square feet, 
provide 10 additional residential dwelling units, and reduce ground floor commercial space by 2,930 SF to 
4,526 SF.  This modification was determined by Community Development to be a “minor modification” 
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under the provisions of Section 24-172.1 Administrative Site Plan Review.  As such this modification was 
approved administratively by the Community Development Department on April 22, 2025.  Later in 2025 
the applicant requested the current site plan approval modification to eliminate the hotel use, eliminate 
the variance for minimum lot size of two acres for hotel use, and add 30 additional residential dwelling 
units. Upon initial review, the Community Development Department determined that this modification 
request exceed the threshold of a “minor modification” under the provisions of Section 24-172-1 
Administrative Site Plan Review.  As such this application for site plan modification needed to follow the 
provisions of Section 24-172 Site Plan Review requiring staff technical review (TRAD), as well as public 
hearings at Planning and Zoning Board for recommendation and City Commission for final decision. 

General Data 

 Applicant Steven J. Wernick, Esq., AICP, authorized agent on behalf of 2040 NE 163rd 
Holdings, LLC 

Property Owner 2040 NE 163rd Holdings, LLC 
Property Address 2040 NE 163rd Street, North Miami Beach, FL 33162 
Folio Number 07-2216-012-0220
Future Land Use Category Mixed-Use Employment Center 
Zoning District Mixed-Use Employment Center (MU/EC) 
Adjacent Zoning Districts: 

North Mixed-Use Town Center (MU/TC) 
South Mixed-Use International Boulevard – East (MU/IB-E) 
East Mixed-Use Employment Center (MU/EC) 
West Mixed-Use Employment Center (MU/EC) 

Existing Land Use Office Building - Multistory 
Existing Building Area 26,766 Square Feet 

STAFF FINDINGS 

Based on analysis of the complete application package provided by the applicant, the Technical Review of 
Application for Development (TRAD) committee provided sign-off including the following summarized project 
findings: 

General 
Proposed redevelopment of the existing site consists of a single building with a total floor area of 650,384 
square feet, a height of 25 stories / 272 feet 8 inches, containing 374 residential dwelling units, 4,526 square 
feet of ground floor commercial space, and 457 parking spaces along with 41,326 square feet of on-site open 
space. 

Police / Crime Prevention Through Environmental Design (CPTED): 
• CPTED appropriate landscape and exterior lighting
• Security cameras for interior and exterior common areas
• Required to participate in the North Miami Beach Police Department Trespass After Warning

Program
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• Provide the NMB Police Department with access codes to any and all security gates/door and
elevators

Utilities: 
• Prior to the issuance of a building permit the applicant is required to address the following

comments related to the existing sanitary sewer force main located in the recorded 10 foot utility
easement along the east side of the site:

o Existing force main shall be protected by a metallic casing (steel or ductile iron)
o Permanent, unobstructed access with a minimum vertical clearance of 12 feet shall be

provided
o Civil plans submission shall be submitted for review and approval by NMB Water concurrent

with plans submission for all proposed water and sewer improvements for the site
o Any site work prior to placement of the metallic casing must include plans illustrating all

necessary measures proposed to be taken to protect the pipe during this work performed
prior to metallic casing installation

Public Works: 
• No Comments

Solid Waste: 
• No Comments

Planning and Zoning:
• No Comments

Traffic: 
• Prior to issuance of building permit applicant is required to address

o All comments from Miami-Dade County Department of Transportation and Public Works
o All comments Florida Department of Transportation Access management Review Committee

• Once building is fully operational development operator or owner is required to provide:
o An updated valet operational analysis should city find that the two valet attendants

proposed in the pre-construction analysis have any adverse impact on the adjacent roadway
network

Landscape: 
• No Comments

CONSISTENCY WITH THE COMPREHENSIVE PLAN 

The Major Modification of prior Site Plan Approval for The William is supported by the following goals, 
objectives, and policies of the City of North Miami Beach Comprehensive Plan 

Future Land Use Element 
Goal 1 

Encourage redevelopment and development to enhance the economic base of the City, improve 
the aesthetic quality of the commercial corridors and existing neighborhoods, and provide a 
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range of housing and employment opportunities to accommodate, serve and employ the 
projected population, while protecting established single family neighborhoods. 

Objective 1.6 
Facilitate mixed-use and planned unit development projects that are of appropriate intensity, 
density, land use mix, and urban design to foster walkable neighborhoods, great public spaces, 
and increase the viability of pedestrian, bicycle and public modes of transportation, and reduce 
dependency on the automobile.   

Policy 1.6.7 
The Mixed-Use/Employment Center (MU/EC) land use designation is hereby created to permit 
economic development supportive of high technology and service-based activities that are 
compatible with residential uses as specified in the appropriate zoning district in the Land 
Development Code. Limited auto-oriented uses are considered acceptable in this district but are 
required to be designed in a manner that encourages pedestrian and transit use. Mixed-use may 
be vertically or horizontally integrated based on compatibility and other factors. Stand-alone 
office park-style development as well as live-work buildings are equally appropriate in this 
district as are stand-alone residential buildings. 

Property Rights Element 
Goal 1 

Consider the rights of property owners in all local decision-making. 
Objective 1.1 

Apply rules, ordinances, and regulations with sensitivity for private property rights. 
Policy 1.1.2 

In local decision-making, the City of North Miami Beach shall consider the right of a property 
owner to use, maintain, develop, and improve his or her property for personal use or the use of 
any other person, subject to state law and local ordinances. 

STAFF RECOMMENDED CONDITIONS 
Based on analysis of the complete application package provided by the applicant, Resolution R2022-14, and 
the Administrative Site Plan Modification approved on April 22, 2025 , the Technical Review of Application for 
Development (TRAD) committee determined that the proposed Major Modification to the previously granted 
Site Plan Approval for 25-08 The William 2040 NE 163rd meets all the technical requirements of all applicable 
provisions of Chapter XXIV Zoning and Land Development of the City Code of Ordinances.  This determination 
includes the recommended project conditions contained in Section 2 of the proposed Resolution for approval.  

RECOMMENDED MOTION: 

Move to recommend to the Mayor and City Commission of the City of North Miami Beach approval of 
Resolution R2025-XX for major modification to prior site plan approval granted on January 18, 2022 by 
R2022-14 and as amended by administrative site plan approval granted on April 22, 2025, to permit the 
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construction of a mixed-use building with a maximum height of 25 story / 272 feet 8 inches, including 
4,526 square feet of ground floor commercial space, 374 residential dwelling units, and 410 parking 
spaces, finding it is consistent with the applicable provisions of the City of North Miami Beach Zoning 
and Land Development Code and the City of North Miami Beach Comprehensive Plan. 

*** NOTE: The Planning and Zoning Board has the express authority to recommend approval, approval 
with amendments, or denial of any item.  Any motion to approve with amendments or denial should 
include stated cause or causes of said action. 

FISCAL/BUDGETARY IMPACT: 

Proposed Resolution for 25-08 The William 2040 NE 163rd Street permitting the development of a 25 story 
building containing 4,526 square feet of ground floor commercial space, 374 residential dwelling units, 
and 457 parking spaces, is anticipated to have a positive fiscal impact on the City of North Miami Beach 
Debt Service of an estimated $10,450 annually and the City of North Miami Beach Community 
Redevelopment Area (CRA) budget of an estimated $548,720 annually upon completion of the proposed 
development.  The following is a summary of operating assumptions and calculations used to reach the 
stated conclusion: 

Subject property, folio 07-2216-012-0220, has a total land area of approximately 48,965 square feet (+/-
1.12 acres), which is occupied by a 26,766 square foot 2-story office building with surface parking. The 
Miami Dade County Property Appraiser 2025 assesses this property as follows: 

Component 
Size 

Square Feet 
2025 

Value per 
Square Foot (SF) 

Land 48,965 $   5,526,150 $112.86 
Building 26,766 $   2,105,586 $78.67 
Extra Feature 
(surface parking lot) 

$      192,864 

Market Value $  7,824,600 
Assessed Value $  7,640,886 

The Property Appraiser did make a minor correction from their calculated Market Value of $7,824,600 to 
arrive at the Assessed (Taxable) Value of $7,640,886 for the property, for a total tax 2025 tax bill of 
$161,994.26.  Of this total bill, the taxes due to the City of North Miami Beach, including both the 6.1 mills 
for operating and 0.2 mills for debt service, were $48,137.28.  

