








Appearance Review 
Workshop
HARMONY DISCUSSION

MAY 2, 2025



Problem Statement

o Potential conflicts with Florida State Statute (F.S. 163.3202) 
(Architectural Components)

o The term Harmony
o Too subjective
o Lacking implementation standards

o Small-Town Charm vs. Property Rights
AFTER
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Background
2

o Timeline of Ordinances



o There are currently seven (7) appearance review criteria:
o #1 – Architectural Style (Representative of Old Florida Style)
o #2 – “Harmony”
o #3 – Modern features incorporated into architectural style
o #4 – Accessory features compatible in design and materials
o #5 – Structure height over 40’ shall not be vertical using architectural  

       treatments
o #6 – Mechanical equipment screened by architectural treatments
o #7 – Complies with the community appearance standards

Appearance Review Criteria
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Architectural Style
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o Town Attorney Rubin provided a legal memorandum to determine if the 
Town could continue to regulate building design elements. 



o Definition 
“Quality which produces an aesthetically pleasing whole as in arrangement 
of varied architectural and landscape elements”

o The Study Area 
o 300 feet within the same zoning district 
o Consideration of the preponderance of buildings or structures

o Appearance Review Application
o For single-family homes not within a PUD (approved by Planning and Zoning Board)
o Staff has interpreted that any improvement more than substantial (construction 

costs more than 50% of the value of the home). 

What Is Harmony?
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o Harmony can be achieved through proper consideration of:
o Scale - the proportions of a building in relation to its surroundings, particular other 

buildings in the surrounding context.
o Mass - the relationship and sizes between different volumes of a building or structure.
o Bulk - the overall size and volume of a building or structure.
o Proportion - the visual effect of relationship of one portion to another, or of a portion 

to the whole, or of one thing to another.
o Building Height and Orientation
o Landscaping
o Architectural Components and Materials
o Site Planning (such as setbacks and use of open space)

What Is Harmony?
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Harmony – Staff Tests for Bulk and 
Mass
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• Staff conducts test(s) for 
Bulk and Mass since the 
300-foot study area was 
adopted

Staff 
RecommendationTest ThreeTest TwoTest One

Is the total 
square 

footage 
and FAR 
within the 

range

No. Are the 
calculations less 
than double the 

average Yes. Are there 
other factors like 

setbacks, 
orientation, etc.

Yes, Approval

No, Denial

No. Denial
Denial

Yes. And less 
than double 
the average

Yes. Approval Approval

No, Are there 
other factors 
like setbacks, 

orientation, etc. No, Denial

Yes, Approval



Harmony – Staff Tests for Scale
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o Tests for Scale

Staff 
RecommendationTest TwoTest One

Are more 
than half of 
the houses 
the same 
stories or 
higher

No. Are the 
immediate 
adjacent 

houses the 
same stories or 

higher

Yes. 
Approval

No. Denial

Yes. Approval Approval Existing    Proposed   Existing Existing    Proposed   Existing



Harmony Example – 451 Neptune Rd.

Study Area Map and Methodology
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Address Lot Total 
Square Feet

Tower Feature Lot Size to Total 
Square Feet Ratio 

(FAR)

Total Square 
Feet

Square Feet 
Under Air

Story

390 Neptune 5,662.8 No 0.36 2,079 1,470 1

391 Neptune 5,662.8 No 0.49 2,804 1,798 2

491 Neptune 6,969.6 No 0.31 2,177 1,671 2

490 Neptune 5,662.8 Yes 0.32 1,820 1,573 1

481 Neptune 5,662.8 No 0.33 1,879 1,392 1

480 Neptune 5,662.8 No 0.33 1,920 1,424 1

471 Neptune 5,662.8 No 0.34 1,945 1,553 1

460 Neptune 5,662.8 No 0.56 3,185 2,364 2

451 Neptune 5,662.8 Yes 0.70 3,961 3,234 2

450 Neptune 5,662.8 No 0.28 1,606 1,254 1

441 Neptune 5,662.8 No 0.29 1,660 1,316 1

430 Neptune 5,662.8 No 0.38 2,174 1,265 1

421 Neptune 5,662.8 No 0.30 1,704 1,210 1

420 Neptune 5,662.8 No 0.35 1,970 1,646 1

411 Neptune 5,662.8 No 0.46 2,589 1,956 2

400 Neptune 5,662.8 No 0.34 1,919 1,176 1

531 Ocean Drive 6,098.0 No 0.27 1,648 1,553 1

Average N/A N/A 0.36 2,067 1,539 N/A

Comparative Analysis and Methodology



Short Term Potential Outcomes 10

o Scenarios 1 – Smallest house in study area (potential increase of 2,528 sf)
o Scenario 2 – Average house in study area (potential increase of 2,055 sf)
o Scenario 3 – Largest house in study area (potential increase of 949 sf)

►Short term improvements 
will be permitted at an 
accelerated (rapid) pace 
for smaller houses and a 
much slower pace for the 
largest houses



Short Term Potential Outcomes 11

►The status quo approach 
that staff is using may allow 
applicants to improve or 
rebuild their homes up to 
the largest sized home in 
their study area, and using 
qualitatively measured 
architectural components, 
as much as twice the 
average of the study area, if 
approved by the PZ Board.



Mid to Long Term Potential 
Outcomes
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o Scenario Outcomes - If status quo continues to be used:
o The maximum sizes will grow slow but steady, as the range 

and average house size increases in a study area. New 
thresholds for future additions/redevelopment will be possible 
over time

o Promotes incremental growth at a slower than market pace 
(base zoning) over time, only stopping when code build out 
threshold is met



Options
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Status Quo 

► Continue with the current process, provide staff and/or PZ Board with any guidance needed on 
how to interpret the code 

Starting with the Status  Quo

Pros Cons
Require code changes to reflect the 
current practice (such as substantial 
improvement)

Currently untenable position for staff and 
PZ Board without codified direction

Lacking codified implementation 
standards
Potential conflicts with Florida Statute



Options
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Keep/Strengthen the Appearance Review and Harmony with Quantitative and Qualitative Measures 
► Create/adopt a standardized Pattern Book to assist staff and P&Z with appearance review
► Create an official AR Board and appoint with professionals that can apply the architectural 

concepts to an AR application
► Implement other best practices for Appearance Review

Pros Cons
Would use quantitively and qualitatively 
measured regulatory regulations to 
achieve the existing intent of the code 
section

Would require constant training and 
searching for qualified board members

May best promote harmonious 
architectural themes

May conflict with Florida Statutes

In order of most regulatory to least regulatory measures



Options
15

Remove AR criteria for single family and replace with quantitively applied code provisions 
► Maximum FAR, Step Backs for second stories and towers, porch or balcony requirements, side 

loading garages, additional parking requirements, etc. (also a recommended pattern book)

If this option is chosen, there are 3 potential procedures to move forward:
1. Continue with status quo while code is rewritten
2. Enforce zoning in progress (moratorium on single-family), or
3. Revert to standard Building Site Area Regulation until new code is written

Pros Cons
Adds quantitively measured regulations to 
promote the intent of the Appearance Section

Would require a considerable effort to write and 
adopt code provisions

Removing qualitative measures that are harder 
to implement and may conflict with Florida 
Statutes

May promote a repeatable standard that 
diminishes originality

In order of most regulatory to least regulatory measures



Options
Building Site Area Regulations only
 Remove Harmony and Appearance Review criteria from single-family homes and allow homes 

to be built based on Building Site Area Regulations (setback, lot coverage, height, etc.).

Pros Cons
Would be the smallest risk tolerance 
regarding conflicts with Florida Statutes

Would remove all community 
appearance regulation for standard 
residential zoning districts 

Would provide the most transparent and 
predictable application process for 
homeowners and developers

Allow the property to be built to the 
maximum threshold
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In order of most regulatory to least regulatory measures























































Preserving the 

Character and Charm 

of Juno Beach
April 2025 Survey Results with 193 Participants 

Responding to link in Diana Davis, Vice Mayor Pro 

Tem Newsletter– constant contact survey tool 

results reproduced here.  Each of the five 

questions are on a different slide













Conclusion

Resident results are clear and consistent.  They 
want:

• Thoughtful size regulations with context 
comparisons that allow for incremental growth 
within our community

• Strong development codes to preserve 
characteristics unique to Juno Beach

• Important to prioritize the property rights of 
existing residents over speculative builders of 
large structures that overwhelm their neighboring 
properties (unintended consequence -vacation 
rental properties, more intensive uses within our 
residential areas)

• Need modern tools to support decision-making with 
guidance on their application



Harmony comparison of 

bulk, mass, scale, and 

proportion in context
• Regulations in effect for “Harmony” over the past 

two years.  

• Property values continue to increase in all 

residential zoning codes. 

• Five examples of residential properties approved 

over the past two years with the “size in context” 

type of reviews



479 Ocean Ridge Way (January 17, 2024) 4,706 Sq. Ft. 

, 3 stories with tower; it has two other homes 

within its same zoning district 



491 North Lyra Circle (10-7-2024) 1,235 sq ft 

addition for 2-stories and a tower, total home 

square footage 3,268 sq ft. FAR .45



220 Ocean Drive (11-18-2024) Existing home addition over 

garage and expanded into back and side yard, addition 974 

sq ft total home 4,764 sq. ft.



