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Tracy R. Slavens, Esq. 
305 789 7642 
tracy.slavens@hklaw.com 

November 18, 2019 
 
VIA HAND DELIVERY 
 
Mr. James Murphy 
Chief of Urban Design, Planning Department 
City of Miami Beach 
1700 Convention Center Drive, 2nd Floor 
Miami Beach, Florida  33139 
 

 
Re:    Denise Vohra LLC – 2000 N. Bay Road (File No. DRB 19-0453)  
  Amended Letter of Intent 
 

Dear Mr. Murphy: 

This shall constitute our Amended Letter of Intent on behalf of Denise Vohra LLC (the 
“Applicant”), in support of its Application to the Design Review Board (“DRB”) for design review 
approval (File No. DRB19-0454; the “Application”).  The subject property is a waterfront lot 
located at 2000 N. Bay Road in the City of Miami Beach, Florida, and is further identified by 
Miami-Dade County Folio No. 02-3234-022-0050 (the “Property”).  The Property is zoned RS-3, 
Single Family Residential Zoning District, has a Future Land Use Map (FLUM) designation of RS 
(Single Family Residential).  The Applicant hereby reaffirms its request for approval of the 
following requests: 

1) a new two-story single-family residence; and  
2) a waiver pursuant to Section 142-105(b)(1) of the Land Development Regulations 
(LDRs) to permit a building height of 28 feet for a flat roof home in the RS-3 district.   

Previously, the applicant had also sought a variance of the minimum required side street.  This 
variance is no longer needed and the Applicant therefore withdraws that request. 

The Property is an approximately 11,806 square foot waterfront lot located on the corner 
of N. Bay Road and Sunset Drive, is abutted by RS-3 zoned properties to the east and CD-2 
Properties to the west, and is currently developed with a pre-1942 single-family residence.  The 
location of the Property is unique in that it is surrounded by a range of uses (multi-family 
residential, retail, restaurants, and a park) at the gateway between three different neighborhoods, 
with lower North Bay Road to the north/east, Sunset Islands 3 and 4 to the north, and Sunset 
Harbour to the south/west.  The Palau, a five-story mixed-use building, is directly east of the 
Property.  The new Sunset Harbour Pocket Park lies across the street to the south of the Property, 
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and the Sunset Juice Café is south of the park.  To achieve a successful design for the proposed 
residence, a careful balance of compatibility, aesthetics, privacy, and security needs was required.   

1)  Request For Approval of a New Two-Story Single-Family Residence: 

The Applicant is seeking to redevelop this Property in accordance with the enclosed plans.  
The existing building will be demolished in order to construct the new home.  This design, as 
prepared by Kobi Karp, features angular elements that situate the project within the curvilinear lot 
along the front façade, and frames the views down the canal and out to the Intracoastal waterway 
for the interior spaces along the rear façade.  A two-story relief frames the front entry of the house, 
while a proposed water wall and water features help to further define the arrival to the site. The 
design contemplates strong emphasis on clerestory windows, and the cantilevered edge of the 
second floor slab creates visual interest around all facades. The design also incorporates mixed 
warm-toned materials on the exterior including sandstone/light travertine cladding and wood, 
creating an elegant and timeless aesthetic.  A glass spiral staircase adorns the exterior rear side of 
the home leading from the rear yard to the rooftop deck.  The proposed home has a lot coverage 
of less than 25%, and the massing of the home is adequately set back from the front Property line.  
No accessory structures are proposed.   

The home features lush landscaping at this active corner, enhancing both the public 
streetscape and the desire for privacy within the Property.  The existing specimen trees will be the 
focal point of the streetscape.  The landscaping proposed along Sunset Drive will beautify the 
right-of-way and provide screening between the Property and the adjacent guardhouse, multi-
family units, and commercial uses.  

 

The proposed home is characterized with a sleek and modern yet functional design that embraces 
and seeks to complement its surroundings. 

2)  Request For Approval of a Waiver Pursuant To Section 142-105(B)(1) to Permit a Building 
Height of 28 Feet For a Flat Roof Home: 
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The Applicant is seeking a waiver to allow a 4’-0” height increase to allow an overall height 
of 28’-0” for the home.  Section 145-105(b) provides that the maximum building height in the RS-
3 zoning district is 24 feet for flat roofs, and 27 feet for sloped roofs.  However, these height 
limitations may be increased to up to 28 feet for flat roofs, and 31 feet for sloped roofs when 
approved by the DRB, in accordance with the applicable design review criteria.  The height of the 
proposed structure is 28’-0” for a flat roof.  The height increase will allow for the proposed rooftop 
deck, which is setback an additional 5’-8” to 12’-1” from the rear edge of the structure.   