Staff assumed that the assessed value of the actual land would remain the same.  Therefore, the increase 
in assessed value of the property should be directly related to the increase in the total building area 
(square feet).  To test this staff examined the building values assigned by the Miami-Dade County Property 
Appraiser of other more recently completed buildings in the City of North Miami Beach of similar character 
to the proposed development.  Specifically, these building characteristics were multi-story primarily 
residential development with structured, not surface, parking which have 2025 building valuations 
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calculated and published by the Property Appraiser.  This resulted in a small sample of two developments, 
Lazul North Maimi Beach Apartments (Folio:  07-2216-007-0051) an eight (8) story apartment building 
with structured parking completed in 2018 and Soleste NoMi Beach Apartments (Folio: 07-2216-042-
0010) a 23 story mixed-use apartment building with structured parking completed in 2023.   

Building 
Building Size 
Square Feet 

2025  
Assessed Value 

Value per SF 

NoMi Beach Apartments 879,433 $  87,421,402 $   99.41 
Lazul Apartments 547,797 $  64,685,610 $ 118.08 

Between these two parcels the assessed value of the buildings are $118.08/SF and $99.41/SF compared 
to $78.76/SF for the existing building of 1968 vintage on the subject property.  Given the age of the existing 
building on the subject property and its lack of structured parking and the limited number of comparable 
buildings in the City of North Miami Beach to the proposed development, staff chose to base the estimate 
project value on the $99.00 slightly less than the lower of the two value per square. Based on these 
assumptions staff calculated the anticipated increase in assessed value of the subject property as follows: 

572,456 SF * $ 99.00/SF = $ 56,673,144 estimated assessed value of proposed building in 2025 dollars 
$ 56,673,144 – ($ 2,105,586 + $ 192,864) = $ 54,374,694 estimated increase in assessed value 

• $ 2,105,586 is existing building value
• $ 192,864 is existing extra feature (surface parking lot) value

Adding back in the current land value of $ 5,526,150 provides an estimated total post development 
property value of $ 59,900,844.   
Estimated taxes for the City of North Miami Beach based on the estimated taxable value of $59,900,844 
at the current millage rates are: 

Operating (6.1 mills):      $ 371,385.23 
Debt Service (0.2 mills): $    11,980.17 

  Total: $ 383,365.40 

Because the subject property is within the boundary of the City of North Miami Beach Community 
Redevelopment Area (CRA), the increase in taxable value from the proposed development will accrue to 
the CRA operating budget not the City of North Miami Beach General Fund Budget.  The City of North 
Miami Beach CRA also receives the majority of the increase in tax collections that would otherwise accrue 
to Miami-Dade County General Operating Fund.  The estimated increase in taxable value for the subject 
property is $ 52,259,958.  As a result, the CRA is estimated to receive an estimated $ 548,729.56 in 
additional revenues annually upon completion of the proposed development. 

The City of North Miami Beach would still receive the total increase in revenue collected through the Debt 
Service millage rate of 0.2 of $11,980.17 in addition to the current value of Operating millage rate of 6.2 
mills on the established pre-CRA taxable value of this property in 2005. 
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Resolution R2026-XX 

ATTACHMENT III 

RESOLUTION NO. R2025-XX 

A RESOLUTION OF THE MAYOR AND CITY COMMISSION OF THE 
CITY OF NORTH MIAMI BEACH, FLORIDA, APPROVING MAJOR 
MODIFICATION OF THE DEVELOPMENT SITE PLAN APPROVAL 
GRANTED ON JANUARY 18, 2022 BY RESOLUTION R2022-14, FOR THE 
CONSTRUCTION OF A BUILDING WITH A TOTAL FLOOR AREA OF 
572,456 SQUARE FEET, BUILDING HEIGHT OF 23 STORIES / 255 FEET 
WITH A MIX OF USES A INCLUDING 30 UNIT HOTEL, 7,328 SQUARE 
FEET OF RETAIL, 334 RESIDENTIAL DWELLING UNITS, AND 410 
PARKING SPACES ALONG WITH THREE VARIANCES; AS AMENDED 
BY ADMINISTRATIVE MINOR SITE PLAN APPROVAL GRANTED BY 
THE DEPARTMENT OF COMMUNITY DEVELOPMENT ON APRIL 22, 
2025, FOR INCREASE IN TOTAL BUILDING FLOOR AREA TO 650,384 
SQUARE FEET, INCREASE IN BUILDING HEIGHT TO 25 STORIES / 272 
FEET 8 INCHES, INCREASE IN OPEN SPACE FROM 30,177 SQUARE 
FEET TO 41,326 SQUARE FEET, PROVIDE 10 ADDITIONAL 
RESIDENTIAL DWELLING UNITS, AND REDUCE RETAIL SPACE TO 
4,526 SQUARE FEET; TO ALLOW FOR THE ELIMINATION OF THE 
APPROVED HOTEL USE, ELIMINATION OF THE VARIANCE FROM 
MINIMUM LOT SIZE REQUIREMENTS FOR HOTEL USE; AND 
INCREASE THE NUMBER OF RESIDENTIAL DWELLING UNITS BY 30 
TO A TOTAL OF 374 WITH NO OTHER MODIFICATIONS TO THE 
PRIOR PROJECT APPROVALS FOR THE PROPERTY LOCATED AT 
2040 NE 163RD STREET; PROVIDING FOR FINDINGS OF FACT; 
CONFIRMING EXPIRATION AND LIMITATION OF APPROVAL; 
PROVIDING FOR CONFLICTS; AND PROVIDING FOR AN EFFECTIVE 
DATE. 

WHEREAS, the City of North Miami Beach (“City”) Code of Ordinances, Chapter 24, 
Zoning and Land Development, Article XV, Other Development Review Procedures, 24-172, 
Site Plan Review provides that the site plan review process is required for any proposed major 
modification of any previously approved site plan review approval; and 

WHEREAS, Steven J. Wernick, Esq., AICP, authorized agent on behalf of 2040 NE 163rd 
Holdings, LLC (the “Applicant”), request for major modification of the site plan approval granted 
on January 18, 2022, by R2022-14 for The William (formerly Blue Quinta). The applicant seeks 
to modify the existing site plan approval to eliminate the hotel use and add thirty (30) additional 
residential dwelling units to a total of 374 residential dwelling units and 4,526 square feet of 
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ground floor commercial space and 410 space parking structure all within originally approved 
572,456 square foot, 23 story building as detailed more fully in EXHIBIT B located at 2040 NE 
163rd Street, North Miami Beach, FL 33162 as otherwise described in EXHIBIT A; and 

WHEREAS, on April 22, 2025, the Community Development Department granted 
approval of a minor modification of prior site plan approval, for the increase of total building floor 
area of thirteen (13) percent from 572,456 Square Feet to 650,384 square feet, an eight (8) percent 
increase in building height from:  23 stories / 255 feet to:  stories / 272 feet 8 inches, thirty seven 
(37) percent increase in open space from 30,177 square feet to 41,326 square feet, thirty nine (39) 
percent decrease in ground floor commercial area from 7,328 square feet to 4,526 square feet, 
increasing residential dwelling units by 10 from 334 to 344; and

WHEREAS, the proposed major modification of prior site plan approval, eliminates the 
30 unit hotel use and increases the number of residential dwelling units by 30 from 344 to 374; 
and  

WHEREAS, the proposed elimination of the hotel use eliminated the need for the variance 
granted in R2022-14 from the requirement of Section 24-58.2 (G) Table MU/EC-1 which requires 
a minimum site area of two acres for hotel use; and 

WHEREAS, the Technical Review of Application for Development (TRAD) Committee 
based on the application package, Resolution R2022-14 Site Plan Approval granted on January 14, 
2022, and the Administrative Site Plan Approval granted on April 22, 2025, determined this 
application for major modification of prior site plan approval meets all the applicable requirements 
of the City Code of Ordinances; and  

WHEREAS, the TRAD Committee has recommended conditions of approval identified in 
Section 2 Project Conditions of this resolution; and  

WHEREAS, the City's Planning and Zoning Board, as the Local Planning Agency, held a 
duly noticed public hearing on April 13, 2026, and reviewed the proposed resolution for 
consistency with the City of North Miami Beach's ZLDC and Comprehensive Plan, and 
recommended approval by a vote of __ to __ ; and  

WHEREAS, the Mayor and City Commission find the proposed resolution to be consistent 
with the North Miami Beach’s ZLDC and Comprehensive Plan. 

NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND CITY COMMISSION 
OF THE CITY OF NORTH MIAMI BEACH, FLORIDA: 

Section 1.  Recitals. The foregoing whereas clauses are true and correct and adopted 
as the legislative and administrative findings of the City Commission and made a specific part of 
this Ordinance; all exhibits attached hereto are made a specific part of this Resolution. 

Resolution R2026-XX 
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Resolution R2026-XX 

Section 2. Findings of Fact. The Mayor and City Commission make the following 
findings of fact based upon the substantial competent evidence provided by the applicant, pursuant 
to 24-172 of the Zoning and Land Development Code.  This application is a major modification to 
site plan approval is based on: 

1. Approval granted by Resolution R2022-14 on January 14, 2022, construction of a building
with a total floor area of 572,456 square feet, building height of 23 stories / 255 feet with
a mix of uses including a 30 unit hotel, 7,328 square feet of retail, 334 residential dwelling
units, and 410 parking spaces along with three variances

2. Administrative site plan approval amendment granted of April 22, 2025, allowing an
increase in total building floor area to 650,384 square feet, a increase in building height
to 25 stories / 272 feet 8 inches, an increase in open space from 30,177 square feet to
41,326 square feet, increase of 10 additional residential dwelling units, and a reduction
retail space to 4,526 square feet to the approval granted by R2022-14

To allow for the elimination of the hotel use, the elimination of the associated minimum lot size 
variance for hotel use, and providing an increase of 30 residential dwelling units to a total of 374 
dwellings, along with 4,526 square feet of ground floor commercial space, and 448 space parking 
garage all within a single building with a total floor area of 650,384 square feet, with a height of 
25 stories / 272 feet 8 inches, and including 41,326 square feet of on-site open space redeveloping 
the existing property otherwise described and incorporated herein as attached in EXHIBIT A.  
Based on these findings the Mayor and City Commission approve the proposed development 
subject to the following conditions: 

Project Conditions: 
The conditions of approval for this site plan are binding on the Applicant, the property 
owners, operators, and all successors in interest.  Unless otherwise noted these conditions 
shall be completed and complied with prior to the issuance of a building permit: 

1. Construction of the proposed project shall be in conformance with the plans
provided in EXHIBIT B

2. Any future proposed modifications to the approved plans in EXHIBIT B shall be
reviewed and approved under the provisions of Section 24-172 Site Plan Review or
Section 24-172.1 Administrative Site Plan Review as determined by the
Community Development Department.

3. Applicant shall remove the public hearing sign within two business days of the
public hearing.

4. Applicant shall comply with all applicable conditions and permit requirements of
the Departments of Fire; Water and Sewer; Regulatory and economic Resources;
Transportation and Public Works of Miami-Dade County; Florida Department of
Transportation; Florida Department of Environmental Protection; South Florida
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Resolution R2026-XX 

Water Management District; and any other applicable regulatory agency. 

General Conditions: 
1. Prior to issuance of any Master Building Permit, the Applicant shall execute a

covenant running with the land, binding upon its heirs, successors, and assigns,
subject to the approval of the City Attorney, which shall be recorded in the public
records of Miami- Dade County, Florida, at Applicant's sole expense, containing
all of the conditions and provisions required by this Resolution. This recorded
covenant may be amended from time to time and shall be re-recorded after each
amendment at the Applicant's sole expense, subject to the approval of the City
Attorney

2. Construction of the proposed project shall be in conformance with the following
certified plans signed by the Community Development Director on file with the
City of North Miami Beach Community Development Department Planning and
Zoning Division with file number [CC-XX-YYYY].

3. Prior to the issuance of the Master Building Permit, the Applicant shall submit a
Site Management Plan and a Temporary Construction Fencing plan pursuant to
Section 16-5 of the North Miami Beach Code of Ordinances.

4. All representations proffered by the Applicant’s representatives as a part of the
application review at the Planning and Zoning Board and City Commission public
hearings.

5. Substantial modifications to the plans submitted and approved as part of the
application may require the Applicant to return to the Planning and Zoning Board
and Mayor and City Commission for approval. Insubstantial changes shall include
proportionate reductions in residential units and parking spaces by less than 5% of
the total proposed project, changes that do not alter the project by more than 5%
of lot coverage, setbacks, height, density and intensity calculations so long as the
proposed amendment does not cause an increase in the number of average daily
trips; does not alter the location of any points of ingress, egress, access and
vehicular and pedestrian patterns to the site; and does not violate any condition
placed upon the site plan as originally approved. Insubstantial changes may be
administratively approved by the City Manager or designee. Any de minimis
amendments to the plans or site plans which cannot be resolved administratively
shall be returned to the Mayor and City Commission for a formal review. However,
under no circumstances may any plans, site plans, building, structure, or project be
administratively altered by more than 5% lot coverage, setbacks, height
limitations, as well as density or intensity calculations set forth in a previously
approved site plan.

6. The Applicant shall remove all public hearing signage no later than 48 hours after
the final public hearing by the City Commission for the development project.

7. No later than 90 days following the final City Commission approval, the Applicant
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shall enter into an agreement with the City to defend, indemnify and hold harmless 
(using legal counsel acceptable to the City) the City, its agents, servants, and 
employees, from and against any loss, cost, expense, claim, demand or cause of 
action of whatever kind or nature arising out of or related to any act or omission 
related to the variances and for which the City, its agents, servants, or employees, 
are alleged to be liable or charged with such expense. The Applicant shall pay all 
costs and expenses related to any legal defense required by the City pursuant to 
the foregoing. 

8. The Applicant shall comply with all applicable conditions and permit
requirements of the Miami-Dade County Fire Department, the Water, and Sewer
Department, and Department of Regulatory and Economic Resources, the Florida
Department of Environmental Protection (FDEP), the Florida Department of
Transportation (FDOT) and any other applicable regulatory agency.

9. The words "Aventura", "Miami Beach," and "Sunny Isles Beach" shall not be used
by the applicant immediately preceding or following the Project name. The words
“Aventura”, "Miami Beach" and "Sunny Isles Beach" shall not be part of the
website address for the Project. References in the marketing materials to nearby
communities shall be limited to descriptions of entertainment, shopping or dining
locations, or other landmarks; the Applicant shall identify the Project as being in
the City of North Miami Beach, Florida.

10. The Applicant shall post a sign on-site providing contact information in case of
any complaint or concern during construction. The sign shall be removed upon
the earlier of the City’s issuance of a temporary or full Certificate of Occupancy.

11. The Applicant must join the NMBPD Trespass After Warning Program, provide
the NMBPD with access to the property at all times, and a safety plan; participate
in the NMBPD Rapid Response Training Program; link the alarm systems directly
to the NMBPD; and keep former employee information on file after the
termination of employment.

12. The Applicant, its successors, and assigns shall comply with all City ordinances
applicable to development and permit approvals at the time of the approval of the
Resolution, and in the event the Master Building Permit expires, all approvals and
prior fees paid, shall be subject to forfeiture. This shall not be applied to the City
of North Miami Beach impact fees paid, which would not be refunded but would
be credited to the property for any subsequent development.

13. The Applicant shall obtain a Certificate of Occupancy and Certificate of Use from
the City upon compliance with all terms and conditions. The Certificate of Use
shall be subject to review upon violation of any of the conditions, in accordance
with the law.

