
Same as above

to include two waivers and a variance.



Michael W. Larkin
x

200 S. Biscayne Blvd, Suite 850    Miami    FL  33131

305-375-5300      MLarkin@brzoninglaw.com

Matthew Amster 
x

200 S. Biscayne Blvd., Suite 850    Miami    FL  33131

305-377-6236      MAmster@brzoninglaw.com











Page 6 of 8 
 

We are committed to providing excellent public service and safety to all who live, work, and play in our vibrant, tropical, historic community. 
 

DISCLOSURE OF INTEREST 
CORPORATION, PARTNERSHIP OR LIMITED LIABILITY COMPANY 

 
If the property that is the subject of the application is owned or leased by a corporation, partnership or limited liability 
company, list ALL of the owners, shareholders, partners, managers and/or members, and the percentage of ownership held 
by each. If the owners consist of one or more corporations, partnerships, trusts, partnerships or other corporate entities, the 
applicant shall further disclose the identity of the individual(s) (natural persons) having the ultimate ownership interest in the 
entity. 
 
          ________________________________________________________  
                          NAME OF CORPORATE ENTITY 
 

                         NAME AND ADDRESS                              % OF OWNERSHIP 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 
 
          ________________________________________________________  
                          NAME OF CORPORATE ENTITY 
 

                         NAME AND ADDRESS                              % OF OWNERSHIP 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 
 
If there are additional corporate owners, list such owners, including corporate name and the name, address and percentage 
of ownership of each additional owner, on a separate page.  
 
 
 

        100%

   Woodland Hills, CA  91367

   21700 Oxnard St. Ste 2030

   Aaron Rollins

Star West Property LLC









EXHIBIT A 

LEGAL DESCRIPTION 

LOT X10, of “CORRECTED PLAT STAR ISLAND”, According to the Plat Thereof, as Recorded in PLAT BOOK 

31, at PAGE 60, of the Public Records of Miami-Dade County, Florida.  

 



 

 

 
 

 
 

      DIRECT LINE: (305) 377-6236 
E-Mail:  MAmster@BRZoningLaw.com 

 
VIA E-SUBMISSION & HAND-DELIVERY 
 
April 6, 2020 
 
James G. Murphy, Chief of Urban Design 
Planning Department 
City of Miami Beach 
1700 Convention Center Drive, 2nd Floor 
Miami Beach, Florida 33139 
 
Re: DRB20-0507 – Requests for Design Review Approval for the Property 

Located at 10 Star Island Drive in Miami Beach, Florida    
 
Dear James: 
 

This firm represents Star West Property LLC (“Applicant”), the owner of 
the above-referenced property (“Property”).  Please consider this letter the 
Applicant’s required letter of intent in support of a request for design review 
approval and related waivers and a variance for the construction of a new single-
family home.  
 

Property.  The Property is an approximately 40,000 square foot waterfront 
lot, which is located in the RS-1, Single Family Residential Zoning District.  See 
Exhibit A.  The Property is situated on the western side of Star Island and abutted 
by RS-1 zoned properties.  The Property, which is currently vacant, is identified 
by Miami-Dade County Folio No. 02-4204-001-0100.  The surrounding area 
contains single-family homes on similarly-sized and larger lots. 

 
Prior Lot Split Approval. On June 25, 2019, the Planning Board approved a 

lot split of one 120,000 square foot lot into three (3) 40,000 square foot lots located 
at 10, 11, and 12 Star Island Drive (“Lot Split Approval”). See Exhibit B.  As part of 
the Lot Split Approval, the Planning Board reviewed proposed scale and massing 
plans for the design of new homes, one on each of the lots.  The Planning Board 
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permitted the maximum unit size and lot coverage on each lot; however, 
prohibited any variance requests through Condition B(1)h.   
 