January 22, 2025; 2-stories, 14,977 square feet, 

approved in split vote, Staff denied, P& Z unanimous 

approval (7-15-2024, public opposition August 2024)  

PUD and double lot 



April 7, 2025 – 410 Diana Lane 2 stories 30’ 

with tower  35’;  5,421 Square Feet FAR .54, 

staff did not approve and Planning and Zoning 

Board approved



Conclusion

• Harmony codes to compare Bulk, Mass, Scale and 
Proportion resulted in quality projects being 

approved

• Last two projects divergence between Staff and 
Board

• Board requested guidance in application of 
bulk, mass, scale and proportion with more 

quantitative focus

• Workshop proposals for quantitative review that 
results in incremental growth over time for 

residential neighborhoods



Appearance Review for 
Single Family Homes 

Excerpts from Thomas presentation January 2025 Town Council Meeting who 
was the Advocate for the 700 Ocean nearly 15,000 square foot mansion 

Presentation created by Diana Davis for the workshop on appearance review 
5/2/2025



Resident Survey – 193 participants in the five-question 
multiple choice survey, huge number of responses highlights 
the importance of preserving the character and charm of our 
community
• 96% - in favor of codes that give tools needed to evaluate the size of a 

new building structures in context of their surroundings

• 91% - in favor of maintaining architectural review believing that it 
positively adds value to the community

• 91% - in favor of prioritizing existing residents over new buildings, 
with common sense regulates of excavations, amount of fill brought 
onto a site, and requiring screening to mitigate impacts on larger 
buildings on existing homeowners

Next six slides review some potential issues based on our current codes building site area regulations 
without the review of “size in context code provisions” (a/k/a harmony review)



Three Large Residential Structures on U.S. 1 
*approved before “size in context” codes in place

What tools are needed by Staff to better review project impacts on existing residents? Consider 
3-D GIS Scene View to calculate scale in relation to surrounding structures & Floor Area Ratio. 
How can existing residents’ property rights be protected?  consider setback  with scale in 
relation to other structures, consider retaining walls & screening requirements.

U.S. 1 Front of homes
Interaction of  U.S. 1 homes with rear of 
existing residents



Venus Drive duplex – approved before size in context 
codes in place

Topographical Features – benchmarking for requirements to stabilize soils of 
neighboring properties prior to excavation & any limits on excavations?



Lyra white rectangle structure * approved before 
size in context codes in place (w/out architectural 
review)

Series of Walls: total of 15 feet in height in 
the side yard (11 ft wall with 4’ railing) 
without meeting setback requirements for 
the structure

Topographical Features: Unlimited 
amounts of fill to raise a side yard deck 
and pool for access by a second floor

Unlimited Series of Walls not required to meet setback for structure. How much fill can 
be brought on site?  How was its height calculated?  



571 Ocean Drive 6,000 Sq.Ft. compared to 401 Mars 
Way 1,000 Sq.Ft. neighboring property *approved 

before size in context codes in place

Building Site Area requirements of 35% lot coverage (structure only, not impervious 
surfaces) for our neighborhoods and 25% landscaping (not required to be vegetation, 
includes rocks & walls) are not resulting in a park-like setting  that preserves the 
character of the community



451 Juno Lane 6,000sq ft., neighbor is 2,000sq ft
*approved before “size in context” codes in place

Calculation of height for the structure?  The neighbor to the west is a two-
story resident. Approx.  .84 Floor Area Ratio (FAR) if gross sq.ft. used



401 Olympus – Leslie Thomas presentation 
suggested that lot will support 19,000 square foot 
residence if  “size in context” comparison codes 
are removed



Good example: 461 Olympus Drive, .5 FAR

What code improvements are needed to encourage architectural features that preserve 
the character of the community and that allow for incremental growth for new buildings 
without reducing the quality of life for existing residents or impacting existing resident’s 
property values?

Ft Lauderdale neighborhood








	Staff AR workshop Presentation 050225.pdf
	Appearance Review Workshop��
	Problem Statement
	Background
	Slide Number 4
	Architectural Style
	Slide Number 6
	Slide Number 7
	Harmony – Staff Tests for Bulk and Mass
	Harmony – Staff Tests for Scale
	Harmony Example – 451 Neptune Rd.
	Short Term Potential Outcomes
	Short Term Potential Outcomes
	Mid to Long Term Potential Outcomes
	Options
	Options
	Options
	Options
	Slide Number 18