14. Upon issuance of a hurricane warning by the National Weather Service or similar
agency, all removable items from pool decks, roof decks, and other outdoor spaces
shall be immediately removed and secured.
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Resolution R2026-XX 

Section 5. Limitation of Approval. Pursuant to Section 24-172(I) of the Code of 
Ordinances of the City of North Miami Beach, the site plan shall remain valid for a period of 18 
months from the date of approval with a master building permit issuance required, unless extended 
pursuant to Section 24-172 (I), or applicable State Law. If a master building permit is not issued 
prior to the expiration of the resolution, the site plan approval, including any development right 
entitlements and any subsequent phasing, shall be considered null and void. If a site plan expires, 
a new submittal shall be required with board approvals. Any further modification to this approval 
will require site plan review for major site plan modifications requiring board approvals, which 
will receive a new 18- month period starting from the date of the modified final site plan approval. 
Additionally, if at any time a building permit lapses, the site plan, including all phases thereof, 
shall be considered null and void.  The issuance of this development permit does not in any way 
create a vested right(s) on the part of the Applicant to obtain a permit from a county, state, or 
federal agency, and does not create any liability on the part of the municipality for issuance of the 
permit if the Applicant fails to obtain requisite approvals or does not fulfill the obligations imposed 
by a county, state or federal agency or undertakes actions that result in a violation of county, state, 
or federal law. 

Section 6. Conflicts. All resolutions or parts of resolutions in conflict with this 
Resolution are repealed to the extent of such conflict. 

Section 7.  Effective Date. This Resolution shall be in force and take effect 
immediately upon its passage and adoption. 

[REMAINDER OF THIS PAGE LEFT INTENTIONALLY BLANK] 
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APPROVED AND ADOPTED on reading this ____ day of ___________ 2026. 

ATTEST: 

___________________________________ ____________________________________ 
ANDRISE BERNARD, MMC MICHAEL JOSEPH 
CITY CLERK  MAYOR 

(CITY SEAL) 

APPROVED AS TO FORM AND LEGAL 
SUFFICIENCY FOR THE USE AND 
RELIANCE OF THE CITY OF NORTH 
MIAMI BEACH: 

GREENSPOON MARDER, LLP 

BY:  _______________________________ 
CITY ATTORNEYS 

Sponsored by:  

COMMISSIONERS YES NO ABSTAIN ABSENT 

Mayor Michael Joseph 

Vice Mayor Fortuna Smukler 

Commissioner Jay Chernoff 

Commissioner Daniela Jean 

Commissioner McKenzie Fleurimond 

Commissioner Phyllis Smith 

Commissioner Lynn Su 
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MIAMI-DADE COUNTY PUBLIC WORKS DEPT. BENCHMARK USED

BENCHMARK DESCRIPTION ELEVATION

ELEVATIONS AS SHOWN HEREON REFER TO THE NATIONAL GEODETIC VERTICAL DATUM OF 1929
(NGVD 1929).

SURVEYOR'S REPORT:
1. Last day of field work was performed on December 8, 2025.

2. Avino & Associates, Inc. and certifying Land Surveyor accept no
responsibility for Rights-of-Way Easements, Restrictions of Record or
other matters affecting title to lands surveyed other than those recited
in current Deed and/or other instruments of record furnished by Client.

3. Bearings shown hereon are based on an assumed Bearing of N88°31'28"E
along the centerline of NE 163rd Street (SR 826), said line to be
considered a well monumented line.

4. By scaled determination the subject property appears to lie in Flood
Zone X, Elevation N/A, as per Federal Emergency Management Agency
(FEMA) Community-Panel Number 120656, Map No. 12086C0141, Suffix
L, Revised Date: 09-11-2009.  An accurate Zoned determination should
be made by the preparer of the map, the Federal Emergency
Management Agency, or the Local Government Agency having
jurisdiction over such matters prior to any judgments being made from
the Zone as noted. The referenced Federal Emergency Management
Agency Map states in the notes to the user that "this map is for
insurance purposes only".

5. The Survey depicted herein is not intended to show the location or
existence of any Wetland or Jurisdictional areas, or areas of protected
species of vegetation either natural or cultivated.

6. Any use of this Survey for purposes other than which it was intended,
without written verification, will the user's sole risk and without
liability to the surveyor. Nothing herein shall be construed to give any
rights or benefits to anyone than those certified to.

7. All Elevations refer to National Geodetic Vertical Datum (NGVD 1929).

8. Vertical Control: Field-measured control for elevation information
shown upon survey maps or reports shall be based on a level loop or
closure to a second benchmark. Closure in feet must be accurate to a
standard of plus or minus 0.05 ft. times the square root of the distance
in miles. All surveys and maps or reports with elevation data shall
indicate the datum and a description of the benchmark(s) upon which
the survey is based. Minor elevation data may be obtained on an
assumed datum provided the base elevation of the datum is obviously
different than the established datum.

9. Horizontal Control: The minimum relative distance accuracy for this
type of Survey is 1 foot in 10,000 feet. The accuracy obtained by
measurement and calculation of closed geometric figures was found to
exceed this requirement. Well-identified features as depicted on the
Survey Map were measured to an estimated horizontal positional
accuracy of 1/10 foot.

10. Since no other information other than what is cited in the Sources of
Data were furnished, the Client is hereby advised that there may legal
restrictions on the Subject Property that are not shown on the Survey
Map or contained within this Report that may be found in the Public
Records of Miami-Dade County, or the records of any other public and
private entities as their jurisdictions may appear. The Surveyor makes
no representation as to ownership or possession of the Subject Property
by any entity or individual who may appear of public record.

11. Fence ownership not determined.

12. Legal descriptions provided by client or attesting title company.

13. Boundary survey means a drawing and/ or a graphic representation of
the survey work performed in the field, could be drawn at a shown
scale and/or not to scale; the walls or fences may be exaggerated for
clarity purposes.

No excavation or determination was made as to how the Subject Property is
served by utilities. No improvements were located, other than those shown.
No underground foundations and/or improvements were located or shown
hereon.

This notice is required by the "Standards of Practice for Land Surveying in
the State of Florida," pursuant to Chapter 5J-17, Florida Administrative
Code and as adopted by the Florida Board of Professional Surveyors and
Mappers pursuant to Chapter 472, Florida Statutes.

Notice is hereby given that Sunshine State One Call of Florida, Inc. must be
contacted at 1-800-432-4770 at least 48 hours in advance of any
construction, excavation or demolition activity within, upon, abutting or
adjacent to the Subject Property.  This Notice is given in compliance with
the "Underground Facility Damage Prevention and Safety Act," pursuant to
Chapter 556.101-111 of the Florida Statutes.

NE 164 ST --- 50' South of centerline.
NE 19 AVE --- On centerline.

PK Nail and Aluminum washer in concrete bullnose.

N-805 7.10

NE 159 ST --- 42' South of centerline.
NE 19 PL --- 24' West of centerline.

PK Nail and Brass washer in concrete sidewalk.

N-762 9.31

SURVEYOR'S CERTIFICATE:

This is to certify to the herein named firm and/or persons that the "Boundary & Topographic Survey" of the herein described
property is true and correct to the best of our knowledge and belief as surveyed under our direction. I further certify that
this survey meets the Standards of Practice Requirements as set forth in Chapter 5J-17, Florida Administrative Code, as
adopted by the Florida Board of Professional Surveyors and Mappers pursuant to 472.027 Florida Statute.

NOTICE: Not valid without the signature and original raised seal of a Florida Licensed Surveyor and Mapper. Additions or
deletions to Survey Maps by other than the signing party are prohibited without the written consent of the signing party.

LEGAL DESCRIPTION:

Lots 7, 8, 17, 18, 19, 20, and 21 in Block 2 of TOWN OF FULFORD, according to the Plat thereof as
recorded in Plat Book 'B' at Page 151 of the Public Records of Miami-Dade County, Florida.
a/k/a 2040 N.E. 163rd St., North Miami Beach, Fl 33162

Folio No. 07-2216-012-0220

Jorge R 
Avino
Digitally signed by Jorge R Avino 
DN: c=US, o=Unaffiliated, 
dnQualifier=A01410C0000018E2
E08DE720002E51D, cn=Jorge R 
Avino 
Date: 2025.12.16 07:03:14 -05'00'



TWO STORIES CBS
MIXED USE

#2040

C

N
02

°3
5'

32
"W

   
   

26
0.

55
'

S0
2°

35
'3

2"
E 

   
  1

18
.7

7'

N88°31'28"E      150.00'

S0
2°

35
'3

2"
E 

   
  1

41
.7

8'

S88°31'28"W      250.00'

N88°31'28"E  100.00'

RO
O

FE
D 

AR
EA

C

THE
WILLIAMS

2040 NE 163RD
HOLDINGS

LLC

SU-2
2 OF 2

ABBREVIATIONS 

C

 LEGEND 

SURVEYOR'S CERTIFICATE:

This is to certify to the herein named firm and/or persons that the "Boundary & Topographic Survey" of the herein described
property is true and correct to the best of our knowledge and belief as surveyed under our direction. I further certify that
this survey meets the Standards of Practice Requirements as set forth in Chapter 5J-17, Florida Administrative Code, as
adopted by the Florida Board of Professional Surveyors and Mappers pursuant to 472.027 Florida Statute.