 Since the Lot Split Approval, a new owner purchased lot 10 and is 
designing a new home for his family separate from the home included with the 
plans for the Lot Split Approval.1  In order to obtain design approval for the new 
home, the Applicant submitted a Planning Board application to modify the 
previous development order to allow the Applicant to request a variance on the 
Property. In the design of the home, the Applicant has been very concerned about 
sea level rise and has worked to ensure the home is as resilient as possible. As part 
of these efforts, the Applicant has taken advantage of the full five (5) feet of 
freeboard above BFE and is providing a partial understory located only under the 
center portion of the Property.   

 
The home has been designed as three parts, two (2) low front buildings, two 

(2) middle buildings and a main house significantly setback from the front 
property line.  The buildings feature striking architectural elements at the roof 
level creating a central spine that is consistent throughout the buildings. In 
addition to the varying heights of the structures, each building features articulated 
elements and materials on all facades that help breakup the massing.  

 
A partial understory of 110’-6” in length under the center of the Property 

for parking of vehicles is entirely out of sight of the right of way. The partial nature 
is quite purposeful so that the rear half of the main residence may be raised on fill 
which will greatly assist with the stormwater management needs of a property of 
this size for the foreseeable future. 

 
Pursuant to Section 142-105(b)(4)(d) of the Code, where the first habitable 

floor has been elevated above existing grade in order to meet minimum flood 
elevation requirements, an understory can be provided below the first elevated 
habitable level. The proposed understory shall have a maximum floor to ceiling 
clearance of 7’-6” from the lowest level slab provided. As part of a comprehensive 
stormwater management system, the Applicant proposes a ceiling clearance of 10’-
6” in this partial understory, and therefore seeks a variance from the DRB to exceed 
the maximum clearance by 3’.  

 
 

1 At this time, neither lot 11 nor 12 are moving forward with development approval for a single-
family home on either lot. 
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Waiver Request. In order to create a modestly-sized home that meets the 
specific familial needs of the Applicant on this Property, the proposed home 
requires wavier requests as follows: 

 
1. Second floor volume waiver pursuant to Code Section 142-105(b)(4)c to 

permit 105.3% second floor volume where 70% maximum is preferred.  
 

2. Waiver of additional open space for the length of the two-story elevation 
along the north and south elevations pursuant to Code Section 142-
106(2)(d) to permit an elevation longer than 60 feet. 

 
Second floor volume waiver.  The intent of the second-floor area volume 

requirement is to reduce the scale and massing of 2-story homes in the single-
family zoning districts.  The Applicant’s design very effectively addresses the 
intent of the Code in the unique shape of the design.  The massing of the home is 
reduced through the unique design and development of the home into three (3) 
sets of buildings that gradually increase in height as you move towards the rear of 
the Property. The two (2) front buildings are the lowest structures with a gradual 
increase in height to the middle buildings. The configuration of the buildings was 
designed to keep low heights near the front of the Property to minimize any 
impacts from the street view. It is not until you reach the main building, 
approximately 180 feet from the Property line, that the home is at the highest 
allowed buildable height. 

 
In addition, the purposeful placement of the lush landscaping at ground 

level, water features and landscaping on front terraces will screen the home from 
the neighbors and street frontage.  Therefore, the entire design significantly 
reduces the size of the home and matches the character of the neighborhood, 
which notably includes a number of other homes that have significantly-sized 
second floors, including ones designed with large unenclosed areas on the ground 
with second floors above.  The intent of the Code will be accomplished and 
furthered by the proposed design. 
 

Additional Open Space Waiver for Two-story Elevation.  The intent of the Code 
for additional open space is to reduce the scale and massing of the second story 
portion of homes to no greater than 60’ against the neighboring properties without 
providing a courtyard.  The Applicants propose a slightly longer second story 
length of 77’-6” on a lot that is 400 feet long and are providing two large Code-
compliant courtyards breaking up the north and south elevations of the main 
house. In addition to the courtyards, the design also adequately addresses the 
intent of the Code by incorporating many architectural features, including 



James G. Murphy, Chief of Urban Design 
April 6, 2020 
Page 4 of 9 
 
 

 

windows, balconies, skylights, a roof terrace and extensive greenspace in a 
conscious effort to reduce the home’s scale and massing while realizing a design 
that is aesthetically pleasing. 
 

