




















Standards for variances 

Section 3-806 

A. In order to authorize any variance from the terms of these regulations, the Board of 
Adjustment or Historic Preservation Board, as the case may be, shall find: 
 
1. That special conditions and circumstances exist which are peculiar to the land, structure or 
building involved and which are not applicable to other lands, structures or buildings in the same 
zoning district. 

• Special conditions and circumstances exist which are peculiar to the land, and are not 
applicable to other lands in the zoning district.  There are existing mangroves along the 
meandering shoreline of the property located at 198 Isla Dorada Blvd, The mangroves 
extend past the shoreline 25’. Many of the mangroves planted in the cocoplum area are 
part of a mitigation agreement and the county, state and ACOE protect these mangroves.  
The presence of these mangroves prevents the dock from being located closer to the 
shoreline and Miami Dade County DERM will not allow any trimming, or the relocation 
of the dock or installation of a lift of a similar size and use that many of his neighbors 
enjoy, therefore restricting his access to the water. 

 
2. That the special conditions and circumstances do not result from the actions of the applicant. 

• These conditions are not a result of any actions of the applicant, they are circumstances 
that have arisen due to the presence of mangroves, a protected plant along the shoreline 
of his property. 

 
3. That granting the variance requested will not confer on the applicant any special privilege that 
is denied by these regulations to other lands, buildings or structures in the same zoning district. 

• The variance will not allow the applicant any privilege that is denied by these regulations 
to the other lands, buildings or structures in the same zoning district. It is for the purpose 
of docking a boat, a privilege that is enjoyed by all of his neighbors.  

 
4. That literal interpretation of the provisions of these regulations would deprive the applicant of 
rights commonly enjoyed by other properties in the same zoning district under the terms of these 
regulations and would work unnecessary and undue hardship on the applicant. 

• The literal interpretation of the provision of these regulations would deprive the 
applicant of rights commonly enjoyed by other adjacent properties in the same zoning 
district under the terms of these regulations, and would work unnecessary and undue 
hardship on the applicant by not allowing him access to the water through his property. 

 
5. That the variance granted is the minimum variance that will make possible the reasonable use 
of the land, building or structure. 

• Granting the variance is the minimum variance that will make possible the reasonable 
use of the land, and provide access to the water, similar to what the adjacent properties 
enjoy. 

 



6. That granting the variance will not change the use to one that is not permitted in the zoning 
district or different from other land in the same district. 

• Granting the variance will not change the use to one, or anyone that is not permitted in 
the zoning district or different from other land in the same district 

 
7. That the granting of the variance will be in harmony with the general intent and purpose of 
these regulations, and that such variance will not be injurious to the area involved or otherwise 
detrimental to the public welfare. 

• The Granting of the variance will be in harmony with the general intent and purpose of 
these regulations, and that such variance will not be injurious to the area involved or 
otherwise detrimental to the public welfare. It will not protrude into any waterway 
farther than any structure falling within the line of adjacent shorelines. (see aerial views 
attached) 

 
8. That the granting of the variance is appropriate for the continued preservation of an historic 
landmark or historic landmark district. 

• The granting of this variance is appropriate for the continued preservation of historic 
landmarks and or districts.  

 
 



 

 

_____________________________________________________________________ 
 
 
Permit Number:  CLI-2022-0018 
 
Project Name:  Musaffi 
 
Project Address:  198 Isla Dorada Boulevard, Coral Gables 
 
Date:    June 3, 2024 
 
Project Manager:  Lindsay Elam 
 
 
In order to avoid and minimize impacts to the existing mangroves and based on the 
proposed dock to accommodate 2 slips, the dock as proposed extends the minimum 
waterward distance necessary to avoid trimming of the mangroves. Please note that the 
permit will include authorization for the future trimming and alteration of lateral branch 
and prop/drop roots of mangroves to maintain clearance around the dock (i.e. 1 foot 
around the perimeter and 8 feet above the top of the decking).  
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SURVEYOR'S NOTES:

DATE OF FIELD SURVEY:

The date of completion of the original field Survey was on February 26, 2021.