NOTICE:   Not valid without the signature and original raised seal of a Florida Licensed Surveyor and Mapper. Additions or
deletions to Survey Maps by other than the signing party are prohibited without the written consent of the signing party.
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APPLICATION 

25-08 The William Major Modification of Site Plan Approval 

 



City of North Miami Beach, Florida 

Planning and Zoning Application 

17050 NE 19th Ave.       North Miami Beach, FL  33162         Tel: 305. 948.2966        nmbcomdev@citynmb.com 

17050 NE 19th Ave.    North Miami Beach, FL  33162    Tel: 305. 948.2966    Fax: 305.787. 6012  nmbcomdev@citynmb.com      1    

General information 

Date:__________________________________________________________________________________________________

Project Name: __________________________________________________________________________________________

Property Address________________________________________________________________________________________

Proposed Use: __________________________________________________________________________________________

Type of Development (Residential, Commercial, or Redevelopment): ______________________________________________

Application request  

The undersigned Applicant(s)/Agent(s)/Property Owner(s) request City of North Miami Beach consideration and review of 
the following application(s).  Please check all that apply.  

Abandonment and Vacations of Right of Way, Alleys, or Easements 

Annexation 

Comprehensive Plan Map Amendment - Small Scale  

Comprehensive Plan Map Amendment - Large Scale  

Comprehensive Plan Text Amendment 

Conditional Use  

Special Limited Conditional Use
Development Agreement 

Development of Regional Impact 

Development of Regional Impact - Notice of Proposed Change 

Planned Unit Development  

Plat/Replat 

Site Plan  

Variance 

Zoning Code Map Amendment 

Zoning Code Text Amendment 

Other: _____________________________ 

Project information   

Street Address(es) of the Property:____________________________________________________________________ 

Property Folio Number(s):___________________________________________________________________________ 

_________________________________________________________________________________________________ 

Property Owner Name(s): ____________________________________________________________________________ 

Property Owner(s) Mailing Address(es):__________________________________________________________________ 

 10.1.25

The William (f/k/a HR NMB Mixed Use Project)

2040 NE 163rd Street, North Miami Beach, FL 33162

Multi-family Residential and Commercial

Mixed-Use

X
Major Site Plan Modification - (Conversion of 30 
hotel rooms to 30 MF residential units)

2040 NE 163 ST

07-2216-012-0220

2040 NE 163RD HOLDINGS LLC

mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com


City of North Miami Beach, Florida 

Planning and Zoning Application 

17050 NE 19th Ave.       North Miami Beach, FL  33162         Tel: 305. 948.2966        nmbcomdev@citynmb.com 

17050 NE 19th Ave.    North Miami Beach, FL  33162    Tel: 305. 948.2966    Fax: 305.787. 6012  nmbcomdev@citynmb.com      2    

Telephone: Business ________________________________ Fax _________________________________________ 

Other __________________________________ Email ____________________@__________________ 

Applicant(s)/Agent(s): _______________________________________________________________________________ 

Applicant(s)/Agent(s) Mailing Address:__________________________________________________________________ 

Telephone: Business  _________________________________ Fax _______________________________________

Other ____________________________________ Email____________________@________________

Proposed site data and land use(s) information    

Please complete and/or respond to all requested information.  If “Not Applicable,” please note NA. 

Current Comprehensive Plan Land Use designation(s):_ ____________________________________________________ 

Current Zoning District designation(s):__________________________________________________________________ 

Proposed Comprehensive Plan Land Use designation(s) (if applicable): _______________________________________ 

Proposed Zoning District designations(s) (if applicable): ____________________________________________________ 

Supporting information 

Aerial. 

Affidavit providing for property owner’s authorization to process application. 

Annexation supporting materials. 

Application fees. 

Application representation and contact information. 

Appraisal. 

Architectural/building elevations (color). 

Architectural/building elevations architectural elements (color). 

Building floor plans and roof plan. 

Comprehensive Plan analysis. 

Comprehensive Plan text amendment justification. 

Concurrency Service Demand Analysis (prepared by applicant, separate document). 

Concurrency: Letter of Water & Sewer Availability from City or County.  

Department of Transportation Driveway Connection Permit 

Drainage Plan. 

Elevations. 

Encroachments plan. 

Environmental assessment. 

Landscape plan. 

Land use map (subject property outlined). 

Lighting plan. 

(305) 864-3777

gmail.comcacciola.marco

Steven J. Wernick, Esq. AICP  on behalf of 2040 NE 163RD HOLDINGS LLC

Day Pitney LLP - 396 Alhambra Circle, 14th Floor, Coral Gables, FL 33134

(786) 208-0753

swernick daypitney.com(786) 208-0753

Mixed-Use Employment Center

MU/EC

N/A

N/A

�X

X

X

X

X

X

mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com


City of North Miami Beach, Florida 

Planning and Zoning Application 

17050 NE 19th Ave.       North Miami Beach, FL  33162         Tel: 305. 948.2966        nmbcomdev@citynmb.com 

17050 NE 19th Ave.    North Miami Beach, FL  33162    Tel: 305. 948.2966    Fax: 305.787. 6012  nmbcomdev@citynmb.com      3    

Liquor survey (for only review of location of lounge, bar, or package liquor store). 

Proof of City Lobbyist Registration.  

Massing model and/or 3D computer model. 

Ordinances, resolutions, covenants, development agreements, etc. previously granted for the property. 

Parking study. 

Photographs (color) of property, adjacent uses and/or streetscape. 

Plat. 

Property owners list, including a typewritten list and 2 sets of self-adhesive labels of all properties within 500 feet. 

Property survey and legal description. 

Public Realm Improvements Plan for mixed use projects. 

Public school preliminary concurrency analysis (residential land use/zoning applications only). 

Sign master plan (colored). 

Site plan and supporting information. 

Statement of use and/or cover letter. 

Streetscape master plan. 

Text amendment justification. 

Traffic accumulation assessment. 

Traffic impact statement. 

Traffic impact study. 

Traffic stacking analysis. 

Utilities consent. 

Utilities location plan. 

Vegetation survey. 

Warranty Deed. 

Zoning Code text amendment justification. 

Zoning Map (with subject property outlined) 

Other:______________________________________________________________________________ 

Applicant/agent/property owner affirmation and consent  

(I) (We) affirm and certify to all of the following:

1. Submission of the following:
a. Warranty deed/tax record as proof of ownership for all properties considered as a part of the application request;

or
b. Authorized as the applicant(s)/agent(s) identified herein to file this application and act on behalf of all current

property owner(s) and modify any valid City of North Miami Beach entitlements in effect during the entire review
process.

2. This application, application supporting materials and all future supporting materials complies with all provisions and
regulations of the Zoning Code, Comprehensive Land Use Plan and Code of Ordinances of the City of North Miami
Beach unless identified and approved as a part of this application request and/or other previously approved
applications.

X

X

X

X

X

X

X

mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com
mailto:nmbcomdev@citynmb.com






  

BOSTON     CONNECTICUT     FLORIDA     NEW JERSEY     NEW YORK     PROVIDENCE     WASHINGTON, DC 

 
 
 
 
 
 
 
 
 
 
 
Via Electronic Delivery 
Zafar Ahmed 
Community Development Director 
City of North Miami Beach 
17050 NE 19th Avenue, 1st Floor 
North Miami Beach, FL 33162 

STEVEN J. WERNICK, ESQ. AICP 
Attorney at Law 

 

396 Alhambra Circle 
North Tower, 14th Floor 

Miami, FL 33134 
O: (305) 373-4076 M: (786) 208-0753 

swernick@daypitney.com 
 
 
 

October 1, 2025 
 

         
          

 

 
1 Folio No. 07-2216-012-0220. 

        
Re: Letter of Intent | 2040 NE 163RD HOLDINGS LLC 

TRAD Application Submittal – Request for Major Site Plan Modification 
 2040 NE 163 ST, North Miami Beach, FL 33162 / ‘The William' 

Dear Mr. Ahmed:  

Day Pitney LLP (the “Firm”) serves as land use counsel to 2040 NE 163RD HOLDINGS LLC 
(“Owner”), which owns the property located at 2040 NE 163rd Street (the “Subject Property”)1. The 
Subject Property is a 1.086-acre parcel located within the City of North Miami Beach’s (the “City”) 
Mixed-Use Employment Center District (MU/EC), specifically within the Transition Sub-Area, which 
is being developed under an approved site plan and active building permit for a 25-story mixed use 
development referred to herein as The William.  

