
Letter of Intent for: 

430 Costanera 

Lift, Floating vessel platform 
We are requesting approval for a variance at 430 Costanera for the construction of a 

dock, boat lift, and Floating Vessel Platform, that will exceed the 25’ setback from the bank/ 
property line (shown on the survey as being the mean water line of the bank) as per Article 5 
Appendix A Section A-23 – Cocoplum Section Two (A. 2.) into the adjacent waterway/basin.  

The proposed project includes: Constructing a new dock, and adding a boat lift, and 
Floating Vessel Platform as detailed in the plans that accompany this package.   

The property currently has an existing dock (that is to be replaced in the same footprint) 
that extends water ward of the bank 20’-3” (property line is the mean waterline of the bank).  
The proposed dock, is inside of the required setback, the lift extends 14’ from the dock and its 
most waterward point is 33’-5” from the bank, The Floating Vessel Platform extends off the end 
of the dock and its most waterward extent from the bank is 30’-7” . 

Our hardship is: The owners access and use to his dock in conjunction with boating is 
severely restricted due to adjacent presence of a natural protected mangrove shoreline, the 
existing dock that is being replaced, allows for docking a vessel but not the installation of a boat 
lift, which is an accessory that several of the neighboring properties are able to enjoy because of 
Mangroves and protected wetlands, as well as waterdepth. (as per Miami Dade County R.A.R. 
(Formerly D.E.R.M.)) The proposed structure is the minimum distance from the bank to meet 
county requirements and avoid trimming the mangroves along the shoreline. This is a 
requirement administrated by Miami Dade County DERM.    

The size of the dock is not over, or beyond the limits of Coral Gables or any other agency 
involved in the permit process. We have ACOE approval and State DEP approval, and 
preliminary DERM approval. The distance from the shoreline, is the minimum needed, to dock 
boats in a similar manner to what adjacent homeowners have at their property. The boats that the 
owner wishes to dock at his property are similar to all vessels docked in the Cocoplum 
neighborhood.  

The installation of these accessories will in no way interfere with navigation, the 
waterway at this property is 380 feet from bank to bank. The installation of this structure 
mirrored on the opposing shoreline will allow for over 300 feet of clear passage. 

Respectfully submitted, 

Glen Larson 

ATTACHMENT A



Applicants Proposal 

We respectfully request that the board of adjustments approve the 
installation of a boat lift at 430 Constanara 

The 2 codes we wish to obtain a variance for are: Appendix A Section 
A-23 Cocoplum Section Two – A. Docks, Wharves, Mooring piles.

(1) Whereas the code reads in 2.

“Docks, wharves or similar structures may be constructed over or in the 
canals and waterways abutting the following lots at a distance extending 
outward from the property line not more than twenty-five (25) feet:.”  

The existing dock and proposed extension extend 33’-5” into the 
waterway from the existing Mean Waterline of the bank. 

Respectfully Submitted, 

Glen Larson 

Dock and Marine Construction Inc. 

















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 430 Costanera, The mangroves extend
past the shoreline 15’. 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 RER (formerly 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.
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