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DRB19-0426 
199 N. Coconut Lane 

Narrative Responses to Staff Comments 
 

JAMES MURPHY 

Staff First Submittal Review Comments Design Review Board 

 

SUBJECT:    DRB19-0426 | 199 North Coconut Lane 

Comments Issued:    07/26/19 | 07/17 JGM 

Final CAP/PAPER Submittal:   1:00 PM on 08/05/19 

Notice to Proceed:    08/12/19  

Tentative Board Meeting Date:   10/01/19 

 

PERTINENT INFO 

The CAP and Paper Final submittal deadline is 1:00 PM on 08/05/19 for the October 01, 2019 

meeting. 

o Fifteen (15) 11x17 drawing sets (in color) labeled Final Submittal, including one (1) original set 

of 11x17 architectural plans dated, signed and sealed. 

o A cd/dvd containing a digital version of the documents and plans submitted. The CD must be 

in the proper format specified by the Planning Department. 

• All other associated fees due 08/14/2019 

 

DRAFT NOTICE: 

DRB19-0426, 199 North Coconut Lane.  An application has been filed requesting Design Review 

Approval for the construction of a new two-story single-family residence to replace an existing 

two-story architecturally significant pre-1942 residence including one or more waivers and 

variances to exceed the maximum allowed lot coverage and unit size and a variance to reduce 

the required front setback. 

Response: Existing home is only 1-story, please revise notice. 

1. APPLICATION COMMENTS 

a. 

2. DEFICENCIES IN ARCHITECTURAL PRESENTATION 
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Narrative Responses to Staff Comments 
 

a. A.02 ZONING LEGEND Survey indicates CMB Grade @ 3.55 NGVD (centerline of sidewalk at 

property). Correct. Concrete area of pool and deck do not count towards open space. Correct 

rear open space, not 100%. 

Response: There is no sidewalk so grade is the crown of the road at 4.66’ NGVD as shown on 

survey, no need to correct.  Rear yard open space corrected and adjusted on sheets A-05 and A-

09. 

b. A.04 Enlarge site plan. Enlarge measurements 

Response: Plan has been enlarged to be clear and easy to read 

c. A.07 Correct and redo legend.  

Unit Size First Floor: 1957+344+253=2554 – 500 garage = 2054 SF. 

  Unit Size Second floor: 2059.  

 Unit Size Third floor: 30 SF. 

 4143 SF = 54.1%  

d. A.08 2059/2554 = 80.1%  

Response: Legend and plan has been updated to read as mentioned above 

e. A.13, A.14, A.15 and A.16 Add/ move height measurement to top of rooftop encroachments 

to align with elevation marks 

Response: Top of roof height has been aligned with other dimension marks on all mentioned 

sheets  

f. A.18 Add/ move height measurement to top of rooftop encroachments to align with elevation 

marks. Modify back yard section to include new height of new cap (7.26’ NGVD-confirm with 

PWD) 

Response: Plan has been updated and dimensions aligned 

g. Add “FINAL SUBMITTAL” to front cover title for heightened clarity of reference for next 

deadline. Also drawings need to be dated 

Response: The cover sheet now reads FINAL SUBMITAL and has the submittal date 

h. Add narrative response sheet. 

3. ZONING/VARIANCE COMMENTS. 

a. Variance #1 to exceed lot coverage 30% _ 35% proposed: Staff not supportive 
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b. Variance #2 to exceed unit size 50% _ 54% proposed: Staff not supportive 

c. Variance #3 to reduce the required front setback 30’-0”_ 24’-0” proposed: Staff not 

supportive 

4. DESIGN/APPROPRIATENESS COMMENTS 

a. Waiver #1 70% second floor limitation: 82% proposed Staff not supportive 

 

These comments have been provided as a preliminary review of the documents and plans 

submitted and are subject to additions and/or deletions pending further review. 

 

FERNANDA SOTELO-CHOTEL 

Staff First Submittal Review Comments Design Review Board 

 

SUBJECT:    DRB19-0426 | 199 North Coconut Lane 

Comments Issued:    07/26/19 | JGM, FSC, IV 

Final CAP/PAPER Submittal:   1:00 PM on 08/05/19 

Notice to Proceed:    08/12/19  

Tentative Board Meeting Date:   10/01/19 

 

PERTINENT INFO 

The CAP and Paper Final submittal deadline is 1:00 PM on 08/05/19 for the October 01, 2019 

meeting. 

o Fifteen (15) 11x17 drawing sets (in color) labeled Final Submittal, including one (1) original set 

of 11x17 architectural plans dated, signed and sealed. 

o A cd/dvd containing a digital version of the documents and plans submitted. The CD must be 

in the proper format specified by the Planning Department. 