Variance Request.  Variance of Section 142-105(b)(4)(d) of the Code, to 
exceed the floor to ceiling height of the understory by 3’ where the first habitable 
floor has been elevated above existing grade in order to meet minimum flood 
elevation requirements. 
 

Satisfaction of Hardship Criteria.  The Applicant’s request satisfies the 
hardship criteria as follows: 

 
(1) Special conditions and circumstances exist which are peculiar to the 

land, structure, or building involved and which are not applicable to 
other lands, structures, or buildings in the same zoning district; 

 
Due to the size and waterfront location of the Property, which permits the 
proposed home with an allowable understory under the elevated first floor and 
the corresponding needs to provide appropriate stormwater management, a larger 
understory is required, but only under part of the home.  A significant portion of 
the home will be raised over fill to assist with the stormwater management.  

  
(2) The special conditions and circumstances do not result from the 

action of the applicant; 
 
The Property’s size and location arises from the plat and the Code provides the 
allowable development regulations neither of which result from any action taken 
by the Applicant. The Code does not contemplate an adequate understory 
elevation when taken into consideration with the stormwater management needs.  

 
(3) Granting the variance requested will not confer on the applicant any 

special privilege that is denied by these land development 
regulations to other lands, buildings, or structures in the same zoning 
district; 

 
Other properties, including waterfront lots, often face similar development 
difficulties.  In order to seek relief from the strict requirements of the Code, these 
other property owners often seek variances.  Further, the added height in the 
understory will not add any perceptible height to the structures above.  Those are 
designed within the allowable heights in the RS-1 Zoning District.  
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(4) Literal interpretation of the provisions of these land development 
regulations would deprive the applicant of rights commonly enjoyed 
by other properties in the same zoning district under the terms of 
these land development regulations and would work unnecessary 
and undue hardship on the applicant; 
 

A literal interpretation of the land development regulations would deprive the 
Applicant of the ability to develop the Property in a way that sufficiently allows 
for appropriate stormwater management at the same time as enjoyment of the land 
and proper access to all levels of the residence. The understory will be hidden from 
view from the rights-of-way and adjacent properties and will act as a garage as 
well as, and more importantly, the filled portion will assist with the required 
stormwater management facility for the home.  As such, this request will not 
negatively affect neighbors.  Thus, a literal interpretation of the regulations would 
work an unnecessary and undue hardship on the Applicant. 
 
(5) The variance granted is the minimum variance that will make 

possible the reasonable use of the land, building or structure; 
 

In order to design a home that is appropriate in size and scale with the existing 
neighborhood context and Property size and meets its own needs for stormwater 
management, the request is the minimum necessary to accommodate a partial 
understory area and filled area designed to support the stormwater management 
system.  This understory is centrally located, approximately 180 feet from the front 
property line and beyond 2 sets of buildings, and therefore, will be mostly hidden 
from view due to the long depth of the Property and with the assistance of the 
extensive landscaping.  Further, the added height in no way increases the height 
of the buildings above, and notably, the front sets of buildings are not at the 
maximum height allowed in this zoning district.  

 
 
(6) The granting of the variance will be in harmony with the general 

intent and purpose of these land development regulations and that 
such variance will not be injurious to the area involved or otherwise 
detrimental to the public welfare; and 

 
The home’s understory will not be apparent from the view on the street or 
waterway. The requested variance meets the intent of the code as the understory 
is being provided as a result of the elevated home and is part of the Applicant’s 
response to address stormwater management and resiliency.  
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(7) The granting of this request is consistent with the comprehensive 
plan and does not reduce the levels of service as set forth in the plan. 

 
The variance request is consistent with the City’s comprehensive plan and does 
not reduce the levels of service as set forth in the plan.  
 