If there was an appropriate Property to approve additional height for, it is this one.  The 
Property is uniquely situated at a busy intersection that serves at the entrance to several different 
neighborhoods – Sunset Harbour, the Alton Road commercial corridor, Sunset Islands 3 and 4, 
and lower North Bay Road.  Therefore, identifying a proper scale for the home was important to 
its architecture and its relationship with its surroundings.  Below are photographs of the abutting 
intersection and built environment to provide contextual reference, which serve to justify the 
request for additional height:   

 
Street view facing west of intersection of N. Bay Road, 20th Street, and Sunset Drive; Property on Right 

The home will be framed by the Palau and Sunset Islands 3 & 4 guardhouse on the east and the 
active commercial uses, including outdoor cafes, shops, and Goodyear Tire Choice to the south: 

 
Street view facing south of intersection of N. Bay Road, 20th Street, and Sunset Drive  
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A new pocket park that will serve all of the surrounding neighborhoods is currently under 
construction across the street from the Property at 2001 North Bay Road: 

 
Renderings from approved plans for 2001 N. Bay Road (Source: DRB18-0328) 

Most importantly, the proposed height of the home will not be out of character with the adjacent 
residence to the west, which is significantly taller.  This residence, located at 2012 North Bay 
Road, is three stories, and has a height of 32 feet. Below is an image from the permit records for 
the 2012 North Bay Road residence: 
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Street view from North Bay Road of 2000 N. Bay Road (left) and 2012 N. Bay Road (right) 

 

Street view from Sunset Drive of 2000 N. Bay Road (right) and 2012 N. Bay Road (left) 

The scale of the new home is significantly smaller than that of the Palau and the proposed 
height is wholly appropriate in the context of its surrounding built environment: 

 
Rendered street view facing south with the proposed home on the left and the Sunset 

Islands 3 & 4 guardhouse and Palau on the right  
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As such, we strongly believe that this height waiver request is commensurate with the 
location, style, and design of the home.   

Development Regulations and Area Requirements for the  RS-1, RS-2, RS-3, RS-4 single-family 
residential districts – Section 142-105: 

The Applicant acknowledges that the proposed architectural drawings are subject to the 
review criteria set forth under Section 142-105(a)(2) of the City’s Code, as follows: 

a. The existing conditions of the lot, including, but not limited to, topography, vegetation, 
trees, drainage, and waterways shall be considered in evaluating the proposed site 
improvements. 

Satisfied.  The Property is on a waterfront lot. Two (2) Ficus Benjamina trees (a 
protected native species) exist on the Property and will be preserved.  The enclosed 
architectural drawings have been thoughtfully prepared to incorporate these trees 
into the design.   

b. The design and layout of the proposed site plan inclusive of the location of all existing 
and proposed buildings shall be reviewed with particular attention to the relationship 
to the surrounding neighborhood, impact on contiguous and adjacent buildings and 
lands, and view corridors. In this regard, additional photographic, and contextual 
studies that delineate the location of adjacent buildings and structures shall be required 
in evaluating compliance with this criterion. 

Satisfied. The proposed site plan was thoughtfully designed to be compatible with 
its surrounding neighborhood and adjacent buildings.  The additional height is 
only being sought for the roof deck portion of the structure, which is minimal in 
size, and no accessory structures are being proposed.  Please refer to the 
photographic and contextual analysis provided above, and the enclosed 
Architectural Drawings. 

c. The selection of landscape materials, landscaping structures and paving materials shall 
be reviewed to ensure a compatible relationship with and enhancement of the overall 
site plan design and the surrounding neighborhood. 

Satisfied. The proposed landscape materials, landscape structures and paving 
materials are both compatible with and serve as an enhancement to the overall 
site plan and the surrounding neighborhood. The plans contemplate two native 
protected trees currently existing on the property which will be preserved, lush 
landscaping consisting of a Tropical plant palette that includes south Florida 
native species, large canopy shade trees, flowering trees, palms and large leaf 
tropical shrubs.  In addition,  and the paving theme will consist of various sized 
“flagstone” for pedestrian areas and pool deck. Together, these elements will 
create a harmonious relationship between the proposed home and the 
surrounding mix of uses on N. Bay Road and Sunset Drive (which include a pocket 
park, a mid-rise residential building, commercial uses, and single-family homes).  
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Please refer to the photographic and contextual analysis provided above, and the 
enclosed Architectural Drawings. 

d. The dimensions of all buildings, structures, setbacks, height, lot coverage and any other 
information that may be reasonably necessary to determine compliance with the 
requirements of the underlying zoning district.  

Satisfied.  The scale, massing, and dimensions of the proposed home are 
compatible with existing buildings surrounding the Property. Except for the 
requested waiver to permit a height of 28 feet for a flat roof home, the proposed 
site plan complies with all applicable regulations including setbacks, lot coverage, 
and open space. It is important to emphasize two features of the design: 1) that 
the requested height waiver is adequate in light of the Property’s unique location 
as it is surrounded by more intense uses to the west, and a 32-foot tall, three-story 
single family home to the east, and 2) no accessory structures are being proposed.   
Please refer to the photographic and contextual analysis provided above, and the 
enclosed Architectural Drawings. 

e. The design and construction of the proposed structure, and/or additions or 
modifications to an existing structure, indicates sensitivity to and compatibility with 
the environment and adjacent structures and enhances the appearance of the 
surrounding neighborhood.  

