


Concerns of B.I.G. Community Voices about  
developing Villa Woodbine as another school

Presently, Carrollton School for the Sacred Heart is under contract to

purchase the 3.7 acre historically designated property known as Villa

Woodbine. The property is located at 2167 S. Bayshore Drive. The plan is to

build an all-boys elementary school for grades K-5 with 336 students and 50

faculty/staff.

Our community is concerned that new school will further adversely impact

the surrounding areas:

“in terms of vehicular ingress & egress, off street parking, pedestrian

safety & convenience, public utilities & services, lighting & noise… and be

“injurious to the neighborhood or otherwise detrimental to the public

welfare”.









1 – Destruction of the Tree Canopy

Over half of the 220 trees at Villa Woodbine’s 3.7-acre site will be destroyed
by the proposed removal of 123 trees and relocation of 11 trees that may 
not survive. 

This will in effect decimate the mature tree canopy that Miami 21 Code is 
intended to protect.  In addition, the school’s Tree Disposition plan does 
reduction the reduction in tree canopy from trees being removed or 
relocated off-site.

Our arborist Jim Shimonski was told by Carrollton’s arborist that they plan 
to replace the displaced tree canopy in Coconut Grove elsewhere in the 
city and not on the school site. No documentaon supporting their
replacement plan has been made available to us.





12/15/18 Arborist Report for Carrollton



Per Carrollton’s Tree Disposition Legend:  
123Trees Removal & 11 Trees Relocated 



2 –High Probability Archaeological Site

Villa Woodbine site is located within a High Probability Archaeological
Conservation Area and therefore the proposed school project requires an
Archaeological Study.

A Phase 1 Archaeological Study will NOT likely be completed prior to any
hearing which may determine that the Villa Woodbine property would
have “appropriateness of use” as a school.

Due to the Villa Woodbine site’s close proximity to Biscayne Bay, it is
highly probable that its grounds contain significant archaeological
objects.



Passed unanimously, October 27, 1988 – Mayor Xavier Suarez
Ordinance No. 10494 page 14-15
Villa Woodbine - Designation Report (03/18/1988 

II.  Statement of Significance 
“Villa Woodbine’s location on the limestone bluff that follows Biscayne Bay is 
an area of archaeological sensitivity.  Both the Indian and early settlers 
favored this natural feature because of its location near the sea and its 
protected elevation.  The site is therefore likely to yield information 
important in prehistory and history.”



Miami has 43 archaeological sites and zones!!!!

If you recall, discovered in 1998 by accident and almost destroyed, the
Miami River Circle archaeological site, believed to be between 1,700 and
2,000 years old, is the only known evidence of a prehistoric permanent
structure cut into the bedrock in the Eastern United States, and
considerably predates other known permanent settlements on the East
Coast.

Currently, Miami Dade County oversees 126 individually designated historic
sites, 43 archaeological sites and zones, and 8 historic districts.
Villa Woodbine may very well be archaeological Site No. 44!



3 – Footprint of New Construction

New Construction has a footprint Square Footage that is 8 times larger 
than the existing Villa. The proposed school is out of scale and proportion 
to needs of the neighborhood, and includes: 

2-story School (47,129 Sf) 
Auditorium (9,498 Sf)
Covered Walkway (3,632 Sf)
36 Ft X 75 Ft Pool and 2 decks
courtyards and an extensive driveway

TOTALING to 104,647 SF of non-pervious surface





4 – Environmental Preservation Overlay District
& Scenic Transportation Corridor

The Site is located within an Environment Preservation Overlay District and
a Scenic Transportation Corridor, thus all work impacting coral rock walls,
trees, and natural features such as the limestone bluff requires a Waiver.

Pursuant to Sec.23-7, HEPB may grant such waivers “provided that it will
result in the preservation of a locally designated property.”

The pool along South Bayshore Drive is incongruous with the Scenic
Transportation Corridor. Carrollton plans to install a row of trees to block
the site line to the pool. But this will also block the view of the Silver Bluff’s
rising hill behind the pool, and the existing tree canopy along the Scenic
Transportation Corridor of South Bayshore Drive, which Miami 21 is
intended to protect.