Practical Difficulty. Pursuant to Article 1, Section 2 of the Related Special 
Acts, where there are practical difficulties, the DRB has the power to vary or 
modify regulations or provisions relating the use so that the spirit of the Zoning 
Ordinance shall be observed, public safety and welfare secured, and substantial 
justice done. The need to meet the flood elevation requirements while providing 
the necessary stormwater management system represents a practical difficulty.  
 
 Due to the size and waterfront location of the Property, which permits the 
proposed home with an allowable understory under the elevated first floor and 
the corresponding needs to provide appropriate stormwater management, a larger 
understory is appropriate, but only under part of the home.  The understory will 
be hidden from view from the rights-of-way and adjacent properties and will act 
as a garage as well as, and more importantly, the filled portion under the main 
residence will assist with the required stormwater management facility for the 
home.  
 

By creating an understory that will not be visible from the street or 
waterway, and will not in any way increase the height of the buildings above, the 
Applicant is providing an understory that addresses the comprehensive 
stormwater management needs of the Property. As such, the Applicant’s proposal 
satisfies the intent and purpose of the Code to provide an understory for the home.  
 

Sea Level Rise and Resiliency Criteria.  The proposed project advances the 
sea level rise and resiliency criteria in Section 133-50(a) as follows: 
 
(1) A recycling or salvage plan for partial or total demolition shall be 

provided. 
 
The Applicant will provide a recycling or salvage plan during permitting.  
Notably, the Property is vacant and there are no structures to remove.   
 
(2) Windows that are proposed to be replaced shall be hurricane proof 

impact windows. 
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The structures will have hurricane impact windows throughout. 
 
(3) Where feasible and appropriate, passive cooling systems, such as 

operable windows, shall be provided. 
 
The proposed home provides abundant windows and doors such that passive 
cooling is feasible.  
 
(4) Resilient landscaping (salt tolerant, highly water-absorbent, native or 

Florida friendly plants) shall be provided, in accordance with Chapter 
126 of the City Code. 

 
The plan includes many native and Florida-friendly plants. The Applicant’s 
landscape architect will work with the Planning Department to provide 
landscaping that is appropriate for the Property and the neighborhood, with 
native, salt-tolerant, and Florida-friendly plant species.  The plantings for the 
proposed home will be highly water-absorbent to provide for both aesthetics and 
resilience.  
 
(5) The project applicant shall consider the 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. The applicant shall also specifically study the land elevation of 
the subject property and the elevation of surrounding properties. 

 
The Applicant has considered the adopted sea level rise projections and will utilize 
5’ of freeboard as well as fill under a significant portion of the main home to 
provide adequate stormwater management. 
  
(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 and shall provide sufficient height and space to ensure that the entry 
ways and exits can be modified to accommodate a higher street height up 
to three (3) additional feet in height. 

 
The Applicant intends to construct the proposed home to the maximum elevation 
permitted by the Code such that it is adaptable to the raising of public rights-of-
ways and adjacent land.   
 
(7) As applicable to all new construction, all critical mechanical and 

electrical systems shall be located above base flood elevation. All 
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redevelopment projects shall, whenever practicable and economically 
reasonable, include the relocation of all critical mechanical and electrical 
systems to a location above base flood elevation. 

 
Mechanical and electrical systems will be located above base flood elevation, or 
properly flood-proofed where by necessity for the design they need to be lower. 
 
(8) Existing buildings shall, wherever reasonably feasible and economically 

appropriate, be elevated up to base flood elevation, plus City of Miami 
Beach Freeboard. 

 
Not applicable as there are no existing buildings, and the proposed home will be 
elevated up to base flood elevation plus the 5’ of freeboard as permitted by the 
Code.  
 
(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. 

 
No habitable space will be located below base flood elevation.  The understory will 
only provide space for parking and access to the home above.  However, flood 
proofing systems will be provided in accordance with Chapter 54 of the City Code 
to ensure proper drainage of the understory area.  
 