Satisfied. The design and construction of the proposed residence indicates 
sensitivity to and compatibility with the environment and adjacent structures. In 
addition, the home’s modern and elegant architecture combined with its lush 
landscaping beautify this important corner and the surrounding neighborhood. 
Please refer to the photographic and contextual analysis provided above, and the 
enclosed Architectural Drawings. 

f. The proposed structure is located in a manner that is responsive to adjacent structures 
and the established pattern of volumetric massing along the street with regard to siting, 
setbacks and the placement of the upper floor and shall take into account the established 
single family home context within the neighborhood.  

Satisfied.  The location and overall design of the proposed residence is the result 
of thoughtful consideration to the Property’s surroundings, with a lot coverage of 
less than 25% and no proposed accessory structures.  The overall dimensions are 
responsive to adjacent structures and the established pattern of volumetric 
massing along N. Bay Road and Sunset Drive. Please refer to the photographic 
and contextual analysis provided above, and the enclosed Architectural Drawings. 

g. The construction of an addition to main existing structure shall be architecturally 
appropriate to the original design and scale of the main existing structure; the proposed 
addition may utilize a different architectural language or style than the main existing 
structure, but in a manner that is compatible with the scale and massing of the main 
existing structure.  
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Not Applicable. 

h. The construction shall be in conformance with the requirements of article IV, division 
7 of this chapter with respect to exterior facade paint and material colors. 

Satisfied.  The proposed plans are wholly in compliance with the requirements of 
article IV, division 7 of Chapter 142 with respect to exterior façade paint and 
material colors. Please refer to Architectural Drawings. 

Design Review Criteria - Section 118-251: 

The proposed architectural drawings meet the criteria set forth under Section 118-251 of 
the City’s Code, as follows: 

(1) The existing and proposed conditions of the lot, including but not necessarily limited 
to topography, vegetation, trees, drainage, and waterways. 

Satisfied. The Property is a waterfront parcel situated adjacent the Sunset Drive 
bridge. Two (2) Ficus Benjamina trees (a protected native species) exist on the Property and 
will be preserved.  The enclosed architectural drawings have been thoughtfully prepared to 
incorporate these trees into the design.   

 
(2) The location of all existing and proposed buildings, drives, parking spaces, walkways, 

means of ingress and egress, drainage facilities, utility services, landscaping structures, signs, and 
lighting and screening devices. 

Satisfied.  The proposed structure, drives, parking areas, walkways, means of ingress 
and egress, drainage facilities, utility services, landscape structures, lighting, and screening 
devices have been located to maximize the functionality, safety, privacy, and aesthetic of the 
home while preserving compatibility with the neighborhood. Please refer to Architectural 
Drawings. 

 
(3) The dimensions of all buildings, structures, setbacks, parking spaces, floor area ratio, 

height, lot coverage and any other information that may be reasonably necessary to determine 
compliance with the requirements of the underlying zoning district, and any applicable overlays, 
for a particular application or project. 

Satisfied.  The scale, massing, and dimensions of the proposed home are compatible 
with existing buildings surrounding the Property.  The requested height waiver is adequate 
in light of the Property’s unique location as it is surrounded by more intense uses to the west, 
and a 32-foot tall, three-story single family home to the east.  Except for this height waiver, 
the proposed site plan complies with all applicable regulations including setbacks, lot 
coverage, and open space.  It is important to emphasize that the overall design is responsive 
to adjacent structures and the established pattern of volumetric massing along N. Bay Road 
and Sunset Drive. Please refer to the photographic and contextual analysis provided above, 
and the enclosed Architectural Drawings. 
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(4) The color, design, selection of landscape materials and architectural elements of 
exterior building surfaces and primary public interior areas for developments requiring a building 
permit in areas of the city identified in Section 118-252. 

Satisfied.  The color, design, selection of landscape materials and architectural 
elements of exterior building surfaces and primary public interior areas, indicate sensitivity 
to and compatibility with the environment and adjacent structures.  The plans contemplate 
two native protected trees currently existing on the property which will be preserved, lush 
landscaping consisting of a Tropical plant palette that includes south Florida native species, 
large canopy shade trees, flowering trees, palms and large leaf tropical shrubs.  In addition,  
and the paving theme will consist of various sized “flagstone” for pedestrian areas and pool 
deck.  Together, these elements complement the design and will create a harmonious 
relationship with the surrounding mix of uses on N. Bay Road and Sunset Drive and provide 
an adequate buffer from those uses.  Please refer to the photographic and contextual analysis 
provided above, and the enclosed Architectural Drawings. 

 
(5) The proposed site plan, and the location, appearance and design of new and existing 

buildings and structures are in conformity with the standards of this article and other applicable 
ordinances, architectural and design guidelines as adopted and amended periodically by the design 
review board and historic preservation board and all pertinent master plans. 