PROPERTY INFORMATION:

Containing 18,843 sq. ft., more or less, by calculations.

Folio No.: 03-4132-026-0090
Property Address: 198 Isla Dorada Boulevard, Coral Gables, FL 33143

ACCURACY:

The accuracy obtained by field measurement methods and office calculations of closed
geometric figures meets and exceeds the Standards of Practice requirement for Suburban Area
(Linear: 1 foot in 7,500 feet) as defined in Rule 5J-17.051, Florida Administrative Code.

Elevations of well identified features as depicted on the Survey Map were measured to an
estimated vertical position accuracy of 1/100  of a foot on hard surfaces and 1/10 of a foot on
ground surfaces.

The Vertical Accuracy obtained on this “Boundary Survey” exceed the calculated value of a
closure in feet of plus or minus 0.05 feet times the square root of the distance in miles  a
commonly value accepted in the construction and surveying industry.

Well identified features as depicted on the Survey Map were measured to an estimated
horizontal position accuracy of 1/10 of a foot.

This Map of Survey is intended to be displayed at a scale of One inch equals Twenty feet or
smaller.

PERTINENT INFORMATION USED FOR SURVEY:

North arrow and bearings as shown hereon are based upon the Centerline of Isla Dorada
Boulevard with an assumed bearing of S77° 56'48''W, said line to be considered a well
established and monumented line.

This project area appears to be located in Flood Zone "AE", with a Base Flood Elevation being
"11 Feet", as per Federal Emergency Management Agency (FEMA) Community-Panel Number
120639 (City of Coral Gables), Map No. 12086C0459, Suffix L, Map Revised Date: September 11,
2009.

For Vertical Control:

All elevations shown hereon are based on the National Geodetic Vertical Datum of 1929
(N.G.V.D. '29) and a Benchmark supplied by the Public Works and Waste Management
Department of Miami-Dade County, Florida.

Benchmark: City of Coral Gables BM 508         Elevation: + 5.78 (N.G.V.D. '29)

Plat of "Cocoplum Section Two Plat "C" according to the Plat thereof as recorded in Plat Book
117 at Page 65 of the Public Records of Miami-Dade County, Florida.

Warranty Deed recorded on January 1, 2020, in Official Records Book or Deed Book 31753 at
Page 1430 of the Public Records of Miami-Dade County, Florida.

RESTRICTIONS:

Since no other information were furnished other than that is cited under pertinent information,
the Client is hereby advised that there may be legal restrictions on the Subject Property that are
not shown on the Survey Map that may be found in the Public Records of Miami-Dade County.

The Surveyor makes no representation as to ownership or possession of the Subject Property by
any entity or individual that may appear on the Public Records of this County.

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,
improvements and/or utilities were located or shown hereon.

PURPOSE OF SURVEY:

The purpose of this survey is for a Permit.

CLIENT INFORMATION:

This Boundary Survey was prepared at the insistence of and certified to:

Michael Musaffi and Caryn Musaffi

SURVEYOR'S CERTIFICATE:

I hereby certify: That this "Boundary Survey" and the Survey Map consisting of sheet 1 of 1 was
performed under my direction and is true and correct to the best of my knowledge and belief
and further, that said "Boundary Survey" meets the intent of the applicable provisions of the
Standards of Practice for Land Surveying in the State of Florida, pursuant to Rule 5J-17 of the
Florida Administrative Code and its implementing law, Chapter 472.027 of the Florida Statutes.

LONGITUDE SURVEYORS LLC., a Florida Limited Liability Company
Florida Certificate of Authorization Number LB7335

By: ___________________________________________________________
    Eduardo M. Suarez, PSM          Signature Date
    Registered Surveyor and Mapper LS6313
           State of Florida

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

Lot 9, Block 15, Cocoplum Section Two Plat "C", according to the plat thereof, as recorded in
Plat Book 117, Page 65, Public Records of Miami-Dade County, Florida.
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