(10) As applicable to all new construction, stormwater retention systems shall 

be provided. 
 
The Property will utilize appropriate stormwater retention systems, which 
includes significant fill under the back half of the main residence, and the 
Applicant will ensure appropriate drainage is provided.  

 
(11)  Cool pavement material or porous pavement materials shall be utilized. 
 
The Applicant proposes appropriate materials for the driveway, carport and 
walkways in the side yards.  
 
(12) The design of each project shall minimize the potential for heat island 

effects on-site.  
 
The Applicant proposes abundant landscaping at ground level.  
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Conclusion.  We believe that the approval of the proposed, beautifully-

designed residence will provide an improvement over the previously-proposed 
home that accompanied the Lot Split Approval and enhance the future viability of 
the Property and surrounding area.  The planning for the home design both meets 
the needs of the Applicant’s family and the stormwater management that is crucial 
for a waterfront home in Miami Beach.  The requests are minimal and will have 
no negative effect on the surrounding neighborhood. On behalf of the Applicant, 
we look forward to your favorable review.  If you have any questions or comments 
with regard to the application, please do not hesitate to phone me at 305-377-6236. 

 
Sincerely, 

 

 
 
Matthew Amster 

 
Attachments 
 
cc: Michael W. Larkin, Esq. 

Robert Behar, Esq. 











 rdr miami | public hearing notification services  
certified lists of property owners within a specific radius + radius maps + mailing labels + mailouts + notice of public hearing site posting 

rdrmiami.com | diana@rdrmiami.com | 305.498.1614 

Rio Development Resources, LLC (“RDR”) has used its best efforts in collecting the information published in this report and the findings 
contained in the report are based solely and exclusively on information provided by you and information gathered from public records and 
that local government. By acceptance of this report, you agree to hold RDR harmless and indemnify RDR from any and all losses, damages, 
liabilities and expenses which can be claimed against RDR caused by or related to this report.  

 

 
 

 
January 8, 2020 
 
City of Miami Beach 
Planning Department 
1700 Convention Center Dr. 
Miami Beach, FL 33139 
 
Re:  Property owners within 375 feet of:  
SUBJECT:  10 Star Island Drive, Miami Beach, FL 33139 
FOLIO NUMBER:    02-4204-001-0100  
LEGAL DESCRIPTION:  CORRECTED PL OF STAR ISLAND PB 31-60 LOT 10 
 
This is to certify that the attached ownership list, map and mailing labels are a complete and 
accurate representation of the real estate property and property owners within 375 feet radius of 
the external boundaries of the subject property listed above, including the subject property.  This 
reflects the most current records on file in the Miami-Dade County Property Appraisers’ Office. 
 
Sincerely, 
 
 
 
 
__________________________________ 
Diana B. Rio 
 
Total number of property owners without repetition:  16, including 0 international 
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SUBJECT:  10 Star Island Drive, Miami Beach, FL 33139 
FOLIO NUMBER:    02-4204-001-0100  
LEGAL DESCRIPTION:  CORRECTED PL OF STAR ISLAND PB 31-60 LOT 10 
 



36 STAR ISLAND HOLDINGS LLC 
C/O LOURDES C CAMBO 

999 BRICKELL AVE PH 1101 
MIAMI, FL 33131 

 

 

BRIAN L BILZIN TR 
C/O BILZIN SUMBERG ETALS 

200 SO BISCAYNE BLVD STE 2500 
MIAMI, FL 33131-5340 

 

 

BRIAN L BILZIN TRS 
200 S BISCAYNE BLVD # 2500 

MIAMI, FL 33131-5340 
 

CITY OF MIAMI BEACH 
CITY HALL 

1700 CONVENTION CENTER DR 
MIAMI BEACH, FL 33139 

 

 

E & A ESTATES LLC 
13 STAR ISLAND DR 

MIAMI BEACH, FL 33139 
 

 

ELISA VERASTEGUI DE GOSSELIN TRS 
14 STAR ISLAND DR 

MIAMI BEACH, FL 33139 
 

FCC PROPERTIES INC 
1395 BRICKELL AVE #720 

MIAMI, FL 33131 
 

 

GERALD ROBINS &W JOAN 
33 STAR ISLAND DR 

MIAMI BEACH, FL 33139-5146 
 

 

 
IDA KIRSNER  TRS 

HARRY M KIRSNER TRS 
STEVEN A KIRSNER TRS 

34 STAR ISLAND DR 
MIAMI BEACH, FL 33139 

 

LOURDES R SANJENIS 
9 STAR ISLAND DR 

MIAMI BEACH, FL 33139 
 

 

PAUL L CEJAS TRS 
PAUL L CEJAS 

29 STAR ISLAND DR 
MIAMI BEACH, FL 33139 

 

 

STAR WEST PROPERTY LLC 
C/O PRAGER METIS CPAS LLC 
21700 OXNARD ST STE 2030 
WOODLAND HILLS, CA 91367 

 

STUART A MILLER 
7 STAR ISLAND DR 

MIAMI BEACH, FL 33139-5147 
 

 

WAYNE HOLMAN 
WENDY HOLMAN 

30 STAR ISLAND DR 
MIAMI BEACH, FL 33139 

 

 

WAYNE HOLMAN 
30 STAR ISLAND DR 

MIAMI BEACH, FL 33139 
 

YALE R BROWN 
37 E STAR ISLAND DR 

MIAMI BEACH, FL 33139 
 

 
 
 

 
 
 

 
 

 
 
 

 
 
 

 
 

 
 
 

 
 
 

 
 

 
 
 

 
 
 

 
 

 
 
 

 
 
 



Name Address City State Zip Country

36 STAR ISLAND HOLDINGS LLC C/O LOURDES C CAMBO 999 BRICKELL AVE PH 1101 MIAMI FL 33131 USA

BRIAN L BILZIN TR C/O BILZIN SUMBERG ETALS 200 SO BISCAYNE BLVD STE 2500 MIAMI FL 33131-5340 USA

BRIAN L BILZIN TRS  200 S BISCAYNE BLVD # 2500 MIAMI FL 33131-5340 USA

CITY OF MIAMI BEACH CITY HALL 1700 CONVENTION CENTER DR MIAMI BEACH FL 33139 USA

E & A ESTATES LLC  13 STAR ISLAND DR MIAMI BEACH FL 33139 USA

ELISA VERASTEGUI DE GOSSELIN TRS  14 STAR ISLAND DR MIAMI BEACH FL 33139 USA

FCC PROPERTIES INC  1395 BRICKELL AVE #720 MIAMI FL 33131 USA

GERALD ROBINS &W JOAN  33 STAR ISLAND DR MIAMI BEACH FL 33139-5146 USA

IDA KIRSNER  TRS HARRY M KIRSNER TRS STEVEN A KIRSNER TRS 34 STAR ISLAND DR MIAMI BEACH FL 33139 USA

LOURDES R SANJENIS  9 STAR ISLAND DR MIAMI BEACH FL 33139 USA

PAUL L CEJAS TRS PAUL L CEJAS 29 STAR ISLAND DR MIAMI BEACH FL 33139 USA

STAR WEST PROPERTY LLC C/O PRAGER METIS CPAS LLC 21700 OXNARD ST STE 2030 WOODLAND HILLS CA 91367 USA

STUART A MILLER  7 STAR ISLAND DR MIAMI BEACH FL 33139-5147 USA

WAYNE HOLMAN WENDY HOLMAN 30 STAR ISLAND DR MIAMI BEACH FL 33139 USA

WAYNE HOLMAN  30 STAR ISLAND DR MIAMI BEACH FL 33139 USA

YALE R BROWN  37 E STAR ISLAND DR MIAMI BEACH FL 33139 USA
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