 
Satisfied.  The site plan, and the location, appearance and design of the proposed 

residence is in conformity with all applicable standards set forth in the City Code.  The 
requested height waiver is adequate in context of the surrounding environment and adjacent 
structures. Please refer to the photographic and contextual analysis provided above, and the 
enclosed Architectural Drawings.  Please refer to the photographic and contextual analysis 
provided above, and the enclosed Architectural Drawings. 

 
(6) The proposed structure, and/or additions or modifications to an existing structure, 

indicates a sensitivity to and is compatible with the environment and adjacent structures, and 
enhances the appearance of the surrounding properties. 

Satisfied. The design and construction of the proposed residence indicates sensitivity 
to and compatibility with the environment and adjacent structures.  In addition, the home’s 
modern and elegant architecture combined with its lush landscaping beautify this important 
corner and enhance the appearance of the surrounding properties.  Please refer to the 
photographic and contextual analysis provided above, and the enclosed Architectural 
Drawings. 

 
(7) The design and layout of the proposed site plan, as well as all new and existing buildings 

shall be reviewed so as to provide an efficient arrangement of land uses. Particular attention shall 
be given to safety, crime prevention and fire protection, relationship to the surrounding 
neighborhood, impact on contiguous and adjacent buildings and lands, pedestrian sight lines and 
view corridors. 
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Satisfied.  The design and layout of the proposed site plan provides an efficient 
arrangement of and transition between land uses.  The proposed home was designed with 
safety, privacy, crime prevention and fire protection, and compatibility in mind.  The 
property will be enclosed by a retaining wall and an automated gate (in compliance with all 
fire access standards) will be installed.  Please refer to the photographic and contextual 
analysis provided above, and the enclosed Architectural Drawings. 

 
(8) Pedestrian and vehicular traffic movement within and adjacent to the site shall be 

reviewed to ensure that clearly defined, segregated pedestrian access to the site and all buildings 
is provided for and that all parking spaces are usable and are safety and conveniently arranged; 
pedestrian furniture and bike racks shall be considered. Access to the site from adjacent roads shall 
be designed so as to interfere as little as possible with traffic flow on these roads and to permit 
vehicles a rapid and safe ingress and egress to the site. 

Satisfied. The proposed application is for a single-family home.  Both vehicular and 
pedestrian access is clearly defined and conveniently arranged.  Please refer to Architectural 
Drawings. 

 
(9) Lighting shall be reviewed to ensure safe movement of persons and vehicles and 

reflection on public property for security purposes and to minimize glare and reflection on adjacent 
properties. Lighting shall be reviewed to assure that it enhances the appearance of structures at 
night. 

A lighting plan is not being submitted at this time, but the Applicant does intend to 
comply with the Land Development Regulations for lighting at the appropriate time during 
the permitting process, and will ensure that the design is both safe and minimally intrusive.  

(10) Landscape and paving materials shall be reviewed to ensure an adequate relationship 
with and enhancement of the overall site plan design. 

Satisfied.  All landscape and paving materials have been thoughtfully selected to 
complement the overall site plan design and create a modern luxurious oasis.  Please refer to 
Architectural Drawings. 

 
(11) Buffering materials shall be reviewed to ensure that headlights of vehicles, noise, and 

light from structures are adequately shielded from public view, adjacent properties and pedestrian 
areas. 

Satisfied.  A new retaining wall and fence enclosing the property will be installed to 
ensure adequate shielding of vehicle headlights, noise, and light from public view, the 
adjacent guardhouse, properties, and pedestrians. Please refer to Architectural Drawings. 

 
(12) The proposed structure has an orientation and massing which is sensitive to and 

compatible with the building site and surrounding area and which creates or maintains important 
view corridor(s). 
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Satisfied.  The proposed home sits on a waterfront parcel situated adjacent the Sunset 
Drive bridge.  The orientation, massing and scale of the new home is significantly smaller 
than that of the Palau to the west of the Property and the proposed height is wholly 
appropriate in the context of its surrounding built environment, including the home to the 
east of the Property.  The proposed design does not result in an impact to the existing view 
corridors.  Please refer to the photographic and contextual analysis provided above, and the 
enclosed Architectural Drawings  

 
(13) The building has, where feasible, space in that part of the ground floor fronting a street 

or streets which is to be occupied for residential or commercial uses; likewise, the upper floors of 
the pedestal portion of the proposed building fronting a street, or streets shall have residential or 
commercial spaces, shall have the appearance of being a residential or commercial space or shall 
have an architectural treatment which shall buffer the appearance of the parking structure from the 
surrounding area and is integrated with the overall appearance of the project. 

 
Not Applicable. 
 
(14) The building shall have an appropriate and fully integrated rooftop architectural 

treatment which substantially screens all mechanical equipment, stairs and elevator towers. 