- The new construction of over 100,000 SF of 
non-pervious surface

- the loss of natural resources such as the removal 
of over half the tree canopy

- modification to the Silver Bluff

Factors that will adversely affect the climate resiliency 
of an already delicate environmental area



5 –Proportion Scale & Massing 

Carrollton’s renderings below indicate: 

The school has a footprint square footage (45,462 SF) 
that is 8 times larger than the existing SF villa (5,658 SF).  

It has a Cubic foot mass (CFE 859,362 CF 
that is 6.6 times larger than the villa’s (130,134 CF). 









Ch. 23-8 (h) stipulates that guidelines for issuing a Certificate of 
Appropriateness “shall not adversely affect…
the relationship and congruity between the subject structure 
and its neighboring structures and surroundings, including but 
not limited to form, spacing, height, yards, materials, color…”  

The proposed school is clearly INCONGRUENT with the neighborhood 
– it does not match in scale proportion within the zoning of Single Family 
Residence, nor with its massing and proximity to Tigertail and it’s much 
smaller homes neighboring the site. 



Passed unanimously, December 14, 1999 – Mayor Joe Carollo
Excerpt - Section 2, Page 2 of 4
Ordinance No.11876
Added Historic Preservation Overlay District to site 

In 1999, the Historic Preservation Overlay District was added to the 
property after planning analysis determined following:

“It is thereby found that this zoning classification change, is not out of 
scale with the needs of the neighborhood or the city.”



6 – Entrance/Exit & Public Safety Risks

Tigertail Ave is designated for student drop-off. South Bayshore Dr is
designated for exit and is directly in front of the entrance of parking for
Kennedy Park. This will make it very difficult to provide a turn lane for
both directions and create more traffic roadblocks and confusion, further
increasing public safety risks.

There is a grave concern that current traffic already impedes access for
Fire Safety, Law Enforcement, and Life Rescue vehicles – an any
additional increase in traffic will pose significant life-safety hazards.

Furthermore, the driveway exceeds the maximum widths allowed by
Miami 21 at the entry on Tigertail Ave and its exit on South Bayshore
Drive.







Tigertail Ave is designated for student drop-off. The site on South
Bayshore Dr designated for exit is directly in front of the entrance to
Kennedy Park where AC’s Icee truck operates. This will make it very
difficult to provide a turn lane for both directions and create more traffic
roadblocks and confusion, further increasing public safety risks.

Neighbors have serious concerns that current traffic already impedes
access for Fire Safety, Law Enforcement, and Life Rescue vehicles – an any
additional increase in traffic will pose significant life-safety hazards.

Furthermore, the driveway exceeds the maximum widths allowed by
Miami 21 at the entry on Tigertail Ave and its exit on South Bayshore Drive.



7 – Insufficient Parking Calculations 

The proposed staggered shifts for drop-off & pick-up calculations are
based on only 53 vehicles for 336 elementary students & 50 faculty.

Carrollton has not provided substantiation for this reduced number of
vehicles – there could actually be more than 386 vehicles during peak
events. It is unlikely the parents of students ages 3-5 will use a car pool or
have an older student using public transportation or getting back and
forth on an electric scooter.

Per the personal experience of Coconut Grove students’ parents,
staggered shifts provide better traffic flow, however prolong sitting in
traffic. More time in gridlock will further compromise the safety of those
driving through the area.





The 05/02/19 Planning & Zoning review document below, indicates that
the City is open to the proposed school negotiating a Lease Agreement
to allow the use of KENNEDY PARK for the proposed school’s
recreation and additional parking overflow.

Calculating only 53 parking spaces for the faculty and visitors will result
in people seeking alternate parking, and crossing the street and walking
along the shoulder of S Bayshore Drive & Tigertail Ave.

Planning and Zoning has actually suggested that Carrollton lease
Kennedy Park’s already insufficient parking area.

A parking Variance would otherwise be required.

Parking will overflow Into Kennedy Park



05/02/19 Comments from Planning & Zoning Reviewer



8 – Insufficient Traffic Study

The traffic methodology does not reflect the Grove’s unprecedented
growth or consider projected traffic from office, retail and residential
currently under construction. The Study is designed to only measure
traffic impact within a few blocks of an existing school that is less than
150 yards from Villa Woodbine.

These parameters clearly do NOT extend far enough along on Tigertail in
both directions to adequately evaluate existing traffic back up patterns,
as well as traffic due to the Ransom Middle School campus.