• All other associated fees due 08/14/2019 

DRAFT NOTICE: 
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DRB19-0426, 199 North Coconut Lane.  An application has been filed requesting Design Review 

Approval for the construction of a new two-story single-family residence to replace an existing 

two-story architecturally significant pre-1942 residence including one or more waivers and 

variances to exceed the maximum allowed lot coverage and unit size and a variance to reduce 

the required front setback. 

Response: existing home is 1-story, please revise notice 

1. APPLICATION COMMENTS 

a. Refer to comments posted by Monique Fons 

2. GENERAL 

a. Provide a narrative responding to staff comments. 

b. Add “FINAL SUBMITTAL” to front cover title for heightened clarity of reference for next 

deadline.  

Response: The cover sheet now reads FINAL SUBMITAL and has the submittal date 

c. All drawings to be dated – ensure final submittal date is on the cover sheet.  

Response: All Drawings have been updated with submittal date.  

3. DEFICENCIES IN ARCHITECTURAL PRESENTATION 

a. A.02 ZONING LEGENDCMB Grade 4.66’ NGVD (crown of road at centerline of property)  

b. Concrete area of pool and deck do not count towards open space. Correct rear open space, 

not 100%. 

Response: Zoning legend has been updated 

c. A.04 Enlarge site plan. Enlarge measurements 

Response: Plan has been enlarged to be clear and easy to read 

d. A.07 Correct and redo legend.  

Unit Size First Floor: 1957+344+253=2554 – 500 garage = 2054 SF. 

 Unit Size Second floor: 2059 SF 

 Unit Size Roof Plan: 30 SF 

 4143 SF = 54.1%  

e. A.08 2059/2554 = 80.1%  
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Response: Legend and plan has been updated to read as mentioned above 

f. A.13, A.14, A.15 and A.16 Add / move height measurement to top of rooftop encroachments 

to align with elevation marks 

Response: Top of roof height has been aligned with other dimension marks on all mentioned 

sheets  

g. A16 – Mechanical equipment, as depicted, does not comply with Building Department 

elevation (height) requirements.  To be confirmed with Building Department.  

Response: Elevation will be updated to comply with code 

h. A.18 Add/ move height measurement to top of rooftop encroachments to align with 

elevation marks. Modify back yard section to include new height of new cap (7.26’ NGVD-

confirm with PWD) 

Response: Plan has been updated and dimensions aligned 

4. ZONING/VARIANCE COMMENTS. 

a. Variances: 

1. Variance #1 to exceed lot coverage 30% _ 35% proposed: Staff not supportive 

2. Variance #2 to exceed unit size 50% _ 54% proposed: Staff not supportive 

3. Variance #3 to reduce the required front setback 30’-0”_ 24’-0” proposed: Staff not 

supportive. 

b. Page A-06. Lot coverage diagram and calculations shall be revised. Area of ac equipment 

covered by the second floor counts in lot coverage. The entry area up to the edge of the floor 

above does not count in the lot coverage calculations. 

Response: Lot coverage and drawings have been revised and updated 

c. The variance page A-06 is misleading. The garages as designed count in lot coverage 

regardless of having a floor above or not, as they are facing a street. Portion of the entry area 

counts in lot coverage as it is covered by a floor above. 

Response: Drawing has been revised and made clearer.  The yellow area is all counted towards 

lot coverage and is a graphical representation of the scope of the variance.  It includes the 

outdoor area of the entry way, which is counted.   

d. Indicate line of second floor on first floor plan. 

Response: Dotted line indicating second floor has been added to drawing on sheet A-10 
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e. The façade on the west side exceed he maximum length of 60’-0” for two-story side 

elevation. The spiral stair counts as part of the second floor for this requirement. 

Response: The spiral stair has been taken into consideration and now included in the full façade 

dimension.  Applicant requests a waiver to not provide additional open space due to the spiral 

stair being significantly open and the length of the enclosed portion of the second floor is 60’, 

which otherwise would not require a variance.  

f. The railing on top of the pool and pool deck located within the rear yard cannot exceed 5’-0” 

from grade elevation. 