Satisfied.  A glass spiral staircase adorns the exterior rear side of the home leading 
from the rear yard to the rooftop deck. The spiral staircase is intended to be a focal point of 
the home’s architecture.  In addition,  appropriate and fully integrated rooftop architectural 
treatment that substantially screens any mechanical equipment on the rooftop is provided.  

 
(15) An addition on a building site shall be designed, sited and massed in a manner which 

is sensitive to and compatible with the existing improvement(s). 

Not Applicable. 
 
(16) All portions of a project fronting a street or sidewalk shall incorporate an 

architecturally appropriate amount of transparency at the first level in order to achieve pedestrian 
compatibility and adequate visual interest. 

Satisfied.  The proposed design achieves pedestrian compatibility and adequate visual 
interest while preserving the privacy of the home.  Please refer to Architectural Drawings. 

 
(17) The location, design, screening and buffering of all required service bays, delivery 

bays, trash and refuse receptacles, as well as trash rooms shall be arranged so as to have a minimal 
impact on adjacent properties. 

Not Applicable. 
 
(18) In addition to the foregoing criteria, subsection 118-104(6)(t) of the city Code shall 

apply to the design review board's review of any proposal to place, construct, modify or maintain 
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a wireless communications facility or other over the air radio transmission or radio reception 
facility in the public rights-of-way. 

Not Applicable. 

Sea-Level Rise and Resiliency Criteria – Section 133-50(a): 

Lastly, the proposed architectural drawings meet the criteria set forth under Section 133-
50(a) of the City’s Code, as follows: 

(1) A recycling or salvage plan for partial or total demolition shall be provided. 

A recycling or salvage plan for the demolition of the existing building will be provided 
as part of the demolition/building permit process.  

(2) Windows that are proposed to be replaced shall be hurricane proof impact windows. 

All proposed windows will  be hurricane proof impact windows.  

(3) Where feasible and appropriate, passive cooling systems, such as operable windows, 
shall be provided. 

 
Passive Cooling systems, including operable windows, will be provided.  

(4) Whether resilient landscaping (salt tolerant, highly water-absorbent, native or Florida 
friendly plants) will be provided. 

Resilient landscaping has been incorporated into landscape design.  

(5) Whether adopted sea level rise projections in the Southeast Florida Regional Climate 
Action Plan as may be revised from time-to-time by the Southeast Florida Regional Climate 
Change Compact including a study of land elevation and elevation of surrounding properties were 
considered. 

Adopted Sea level rise projections in the Southeast Florida Regional Climate Action 
Plan, including a study of land elevation and elevation of surrounding properties, were 
considered and the appropriate principles were incorporated into the building design.  

(6) The ground floor, driveways, and garage ramping for new construction shall be 
adaptable to the raising of public rights-of-ways and adjacent land.  

The ground floor, driveways, and garage are adaptable to the raising of public rights-
of-ways and adjacent land.  

(7) Where feasible and appropriate, all critical mechanical and electrical systems shall be 
located above base flood elevation. 

All critical mechanical and electrical systems are located above base flood elevation.  
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 (8) Existing buildings shall be, where reasonably feasible and appropriate, elevated to the 
base flood elevation. 

Not applicable. 

 (9) When habitable space is located below the base flood elevation plus City of Miami 
Beach Freeboard, wet or dry flood proofing systems will be provided in accordance with Chapter 
of 54 of the City Code. 

Wet or dry flood-proofing systems will be provided in accordance with Chapter 54 of 
the City Code for habitable space located below the base flood elevation plus City of Miami 
Beach Freeboard.  

 (10) Where feasible and appropriate, water retention systems shall be provided. 

As noted above, wet or dry flood-proofing systems will be provided in accordance 
with Chapter 54 of the City Code for habitable space located below the base flood elevation 
plus City of Miami Beach Freeboard.  

Overall, the aesthetics, appearance, physical attributes, safety, and function of the proposed 
single-family residence are adequate in relation to the site, and compatible with adjacent structures 
and surrounding community.  The enclosed site plan drawing provide these details.  

Based on the above, we respectfully seek your favorable review and recommendation of 
approval for this application.  Thank you in advance for your considerate attention to this request.  
If you should have any questions or require additional information, please feel free to call me 
directly at 305-789-7642.   

Respectfully submitted, 
 
HOLLAND & KNIGHT, LLP 
 

 
       
      Tracy R. Slavens, Esq. 
 
Enclosure 
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Tracy R. Slavens, Esq. 
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December 9, 2019 
 
VIA HAND DELIVERY 
 
Mr. James Murphy 
Chief of Urban Design, Planning Department 
City of Miami Beach 
1700 Convention Center Drive, 2nd Floor 
Miami Beach, Florida  33139 
 

 
Re:    Denise Vohra LLC – 2000 N. Bay Road (File No. DRB 19-0453)  

 
Dear Mr. Murphy: 

Enclosed please find the narrative response letter, prepared by Kobi Karp Architecture 
and Interior Design, Inc., addressing the Design Review Board fist submittal comments issued on 
November 27, 2019 in connection with Application No. DRB19-0453 (the “Application”).   

Thank you in advance for your considerate attention to this Application.  If you have any 
questions or require additional information, please feel free to call our office.   

Respectfully submitted, 
 
HOLLAND & KNIGHT, LLP 
 

 
       
      Tracy R. Slavens, Esq. 
 
Enclosure 



 

 
 

2915 BISCAYNE BOULEVARD.SUITE 200.MIAMI, FL  33137 
O:  305.573.1818  F:  305.573.3766 

WWW.KOBIKARP.COM 
 

	
Date:		 12/09/2019	
	
To:		 City	of	Miami	Beach		

Planning	Department	
1700	Convention	Center	Drive	
Miami	Beach,	FL	33139	
	

Re:			 DRB	Final	Submittal	
DRB19-0453	
2000	N.	Bay	Rd.,	Miami,	Florida	33131			

 
DRB Zoning Review - Irina Villegas Ph: email: ivillegas@miamibeachfl.gov 
Comments issued on November 27. 

1. Provide	a	narrative	responding	to	staff	comments.	
Response:		Provided	herein.	
2. Artificial turf proposed at the roof is not a sustainable roof system. (See section 142-875(b) and 
section 114.1 for definitions) and is limited to the maximum area allowed for accessible deck. It shall be 
limited only to the accessible roof area of 25% when proposed. 
Response:		Artificial	turf	has	been	removed	from	the	roof.	

3. Revise lot coverage to add the second-floor projection in the front façade. the spiral stair will not count in lot 
coverage if it is more than 50% open. Add a note on plans. 

Response:		Note	has	been	added	as	requested.		Second	floor	projection	on	the	front	façade	has	been	
dimensioned	and	does	not	exceed	10’.		See	lot	coverage	diagram	calculation.	

 
Urban Forestry Group Review - Omar Leon Ph: email: OmarLeon@miamibeachfl.gov 
 
Comments: Urban Forestry is requesting a tree evaluation to be conducted on all existing trees on the property. 
This shall be conducted by an ISA certified arborist or consulting arborist through ASCA. 
Landscape and mitigation plans shall be provided for review.  Tree preservation plan shall be provided for all 
specimen trees. 

Response:		Please	reference	landscape	plans	and	provided	report.	
 
DRB Plan Review - Fernanda Sotelo Ph: email: FernandaSotelo@miamibeachfl.gov 
Comments: FSC Comments 
1. GENERAL 
a. Provide a narrative responding to staff comments. 

Response:		Provided	herein.		
b. Add “FINAL SUBMITTAL” to front cover title for heightened clarity of reference for next deadline. 

Response:		Cover	changed	as	requested.		
c. Final submittal drawings must be dated. 

Response:		All	sheets	dated	as	requested.		
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2. DEFICENCIES IN ARCHITECTURAL PRESENTATION 
a.	A1.01,	A1.02,	A1.03,	A1.04	
	 I.	Include	setback	lines	and	associated	dimensions.	

Response:		Setback	lines	and	associated	dimensions	have	been	provided.		
b. A1.04	Illegible	measurements	and	call	outs.	
Response:	Measurements	and	call	outs	have	been	enlarged. 
c. Cover, A1.10, A1.11, A1.12, A1.13 Revise renderings to accurately depict landscaping—ie, weeping figs 
Response:  Renderings have been updated to accurately depict landscaping.  
d. A1.02 Void area on second floor does not count towards unit size. 
Response:		Changed	dwg.	deleting	void	and	updated	also	Sheet	A0.01	calcs.		
e.	A1.20	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	key.	
f.	A1.21	Illegible	measurements	and	call	outs.		
Response:		Changed	dwg.	Enlarged	and	relocated	information.	
g.	A1.22	Illegible	measurements	and	call	outs.		
Response:		Changed	dwg.	Enlarged	and	relocated	information.	
h.	A2.01	Add	rear	and	front	setback.	Walkways	in	required	yard	greater	than	5’	width	requires	DRB	approval.	
Response:		Changed	dwg.	Setbacks	notated.		Walkways	have	been	dimensioned	where	exceeds	5’	as	design	
intent	is	to	blend	into	pool	deck	design.	
i.	A3.01	Add	red	dashed	setback	lines.	Paving/walkways	in	northeast	side	yard	seems	excessive—
reduce/minimize.	
Response:		Changed	dwg.	Setbacks	notated.		Walkways	have	been	dimensioned	where	exceeds	5’	as	design	
intent	is	to	blend	into	pool	deck	design.	
j.	A4.01	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
k.	A4.02	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
l.	A4.03	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
m.	A4.04	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
n.	A4.05	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
o.	A4.06	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
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p.	A4.07	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.	
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
q.	A4.08	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
r.	Generally,	improve	all	elevations	graphic	representation.		
Response:		Elevation	graphics	have	been	updated.	
s.	A5.01,	A5.02	and	A5.03	and	A5.04	and	A5.05	Illegible	measurements	and	call	outs.	
Response:		Changed	dwg.	Enlarged	call	outs	and	dimensions.	
t.	Min	side	yard	elevation:	6.560	MAX	side	yard	6.560		
Response:		Noted,	proposed	yard	elevations	have	been	added.	
u.	Min	rear	YARD	elevation	6.560	Max	rear	yard:	9.0		
Response:		Noted,	proposed	yard	elevations	have	been	added.	
v.	Min	front	yard	elevation:	6.560	MAX	front	yard	7.125		
Response:		Noted,	proposed	yard	elevations	have	been	added.	
w.	Add	waiver	diagram	(height)		
Response:		Requested	height	waiver	has	been	identified	on	all	applicable	drawings	as	requested.	
x.	Add	“FINAL	SUBMITTAL”	to	front	cover	title	for	heightened	clarity	of	reference	for	next	deadline.	Also	
drawings	need	to	be	dated.		
Response:		Cover	title	has	been	updated	and	dated	as	requested.	
y.	Add	narrative	response	sheet.		
Response:		Included	herein. 
DRB Admin Review - Monique Fons Ph: email: MoniqueFons@miamibeachfl.gov 
 