The Firm’s Letter of Intent accompanies an application for modification to an approved site 
plan for the limited purpose of converting thirty (30) hotel units approved under the original site plan 
into multi-family residential units, pursuant to Section 24-172.1 of the Zoning and Land Development 
Code (ZLDC).  

APPROVED PROJECT – SITE PLAN APPROVAL. On January 18, 2022, the City 
Commission unanimously approved a request for the construction of a 572,456-square-foot, 23-story 
mixed-use development (“Project”). The Project included a 30-unit hotel, 7,328 square feet of retail 
space, three hundred and thirty-four (334) residential units, and four hundred and ten (410) parking 
spaces. The site plan approval also included three non-use (3) variances: 

1. Permitting a hotel use on a lot with an area of less than the mandated two (2) acres. 

2. Allowing a zero (0)-foot interior setback from the east Property line. 

mailto:swernick@daypitney.com
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3. Allowing a zero (0)-foot tower setback from the podium.

This approval was granted under Resolution No. 2022-14 (See Exhibit 1), a copy of which is
attached hereto. A building permit was subsequently applied for under Permit No. BD-23-0118-NR, 
in compliance with the conditions of Resolution No. 2022-14.  

MINOR SITE PLAN MODIFICATION APPROVAL. On April 22, 2025, the Community 
Development Director issued an Administrative Site Plan Review (“ASPR”) approval letter 
authorizing a minor modification to the Project. See Exhibit 2. The approved modification refined 
certain programmatic and design elements of the Project while maintaining consistency with the 
original site plan approval granted under Resolution No. 2022-14. Specifically, the ASPR approval 
confirmed that the proposed changes did not alter the overall character of the Project, nor did they 
implicate any of the criteria set forth in Section 24-172.1(B) of the ZLDC that would otherwise require 
processing as a major modification. 

PROPOSED MODIFICATION. The Owner proposes to convert the thirty (30) hotel units 
approved under the original site plan to multi-family residential units. The revised program will consist 
of studio and one-bedroom units, resulting in a total of three hundred seventy-four (374) dwelling units 
for the Project. The modification consolidates the two previously separate hotel and residential lobbies 
into one general lobby and re-programs the hotel units within the same building footprints as studios 
and one-bedroom residential units, with no additional square footage added. The units remain between 
550 square feet and 755 square feet, the same as delineated in the approved site plan.  

This modification is responsive to current market demand for multifamily residences within 
the MU/EC District, and addresses the challenges associated with financing a limited hotel component 
within a predominantly multi-family development.  

No other changes to the Project are proposed. The overall building height, lot area, lot 
coverage, and setbacks remain unchanged. The required open space continues to be provided in excess 
of the ZLDC requirements, and accessways, circulation, and off-site traffic impacts are unaffected. 
The Project also continues to comply with all applicable parking and loading requirements, with no 
reductions or modifications requested as part of this application, and in fact provides a surplus of fifty-
five (55) parking spaces beyond what is required by the ZLDC. The two previously granted non-use 
variances, permitting a zero-foot interior setback along the east property line and a zero-foot tower 
setback from the podium, remain applicable. Accordingly, aside from the conversion of hotel units to 
residential use, the Project remains entirely consistent with prior approvals from the City. 

CONSISTENCY WITH COMPREHENSIVE PLAN & ZONING DESIGNATION. The 
Property is designated as Mixed-Use Employment Center (MU/EC) District – Transition Sub-Area 
under both the Future Land Use Map and the City’s zoning framework. The MU/EC District is intended 
to foster economic development supportive of high-technology, service-based, and residential uses in 
a pedestrian- and transit-oriented environment. Within the Transition Sub-Area, mixed-use 
development is expressly encouraged, with densities and intensities that step down from the Core Sub-
Area while still supporting a balance of residential and non-residential uses. 
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The Project, as modified, remains consistent with these planning objectives as well as the goals 
of the City’s Comprehensive Plan. By converting the thirty (30) previously approved hotel units to 
residential dwelling units, the Project enhances the residential component while maintaining the 
mixed-use character envisioned for the District. Specifically, the Project continues to provide a mix of 
multi-family residential use and commercial/retail use, with 4,526 square feet of habitable ground floor 
retail accessible from NE 163 Street and NE 162 Street. 

Although the proposed modification technically is considered a major modification, the reason 
is solely based on the change in use.  Again, the proposed change from thirty hotel rooms to thirty 
residential units does not increase the size of the building or the number of units. The anticipated impact 
to City services and infrastructure is de minimis.  Furthermore, by removing the hotel component, the 
Project no longer requires one of the previously approved non-use variances relating to hotel use on 
lots less than two (2) acres, thus bringing the Project more into conformance with the applicable zoning 
regulations under the MU/EC District.  

Lastly, the Project continues to advance key Comprehensive Plan objectives, including 
encouraging residential living within the District, promoting high-quality and compatible urban design, 
and providing publicly accessible open space. In doing so, the Project continues to align with the 
FLUM designation, the MU/EC zoning standards, and the City’s long-term vision for the area.  

 
CONCLUSION. The Firm respectfully submits this Letter of Intent, along with the 

supplemental application materials, to facilitate placement on the TRAD Committee October 23, 2025 
meeting.   

Sincerely,  
 
 
Steven J. Wernick 

 
Cc: Mitchell Austin, AICP, CNU-A, Assistant Director 

Daniel Lozandier, Senior Planner 
Javier Parra-Garcia, Planner 
Isaiah Valcin, LEED AP BD+C, Day Pitney LLP 
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EXHIBITS 

 
Exhibit 1 Site Plan Approval Resolution No. 2022-14 
Exhibit 2 04/22/2025 Minor Site Plan Modification Approval Letter 
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City of North Miami Beach, Florida 

Community Development Department 

17050 NE 19th Ave.  North Miami Beach, FL 33162  Tel: 305. 948.2966  nmbcomdev@citynmb.com Page 1 

March 20, 2026 

Steven J. Wernick, Esq. AICP 

Day Pitney LLP on behalf of 

2040 NE 163RD HOLDINGS LLC 

396 Alhambra Circle, 14Th Floor, 

Coral Gables, FL, 33134 

RE: Technical Review of Application for Development (TRAD) Approval – 

25-08 The William Site Plan Modification (Major)

Address(es): 2040 NE 163 ST. 

Folio Number(s): 07-2216-012-0220 

Steven J. Wernick, Esq. AICP 

The Planning and Zoning Division has received sign-off forms from all TRAD Committee 

members for your zoning application for The William Major Site Plan Modification. To enable 

your application to move forward to the required quasi-judicial public hearings at the Planning and 

Zoning Board for recommendation and the City Commission for final decision, please submit the 

following: 

1. Fifteen (15) physical copies of the complete collated sets of plans and exhibits as approved

by TRAD

a. One copy for the City Attorney’s Office

b. Seven copies for Planning and Zoning Board Members

c. Seven copies for the City Commissioners

2. One electronic copy of the complete plans and exhibits corresponding to the paper

submission, as approved by TRAD

In order to meet internal review and legal advertising deadlines, the requested documents must be 

submitted to the Planning and Zoning Counter on or before 3:00 PM, Monday, March 27, 2026, 

for the application to be scheduled for the next available Planning and Zoning Board meeting.  If 

this submission deadline is met the quasi-judicial public hearing will be scheduled for Monday, 

April 13, 2026 at 6:00 PM, meeting location 17011 NE 19th Avenue, North Miami Beach, FL 

33162, 2nd Floor City Commission Chambers.   