Response: Our glass railing is not a wall or fence but rather is the 48” required safety barrier for 

the swimming pool as required by code.  Specifically, Section 142-1133 (4) requires safety 

barriers no less than 4 feet in height.  It is our assumption this was the required safety barrier 

around the swimming pool and not a wall with railing.  We further note that due to addressing 

sea level rise and resiliency issues as strongly encouraged in the City, if this safety barrier were 

treated as a wall it would be impossible to comply with the minimum yard elevations, provide 

the 4’ safety barrier and provide appropriate resiliency for the property.  In essence, the code 

requirements are in conflict and if treated as a wall we cannot comply with them.  We certainly 

don’t want to create a safety hazard.    

5. DESIGN/APPROPRIATENESS COMMENTS 

a. Waiver #1 70% second floor limitation: 82% proposed Staff not supportive 

b. Waiver # 2: The façade on the west side exceed he maximum length of 60’-0” for two-story 

side elevation. The spiral stair counts as part of the second floor for this requirement. 

Response: As stated above, the spiral stair has been taken into consideration and now included 

in the full façade dimension; the house itself is 60’ and is a waiver is requested. 

c. Fences within interior yards can have a max. height of 7’, as measured from CMB Grade (Sec. 

142-1132) 

Response: the heights of the walls along the side yards and front yard comply with the Code.  

d. Consider further design of the required yards per Sec. 142-105(b)(8) Exterior building and lot 

standards.  

e. Interior West and East façade elevations – align window headers. 

Response: All Window headers have been aligned 

6. LANDSCAPE COMMENTS 

a. Refer to comments posted by Ricardo Guzman 
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These comments have been provided as a preliminary review of the documents and plans 

submitted and are subject to additions and/or deletions pending further review. 

IRINA VILLEGAS 

The following variances are requested for the project: 

1) A variance to exceed the maximum lot coverage. 

2) A variance to exceed the maximum unit size. 

3) A variance to reduce the required front setback. 

1. Provide a narrative responding to staff comments. 

2. Page A-06. Lot coverage diagram and calculations shall be revised. Area of ac equipment 

covered by the second floor counts in lot coverage. The entry area up to the edge of the floor 

above does not count in the lot coverage calculations. 

Response: Lot coverage and drawings have been revised and updated 

 

3. The variance page A-06 is misleading. The garages as designed count in lot coverage 

regardless of having a floor above or not, as they are facing a street. Portion of the entry area 

counts in lot coverage as it is covered by a floor above. 

Response: As stated above, the drawing has been revised and made clearer.  

4. Indicate line of second floor on first floor plan. 

Response: Dotted line indicating second floor has been added to drawing on sheet A-10 

5. The façade on the west side exceed he maximum length of 60’-0” for two-story side 

elevation. The spiral stair counts as part of the second floor for this requirement. 

Response: See response above to same question 

6. The railing on top of the pool and pool deck located within the rear yard cannot exceed 5’-0” 

from grade elevation. 

Response: See response above for same question 

7. Note that staff is not supportive of any variance for the site. 
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RICARDO GUZMAN 

General Correction #1 

1- Provide a written response to comments. 

Response: Provided as requested. 

2- Redesign driveway system to provide one curb-cut and increase greenspace within the front 

yard. 

Response: Minimum lot width for a two car garage with doors not facing the street is 60 feet 

and that is extremely tight.  This lot width is 50 feet, less 15 feet for setbacks = 35 feet, less 23 

feet for overall garage depth = 12 feet to make a three point turn and/or simply back out 

without hitting adjacent vehicle in garage and is not possible. 

3- Provide a Tree Survey prepared by a Professional Land Surveyor listing common names, size, 

and location of existing trees and palms with a DBH of 6” or greater in private property and 3” 

DBH or greater in the public ROW.   

Response: This information is shown on the Landscape set of plans sheet LE-1 which is a Tree 

Disposition of all existing trees and palms on site. 

4- Are there any utility easement on the site?  If so,  please identify and note that only sod may 

be permitted within the easement as per CMB PW Department.   Add note on plans in 

reference to the existence or absence of any easement. 

Response: There are no easements on this property. A note stating this has been added to the 

Landscape Plan LP-1 as requested. 

 

5- As per CMB Code Chapter 126,  only canopy shade tree may be counted towards satisfying 

minimum tree requirements.  Existing tree #1 and #2 do not satisfy minimum tree code 

requirements.      

Response: 2 trees have been added in place of the existing palms as shown on the revised 

Landscape Plan LP-1. All other sheets have been revised as well to show renderings, etc. 

 