The following fees are outstanding and will be invoiced prior to the Notice to Proceed deadline Monday 
December 16, 2019: 
1. Advertisement - $1,500 
2. Posting - $100 
3. Mail Label Fee ($4 per mailing label) – $ ($4 p/ mailing label) 
4. Courier - $ 70 
5. Board Order Recording - $ 100 
6. Variance(s) - $ ($500 p/ variance) 
7. Sq. Ft Fee - $ (50 cents p/ Sq Ft.) 
Total Outstanding Balance = $ ALL FEES MUST BE PAID BY Wednesday December 18, 2019 
In addition to the fees, the following shall be provided to the Department no later than the Final CAP and Paper 
submittal deadline Tuesday December 09, 2019, before 12 p.m. (Tardiness may affect being placed on the 
agenda): 
• One (1) ORIGINAL application (Proper signed and notarized affidavits and Disclosures must be provided). 
• One (1) original Letter of Intent. 
• One (1) original set of architectural plans signed, sealed and dated. 
• One (1) original signed, sealed and dated Survey. 
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• Two (2) sets of Mailing labels must be provided including Letter certificating the labels, radius map, gummed 
labels, and Labels CD done with the proper Excel format specified by the Planning Department. 
• Any additional information/documents provided (i.e. traffic studies, concurrency, etc., etc.). 
• 14 collated sets including copies of all the above: application form, letter of intent, plans, survey and any 
additional information/documents provided. 
• 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 (Each document must be less than 15MB). C.Ds will be checked 
at time of drop off -anything larger than 15MB will not be accepted. 
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. (Each document must be less than 15MB). C.Ds will be checked 
at time of drop off -anything larger than 15MB will not be accepted.  

NOTE: Please make sure you identify the final submittal by the file number at time of drop off. Should you 
have any further questions, please contact me. 

Response:   All shall be provided 
 
DRB Plan Review – James Murphy Ph: email: JamesMurphy@miamibeachfl.gov 
 
 
1. APPLICATION COMMENTS 
2. GENERAL 
a. Provide a narrative responding to staff comments. 
Response:   Included herein. 
b. Add “FINAL SUBMITTAL” to front cover title for heightened clarity of reference for next deadline. 
Response:   Added. 
c. Final submittal drawings must be dated. 
Response:   All dated. 
3. DEFICENCIES IN ARCHITECTURAL PRESENTATION 
 
a.	A1.01,	A1.02,	A1.03,	A1.04	
	 I.	Include	setback	lines	and	associated	dimensions.	

Response:		Setback	lines	and	associated	dimensions	have	been	provided.		
b. A1.04	Illegible	measurements	and	call	outs.	
Response:	Measurements	and	call	outs	have	been	enlarged. 
c. Cover, A1.10, A1.11, A1.12, A1.13 Revise renderings to accurately depict landscaping—ie, weeping figs 
Response:  Renderings have been updated to accurately depict landscaping.  
d. A1.02 Void area on second floor does not count towards unit size. 
Response:		Changed	dwg.	deleting	void	and	updated	also	Sheet	A0.01	calcs.		
e.	A1.20	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	key.	
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f.	A1.21	Illegible	measurements	and	call	outs.		
Response:		Changed	dwg.	Enlarged	and	relocated	information.	
g.	A1.22	Illegible	measurements	and	call	outs.		
Response:		Changed	dwg.	Enlarged	and	relocated	information.	
h.	A2.01	Add	rear	and	front	setback.	Walkways	in	required	yard	greater	than	5’	width	requires	DRB	approval.	
Response:		Changed	dwg.	Setbacks	notated.		Walkways	have	been	dimensioned	where	exceeds	5’	as	design	
intent	is	to	blend	into	pool	deck	design.	
i.	A3.01	Add	red	dashed	setback	lines.	Paving/walkways	in	northeast	side	yard	seems	excessive—
reduce/minimize.	
Response:		Changed	dwg.	Setbacks	notated.		Walkways	have	been	dimensioned	where	exceeds	5’	as	design	
intent	is	to	blend	into	pool	deck	design.	
j.	A4.01	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
k.	A4.02	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
l.	A4.03	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
m.	A4.04	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
n.	A4.05	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
o.	A4.06	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
p.	A4.07	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.	
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
q.	A4.08	Add	red	dashed	setback	lines.	Illegible	measurements	and	call	outs.	Illegible	materials.	Font	seems	a	
printer	error.	Add	mini	key	plan	where	elevation	is	taken.		
Response:		Changed	dwg.	Added	red	setbacks.	Enlarged	materials,	enlarged	some	fonts,	added	key	plan.		
r.	Generally,	improve	all	elevations	graphic	representation.		
Response:		Elevation	graphics	have	been	updated.	
s.	A5.01,	A5.02	and	A5.03	and	A5.04	and	A5.05	Illegible	measurements	and	call	outs.	
Response:		Changed	dwg.	Enlarged	call	outs	and	dimensions.	
t.	Min	side	yard	elevation:	6.560	MAX	side	yard	6.560		
Response:		Noted,	proposed	yard	elevations	have	been	added.	
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u.	Min	rear	YARD	elevation	6.560	Max	rear	yard:	9.0		
Response:		Noted,	proposed	yard	elevations	have	been	added.	
v.	Min	front	yard	elevation:	6.560	MAX	front	yard	7.125		
Response:		Noted,	proposed	yard	elevations	have	been	added.	
w.	Add	waiver	diagram	(height)		
Response:		Requested	height	waiver	has	been	identified	on	all	applicable	drawings	as	requested.	
x.	Add	“FINAL	SUBMITTAL”	to	front	cover	title	for	heightened	clarity	of	reference	for	next	deadline.	Also	
drawings	need	to	be	dated.		
Response:		Cover	title	has	been	updated	and	dated	as	requested.	
y.	Add	narrative	response	sheet.		
Response:		Included	herein. 
4. ZONING/VARIANCE COMMENTS. 
5. DESIGN/APPROPRIATENESS COMMENTS 
a. Waiver #1 additional 4’-0” height RS3 (11806SF); 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. 
Response:		Acknowledged					
 
Planning Landscape Review - Fail Enrique Nunez Ph: email: EnriqueNunez@miamibeachfl.gov 
1. Provide a written response to the landscape comments. 
Response:		See	landscape	narrative.	
2. Provide a tree report prepared by a Certified Arborist that includes a condition analysis for all existing trees 
to be removed. 
Response:		See	landscape	narrative.	
3. Refer to the Chapter 126 CMB landscape ordinance and revise the landscape plans and landscape legend 
form to provide the 
minimum number of street trees, lot trees, shrubs and large shrubs. Note that palms do not count towards the 
minimum number of 
required trees. 
Response:		See	landscape	narrative.	
 
 
 
 
 



�  
  
09-DECEMBER-2019 

Project Address: 2000 North Bay Road, Miami Beach, FL 33131  
Permit:  DRB Final Submittal / DRB19-0453 
Re: Response to Comments 

1  Comments: Urban Forestry is requesting a tree evaluation to be conducted on all existing trees on 
the property. This shall be conducted by an ISA certified arborist or consulting arborist through 
ASCA. Landscape and mitigation plans shall be provided for review.  Tree preservation plan shall 
be provided for all specimen trees.  Omar Leon Ph: email: OmarLeon@miamibeachfl.gov 
  
  

  Response:  All existing trees are to remain, so a tree evaluation report is not provided. The 
proposed design preserves all trees.  

2  Comment A:  Provide a written response to the landscape comments. 
   
  Response:  See below. 

  Comment B:  Provide a tree report prepared by a Certified Arborist that includes a condition 
analysis for all existing trees to be removed. 

   
  Response:  All existing trees are to remain, so a tree evaluation report is not provided. The 

proposed design preserves all trees. 
   
  Comment C:  Refer to the Chapter 126 CMB landscape ordinance and revise the landscape plans 

and landscape legend form to provide the minimum number of street trees, lot trees, shrubs and 
large shrubs. Note that palms do not count towards the minimum number of required trees. 

  Response:  (1) STREET TREES:  The right-of-way is very restricted due to light poles, sight 
triangles, other obstructions and a very narrow swale in some parts. We have, however, added 
several street trees to reduce the shortfall.  Nine street trees are provided. (2) LOT TREES: We 
exceed the number of required lot trees.  Fifteen lot trees are provided.  (3) We have provided 
177 shrubs and 14 large shrubs/small trees.  We propose to plant the balance of required 
plantings off-site, as allowed by Code Section 126-7.  Although there are shortfalls in each 
category, the majority of the shrubs are native and there is almost no lawn in the planting plan.  
The owner would like a tropical look, and we have therefore used a mix of woody shrubs and 
non-woody tropicals. 

End of Document 
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