If the submission deadline stated above is not met, then the submission and Planning and Zoning 

Board meeting dates will shift into the future. You have a maximum of six months from the date 



City of North Miami Beach, Florida  
 

Community Development Department 

 

 

 

17050 NE 19th Ave.  North Miami Beach, FL 33162  Tel: 305. 948.2966  nmbcomdev@citynmb.com Page 2 

of this letter to submit the documents listed above to begin the quasi-judicial public hearing 

process.  Failure to do so will render this TRAD approval void.   

Applicant will be responsible for the following at least ten (10) calendar days prior to the public 

hearing date: 

1. Posting of signs conforming with the requirements of Section 24-180 (4) on the property  

 

If you have any questions regarding this letter or the quasi-judicial public hearing process, please 

contact your Application Manager Javier Parra-Garcia by phone 305-948-2966 ext. 31506 or by 

email at javier.parra-garcia@citynmb.com for further assistance. 

Sincerely,   

 

 
Javier Parra-Garcia  

Planner  

Planning and Zoning Division 

Community Development Department 

  

Attachment: TRAD approvals 

 
 



City of North Miami Beach 

City of North Miami Beach, Florida 
Community Development Department 

17050 NE 19™ Avenue, 1° FLOOR 

NortTH MIAMI BEACH, FLORIDA 33162 

PLANNING & ZONING DIVISION: (305) 354-4456 

Please return project transmittal letter by email preferred to project planner. 

Technical Review of Application for Development (TRAD) Transmittal: 

PROJECT NAME: The William Site Plan Modification 

PROJECT ADDRESS: 2040 NE 163 St 

PLEASE SELECT: 

Dy TRAD application submittal 

[CL] TRAD application resubmittal 

The applicant has addressed our outstanding comments. 

Initial & TRAD - Final Sign Off 

Date 

See’ /CPTED Jonathan Wilson 

NMB Water/ Public Utilities Karim Rossy 

Public Works Gregory Christian 

Sean Compel 

Solid Waste Nicholas Williams 

Kenneth Solomon 

Community Development Daniel Lozandier 

(Planning and Zoning) 

Community Development Javier Parra-Garcia 

(Planning and Zoning) 

Community Development Maria Furey 

(Urban Forester/Landscape Review) 

17050 NE 19' Ave. + North Miami Beach, FL 33162 + Tel: 305. 948.2966 +» Fax: 305.787.6012 * nmocomdev@citynmb.com 



City of North Miami Beach 

City of North Miami Beach, Florida 
Community Development Department 

17050 NE 19™ Avenue, 157 Floor 

NorTH MIAMI BEACH, FLORIDA 33162 ME 
TRAD Conditions of Approvals (if applicable). 

The conditions of approval for this site plan and/or request are binding on the Applicant, the property owners, 

operators, and all successors in interest. 

1. Crime Prevention Through Environmental Design (landscaping and appropriate exterior lighting. 

2. Security cameras for interior and exterior common areas 

3. Participate in the North Miami Beach Police Department Trespass After Warning Program. 

4. Provide access codes to any security gates/doors and elevators to the police department. 

17050 NE 19h Ave. * North Miami Beach, FL 33162 = Tel: 305. 948.2966 * Fax: 305.787.6012 * nmbcomdev@citynmb.com 



17050 NE 19th Ave.  North Miami Beach, FL 33162  Tel: 305. 948.2966  Fax: 305.787.6012  nmbcomdev@citynmb.com  

City of North Miami Beach, Florida  
Community Development Department 

17050 NE 19TH AVENUE, 1ST FLOOR 

NORTH MIAMI BEACH, FLORIDA 33162 

PLANNING & ZONING DIVISION: (305) 354-4456 

 

 
Please return project transmittal letter by email preferred to project planner. 

Technical Review of Application for Development (TRAD) Transmittal: 

PROJECT NAME: T h e  W i l l i a m   

PROJECT ADDRESS: 2 0 4 0  N E  1 6 3  S T .   

 
PLEASE SELECT: 

 TRAD application submittal 
 

xTRAD application resubmittal 
The applicant has addressed our outstanding comments. 
 

Initial & 

Date 

TRAD - Final Sign Off 

  Police /CPTED                                       Jonathan Wilson  
 

 Klr 3/16/26  NMB Water/ Public Utilities Karim Rossy 
 

  Public Works Gregory Christian  

 Sean Compel  

 
 Solid Waste Nicholas Williams 

Kenneth Solomon 

 
Traffic Engineering  Eric Czerniejewski 
 

 Community Development Maria Furey 
(Urban Forester/Landscape Review) 

 Community Development Javier Parra-Garcia 
(Planning and Zoning) 

  

mailto:nmbcomdev@citynmb.com


17050 NE 19th Ave.  North Miami Beach, FL 33162  Tel: 305. 948.2966  Fax: 305.787.6012  nmbcomdev@citynmb.com  

City of North Miami Beach, Florida  
Community Development Department 

17050 NE 19TH AVENUE, 1ST FLOOR 

NORTH MIAMI BEACH, FLORIDA 33162 
 
 
 

TRAD Conditions of Approvals (if applicable). 
The conditions of approval for this site plan and/or request are binding on the Applicant, the property owners, 
operators, and all successors in interest. 
 

1.  The existing 1-1/4” SDR 11 HDPE Sanitary sewer force main located in the recorded 10-foot utility easement along 

the East side of the site will be protected with a 4” metallic casing ( Steel or Ductile Iron). In order to protect it. It 

may need to be re-installed and re-tested with the casing and then reconnected. There is no practical way to 

encase an already buried pipe. The casing with pipe shall be accessible to the City during its entire service life. 

2. There will be a permanent, unobstructed access and a minimum vertical clearance of 12 feet. 

3. The above conditions no 1 & no 2 should be incorporated with the Civil plans submission , to be reviewed and 

approved by NMB Water staff along with the proposed water and sewer improvements for the site. 

4. Should there be any site work prior to the referenced pipe be encased, all necessary measures shall be taken to 

protect the pipe during any and all construction activities, including but not limited to , clearing &  grubbing , 

foundation work and any vertical construction. 

 
 

mailto:nmbcomdev@citynmb.com


17050 NE 19th Ave.  North Miami Beach, FL 33162  Tel: 305. 948.2966  Fax: 305.787.6012  nmbcomdev@citynmb.com  

City of North Miami Beach, Florida  
Community Development Department 

17050 NE 19TH AVENUE, 1ST FLOOR 

NORTH MIAMI BEACH, FLORIDA 33162 

PLANNING & ZONING DIVISION: (305) 354-4456 

 

 
Please return project transmittal letter by email preferred to project planner. 

Technical Review of Application for Development (TRAD) Transmittal: 

PROJECT NAME: T h e  W i l l i a m   

PROJECT ADDRESS: 2 0 4 0  N E  1 6 3  S T .   

 
PLEASE SELECT: 

 TRAD application submittal 
 

 TRAD application resubmittal 
The applicant has addressed our outstanding comments. 
 

Initial & 

Date 

TRAD - Final Sign Off 

  Police /CPTED                                       Jonathan Wilson  
 

  NMB Water/ Public Utilities Karim Rossy 
 

  Public Works Gregory Christian  

 Sean Compel  

 
 Solid Waste Nicholas Williams 

Kenneth Solomon 

 
Traffic Engineering  Eric Czerniejewski 
 

 Community Development Maria Furey 
(Urban Forester/Landscape Review) 

 Community Development Javier Parra-Garcia 
(Planning and Zoning) 

  
03/17/26

mailto:nmbcomdev@citynmb.com


17050 NE 19th Ave.  North Miami Beach, FL 33162  Tel: 305. 948.2966  Fax: 305.787.6012  nmbcomdev@citynmb.com 

City of North Miami Beach, Florida 
Community Development Department 

17050 NE 19TH AVENUE, 1ST FLOOR
NORTH MIAMI BEACH, FLORIDA 33162 

PLANNING & ZONING DIVISION: (305) 354-4456 

Please return project transmittal letter by email preferred to project planner. 

Technical Review of Application for Development (TRAD) Transmittal: 

PROJECT NAME: The William Site Plan Modification 

PROJECT ADDRESS: 2040 NE 163rd Street 

PLEASE SELECT: 

 TRAD application submittal

 TRAD application resubmittal

The applicant has addressed our outstanding comments.