HEP Board evaluation of traffic impacts to the neighborhood are within
its domain as referenced in the 1999 Ordinance.





Their Traffic Study measures only 5 intersections



9 – Coconut Grove is Home to 18 Schools 

A new school is unnecessary – there are already 18 schools in Coconut
Grove serving over 6,700 students when the Grove has approximately
4 square mile and 21,000 residents.

Over 75% of Carrollton’s students are not residents of Coconut Grove.
As a result, during school hour drop off and pickup, traffic backs up for
miles past both directions from the Cocoplum Circle, all the way to
Brickell.







10 – Loss of our Most Precious Resource,
Our Time & Money

What makes the Coconut Grove State of Mind feel so special?

Our Residents, our Business Community, our world class Sailing Community!!! 

Building Carrollton’s proposed school at Villa Woodbine will create even
more gridlock and all of us will see a measurable loss of our time as we are
stuck in traffic congestion. It will also exacerbate the community's
serious parking shortage, especially adjacent to the waterfront, where our
residents, tourists, festivalgoers, and sailors flock year-round.



Our parks make Coconut Grove a bastion of green spaces and pristine
shoreline - Miami cannot afford to lose more of what establishes ecological
balance in this great city.

“The Grove” is a tropical oasis set amidst lush tropical canopy of ancient
oaks and winding lanes, which was founded in 1873 by an eclectic mix of
pioneers, artists, and intellectuals. It's proximity to Biscayne Bay makes
Coconut Grove an important coastal habitat especially vulnerable to
overdevelopment. But like Manhattan does with Central Park - our
remaining trees, hammocks and open spaces must be preserved.



When you ask the business district property owners and merchants what’s
their top concern – It’s the ongoing parking shortage they cite as critical to
the success of their business.

Local property owners and merchants created the Coconut Grove BID in
2009 to oversee The Grove neighborhood, special events, streetscape, and
capital improvements. The following are just a few of the projects the BID
funds:
Yoga in Peacock Park, July 4th fireworks, Saturday bike tours, Bike racks and
bus benches, Holiday decor , Maintenance of medians, HD Security cameras,
Trolleys, etc.





In addition to being a leading cultural and natural draw to Miami, Coconut
Grove is a premier world-class sailing destination and home to the U.S
Sailing Team.

Over 500 of the world’s best Olympic & Paralympic Sailors from over 40
countries take over the Grove during prestigious ISAF Sailing World Cup,
US SAILING's Rolex Miami OCR, Orange Bowl Youth Regatta and the
Miami Bacardi Sailing week. The Grove has 2 marinas plus 5 sailing
competition related venues on South Bayshore Dr:

US Olympics Sailing Center
Coral Reef Yacht Club
Biscayne Bay Yacht Club
Shake-A-Leg Miami
Coconut Grove Sailing Club
Grove Harbour Marina
Dinner Key Marina





But perhaps more important to many, is that new construction of the
proposed school has over 100,000 SF footprint, which in conjunction with the
removal of over half the tree canopy, and modification to the Silver Bluff, will
adversely affect the resiliency of a property - one that Miami 21 Code is
intended to protect since 1999, when it was designated as an Environment
Preservation Overlay District.

There's also the fact that Carrollton School is a tax-exempt facility, thus there
will be lost revenue from the property’s real estate taxable income.

Ultimately, Carrollton’s proposed school will result in a very real and
measurable loss of time and revenue for our Residents, our Business
Community, our world class Sailing Community & the City of Miami.



This school project will affect your quality of life, our business district, our world-
class sailing competitions & the Future of the City of Miami as follows:

1 – Decimation of tree canopy by removal of over 50% of Villa Woodbine’s trees
2 – Potential hazards development poses to a high Probability Archaeological Site
3 – Potential flooding created by 100,000 SF Footprint of new construction
4 – Adverse impact on climate resiliency created by the loss of natural resources
5 – Incongruous scale in mass & proportion of development to the neighborhood
6 – Significant increase in life-safety hazards posed by increasing  traffic
7 – Exponential increase in traffic & parking shortages created 
8 – Insufficient Traffic Study that does not evaluate existing or projected traffic
9 – Currently 18 schools in Grove serve over 6700 students in area less than 4 sq. mi.
10 – Loss of our most precious measurable resource, our TIME & MONEY

Join B.I.G, Be A Voice & Make a Difference






