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• Property
• Project Description
• Site Plan and Renderings



Our Journey to Today

• 25 – 30 meetings over the last eighteen months with community 
members, representatives of civic leagues & commissions

• Several early meetings to discuss what type of project would be 
compatible in the subject property from a use and scale 
perspective

• First round of meetings discussing and gaining feedback on the 
design of 62 condominium units  

• We then digested all the feedback from those meetings and 
modified the project design to what you’ll see today



The Property



Comparison to Prior Project
Condominium Apartments

 Project (Final Version)
Project Size (acres) 2.2 6.2 +/-

Total Units 52 197
Units per Acre 23.7x 31.8x

Building Frontage along Shore Dr. 133' 9" 525'

Height along Shore Dr. (typical) 58'10" 53"
(61'10" at corner tower)

Building Area:
Footprint: 42,000 sf 94,000 sf
Total Floor Area: 193,000 sf 352,000 sf

Parking Spaces
Provided 126 358
Spaces per unit 2.4x 1.8x
Visitor / Retail Spaces (excess of 2 per unit) 22 N/A



Project Overview
52 residential units
• 2-bedroom units: 2 

• Average 1,600 sf + 180 sf balcony
• 3-bedroom units: 42

• Average 2,080 sf + 340 sf balcony
• 4-bedroom units: 8 

• Average 2,430 sf + 330 sf balcony

2,000-2,500 sf commercial space
• Intention is community-oriented retail

• Local market with prepared foods

Setbacks
• Distance from Shore Dr: 60’
• Distance from Marlin Bay: 90’ typical

• Distance from Marlin Bay at intersection of 
Shore Dr and near townhomes: 38’

Parking Spaces: 126 (code requirement 112)
• 104 residential spaces (2x per unit)
• 22 Visitor / Retail Spaces

Building Height:
Main Building: 5 stories 
• 4 residential floors over ground level parking
• 61’10” to roof deck at the corner of Shore Dr.
• 58’10” typical
Step Down near Ocean Tides: 3 Stories 
• 2 residential floors over ground level parking
• 33’10”  to roof deck
• 42’10” roof garden access from penthouses



Zoning Information

• Rezone to Conditional B4 (Mixed Use)
• Currently PDH-1

• Variance Requests
• Building & Balcony setback encroachment on Clipper Bay Dr. access to 

Browning Property
• 15’ encroachment for balconies and building
• Ordinance: 30’ setback along public right of way (Clipper Bay Dr.)

• 8’ privacy fence to screen building from townhomes on Ocean Tides Dr.
• Height variance for roof stairwells on the 3-story section of the building 

• Ordinance: height restricted to 35’ within 100 ft of residential zoning
• Only requesting variance for rooftop access areas (i.e. stairwells) projected to be 

42’10” 



WWW.TIMMONS.COM

SHORE DRIVE
CONCEPTUAL DEVELOPMENT PLAN - February 18, 2026

SCALE 1” = 20’

0                       20’                     40’

LARGE SHADE TREE

KEY:

MEDIUM SHADE TREE

FLOWERING / ACCENT 
TREE

EVERGREEN TREE

UPRIGHT EVERGREEN 
SHRUB

EVERGREEN 
BACKGROUND SHRUB

FLOWERING SHRUB

LOW EVERGREEN SHRUB

                                M A R L I N              B A Y              D R I V E

S 
H 
O
 R
 E
   
   
   
 D
 R
 I 
V 
E

      C L I P P E R          B A Y          D R I V E

10’ MULTI-USE TRAIL

REQUEST VARIANCE 
TO REDUCE SETBACK 

FROM 30’ TO 15’

OUTDOOR 
SEATING AREA

RAISED 
SCULPTURE PAD

EXISTING 
PLANT BED

4’ DECORATIVE 
FENCE

MULTI-USE PATH 
EXTENSION

CATEGORY IV 
LANDSCAPE 
BUFFER

8’ PRIVACY FENCE

4’ DECORATIVE FENCE

SEAT WALL

COMMERCIAL 
MONUMENT 
SIGN

RETAIL

PROJECT DATA:
SITE AREA:

SITE COVERAGE ALLOWED:

SITE COVERAGE PROPOSED: 

NUMBER OF UNITS:

PROVIDED PARKING:

TOTAL REQUIRED PARKING:

RESIDENTIAL:RESIDENTIAL:

RETAIL (1 SPACE / 250 SF)

NOTE: REQUEST VARIANCE FOR INCREASED 
SITE COVERAGE

±2.2 AC

75% (71,874 SF)

62.2% (59,658 SF)

52

126

112

104104

8



T

D
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THIS PLAN IS CONCEPTUAL IN NATURE, AND IS NOT
BASED UPON SURVEYED BOUNDARY LINES AND INFORMATION,
NOR HAS IT HAD THE INPUT OF A CIVIL ENGINEER.  IN AS MUCH,
THE CONFIGURATIONS AND YIELD ARE APPROXIMATE AND
MAYBE SUBJECT TO CHANGE.

EXISTING ZONING INFORMATION, PROPERTY, AND RIGHT OF
WAY LINES SHOWN ON THESE PLANS WERE TAKEN FROM AND
GRAPHICALLY ANNOTATED ACCORDING TO THE EXISTING CAD
FILE PROVIDED BY THE DEVELOPER.

THIS DRAWING IS FOR THE SOLE USE OF OUR CLIENT IN THE
INTERNAL EVALUATION OF THE VIABILITY OF THE PROPERTY
FOR THE PROPOSED USE.  IT SHALL NOT BE USED, COPIED,
OR TRANSFERRED ELECTRONICALLY TO ANY THIRD PARTY
WITHOUT THE PRIOR APPROVAL BY COX, KLIEWER, AND
COMPANY.
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PROJECT STATISTICS
SITE SIZE: +/- 96,000 sf /2.2 acres

TOTAL NUMBER OF UNITS: 52

UNITS PER ACRE: 23.6 +/- units/acre
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2 BR:   2 (3.8%)

3 BR: 42 (80.8%)
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THIS PLAN IS CONCEPTUAL IN NATURE, AND IS NOT
BASED UPON SURVEYED BOUNDARY LINES AND INFORMATION,
NOR HAS IT HAD THE INPUT OF A CIVIL ENGINEER.  IN AS MUCH,
THE CONFIGURATIONS AND YIELD ARE APPROXIMATE AND
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GRAPHICALLY ANNOTATED ACCORDING TO THE EXISTING CAD
FILE PROVIDED BY THE DEVELOPER.

THIS DRAWING IS FOR THE SOLE USE OF OUR CLIENT IN THE
INTERNAL EVALUATION OF THE VIABILITY OF THE PROPERTY
FOR THE PROPOSED USE.  IT SHALL NOT BE USED, COPIED,
OR TRANSFERRED ELECTRONICALLY TO ANY THIRD PARTY
WITHOUT THE PRIOR APPROVAL BY COX, KLIEWER, AND
COMPANY.
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