Initial & 
Date 

TRAD – Final Sign Off 

 Police /CPTED        Jonathan Wilson 

 NMB Water/ Public Utilities Karim Rossy 

11/17/2025 

 Public Works Gregory Christian 
  Sean Compel 

 Solid Waste Nicholas Williams 

Kenneth Solomon 

Community Development Daniel Lozandier 
(Planning and Zoning) 

Community Development Javier Parra-Garcia 
(Planning and Zoning) 

Community Development Maria Furey 
(Urban Forester/Landscape Review) 

X

mailto:nmbcomdev@citynmb.com


17050 NE 19th Ave.  North Miami Beach, FL 33162  Tel: 305. 948.2966  Fax: 305.787.6012  nmbcomdev@citynmb.com  

City of North Miami Beach, Florida  
Community Development Department 

17050 NE 19TH AVENUE, 1ST FLOOR 

NORTH MIAMI BEACH, FLORIDA 33162 
PLANNING & ZONING DIVISION: (305) 354-4456 

 

 
Please return project transmittal letter by email preferred to project planner. 

Technical Review of Application for Development (TRAD) Transmittal: 

PROJECT NAME: T h e  W i l l i a m   

PROJECT ADDRESS: 2 0 4 0  N E  1 6 3  S T .   

 
PLEASE SELECT: 

 TRAD application submittal 
 

 TRAD application resubmittal 
The applicant has addressed our outstanding comments. 
 

Initial & 
Date 

TRAD - Final Sign Off 

  Police /CPTED                                      Jonathan Wilson  
 

  NMB Water/ Public Utilities Karim Rossy 
 

  Public Works Gregory Christian  
                                                               Sean Compel 
 

 
 Solid Waste Nicholas Williams 

Kenneth Solomon 

 Community Development Daniel Lozandier 
(Planning and Zoning) 

 Community Development Javier Parra-Garcia 
(Planning and Zoning) 

MAF  
02-23-2026 

Community Development Maria Furey 
(Urban Forester/Landscape Review) 



 
 

 
17050 NE 19th Ave.  North Miami Beach, FL 33162  Tel: 305. 948.2966  Fax: 305.787.6012  nmbcomdev@citynmb.com 

 
 

 
Please return project transmittal letter by email preferred to project planner. 
 
Technical Review of Application for Development (TRAD) Transmittal: 
 
PROJECT NAME: Williams Mixed Use Project 
 
PROJECT ADDRESS: 2040 NE 163rd St, North Miami Beach 
 
PLEASE CHECK: 

( )  New Application       (x  ) Resubmittal 

( X ) If the applicant has adequately satisfied the comments provided with their resubmission. 

(  ) The applicant has not satisfied the comments provided with their submission. 

 

Initial & 
Date 

TRAD - Final Sign Off 

  Police /CPTED                                   Richard Rudow 

 NMB Water                                       Karim Rossy 

KS Solid Waste                                       Kenneth Solomon 

 Public Works                                     Gregory Christian 

                                                             Sean Compel 

 Planning and Zoning                        Daniel Lozandier 

 Planning and Zoning                        Jaaziah Israel  

 Planning and Zoning                        Jackie Génard 

 

 



17050 NE 19th Ave.  North Miami Beach, FL 33162  Tel: 305. 948.2966  Fax: 305.787.6012  nmbcomdev@citynmb.com  

City of North Miami Beach, Florida  
Community Development Department 

17050 NE 19TH AVENUE, 1ST FLOOR 

NORTH MIAMI BEACH, FLORIDA 33162 

PLANNING & ZONING DIVISION: (305) 354-4456 

 

 
Please return project transmittal letter by email preferred to project planner. 

Technical Review of Application for Development (TRAD) Transmittal: 

PROJECT NAME: T h e  W i l l i a m   

PROJECT ADDRESS: 2 0 4 0  N E  1 6 3  S T .   

 
PLEASE SELECT: 

 TRAD application submittal 
 

 TRAD application resubmittal 
The applicant has addressed our outstanding comments. 
 

Initial & 

Date 

TRAD - Final Sign Off 

  Police /CPTED                                       Jonathan Wilson  
 

  NMB Water/ Public Utilities Karim Rossy 
 

  Public Works Gregory Christian  

 Sean Compel  

 
 Solid Waste Nicholas Williams 

Kenneth Solomon 

ESC 

3/10/26 

Traffic Engineering  Eric Czerniejewski 
 

 Community Development Maria Furey 
(Urban Forester/Landscape Review) 

 Community Development Javier Parra-Garcia 
(Planning and Zoning) 

  

mailto:nmbcomdev@citynmb.com


17050 NE 19th Ave.  North Miami Beach, FL 33162  Tel: 305. 948.2966  Fax: 305.787.6012  nmbcomdev@citynmb.com  

City of North Miami Beach, Florida  
Community Development Department 

17050 NE 19TH AVENUE, 1ST FLOOR 

NORTH MIAMI BEACH, FLORIDA 33162 
 
 
 

TRAD Conditions of Approvals (if applicable). 
The conditions of approval for this site plan and/or request are binding on the Applicant, the property owners, 
operators, and all successors in interest. 
 

1. The applicant is required to address all comments from Miami-Dade County Department of Transportation and 

Public Works (DTPW) before the building permit issuance.  

2. The applicant is required to address all FDOT comments from the  Access Management Review Committee 

(AMRC) pre-application meeting, as amended, before building permit issuance.  

3. The applicant is required to provide an updated valet operational analysis once the development project is built 

and is fully operational. This would ensure that the projected two valet parking attendants are sufficient to 

maintain adequate internal traffic circulation and have no impact on the adjacent road network. 

 

 

mailto:nmbcomdev@citynmb.com


  

 

  2. b. 25-08 The William 

ATTACHMENT VI 

 
STAFF 

PRESENTATION 
25-08 The William Major Modification of Site Plan Approval 

Staff to provide Presentation during the meeting 



  

 

  2. b. 25-08 The William 

ATTACHMENT VII 

 
APPLICANT 

PRESENTATION 
25-08 The William Major Modification of Site Plan Approval 

Staff to provide Presentation during the meeting 


	REQUEST
	BACKGROUND
	General Data

	STAFF FINDINGS
	General
	Police / Crime Prevention Through Environmental Design (CPTED):
	Utilities:
	Public Works:
	Solid Waste:
	Planning and Zoning:
	Traffic:
	Landscape:
	CONSISTENCY WITH THE COMPREHENSIVE PLAN
	Future Land Use Element
	Property Rights Element


	STAFF RECOMMENDED CONDITIONS
	RECOMMENDED MOTION:
	FISCAL/BUDGETARY IMPACT:
	2 b - ATTACHMENT IV - Application.pdf
	Planning & Zoning Development Application
	The William - Letter of Intent.pdf
	Letter of Intent
	Combined Exhibits
	Exhibit 1
	Exhibit 2
	Mod
	Binder1
	2025 4 18 The William Administrative Site Plan Review Letter - Executed





	2 b - ATTACHMENT I - Staff Report - 25-08 The William Major Modification of Site Plan Approval - PZB.pdf
	REQUEST
	BACKGROUND
	General Data

	STAFF FINDINGS
	General
	Police / Crime Prevention Through Environmental Design (CPTED):
	Utilities:
	Public Works:
	Solid Waste:
	Planning and Zoning:
	Traffic:
	Landscape:
	CONSISTENCY WITH THE COMPREHENSIVE PLAN
	Future Land Use Element
	Property Rights Element


	STAFF RECOMMENDED CONDITIONS
	RECOMMENDED MOTION:
	FISCAL/BUDGETARY IMPACT:

	2 b ATTACHMENT I - Staff Report - 25-08 The William Major Modification of Site Plan Approval - PZB.pdf
	REQUEST
	BACKGROUND
	General Data

	STAFF FINDINGS
	General
	Police / Crime Prevention Through Environmental Design (CPTED):
	Utilities:
	Public Works:
	Solid Waste:
	Planning and Zoning:
	Traffic:
	Landscape:
	CONSISTENCY WITH THE COMPREHENSIVE PLAN
	Future Land Use Element
	Property Rights Element


	STAFF RECOMMENDED CONDITIONS
	RECOMMENDED MOTION:
	FISCAL/BUDGETARY IMPACT:




