
VIA ELECTRONIC SUBMITTAL  

August 2, 2021 

Michael Belush, Chief of Planning and Zoning  

Planning Department 

City of Miami Beach 

1700 Convention Center Drive, 2nd Floor 

Miami Beach, Florida 33139

Re: DRB21-0718 – Design Review for New Single-Family Home 

Located at 8 Farrey Lane, Miami Beach, Florida     

Dear Michael: 

This law firm Steve and Jessica Rhodes (the “Applicants”), 

the owners of the above-referenced parcel, located at 8 Farrey Lane 

and identified by Miami-Dade County Folio No. 02-3233-003-0080.  

(the “Property”).   Please consider this letter the Applicants’ letter 

of intent, associated with the design review approval and 

associated variance requests for the single-family home on the 

Property.  

Project Valuation.  The estimated construction cost 

valuation for this project is $1,100,000.00.   

Property Description. The Property is located on the north 

side of Belle Isle in the City of Miami Beach (“City”), which is part of  

an RM-1, Residential Multifamily Low-Density Zoning District.  The 

Property is approximately 4,590 square feet in size.  The existing 

residential structure on the property was constructed in 1941 and 

is approximately 2,464 square feet in size.  

Prior Approvals.  On October 10, 2016, the DRB, through File 

No. DRB16-0052, approved of an application for design review of 

a new three-story single-family residence to replace an existing 
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one-story architecturally significant pre-1942 single-family residence, including the following 

variances: 

 Variance from the minimum required lot size; 

 Variance from the required front setback for parking;  

 Variance from the maximum elevation permitted for projections and structures in 

required yards;  

 Variance from the required rear setback for a pool; and 

 Variance from the maximum area for decks within the required rear yard.  

(the “2016 DRB Order”).  

On March 6, 2018, the DRB approved of a modification to the 2016 DRB Order to include 

variances from the required interior side yard setback and sum of side yards to permit an elevator 

shaft to be constructed in the east side yard of the Property (the “2018 DRB Orders”). See, Exhibit 

A, Composite of Prior Orders.  

Development Program. The Applicant has renewed plans to develop a new home on the 

Property.  The Applicant seeks to develop a beautifully designed four-story home that meets the 

Applicant’s needs (the “Proposed Home”).  The new home is inspired by the Miami skyline and 

the tropical atmosphere.  The design allows the exterior to become a focal feature of the interior 

spaces.  It is designed to be contextual and to integrate with its surrounding environment.  The 

proposed new home complies with all applicable Miami Beach code requirements for unit size, 

height, massing, elevation, and lot coverage.  However,  the confining characteristics of the site 

necessitate certain variance requests to accommodate required parking, elevated decks and 

terraces, and an elevator.  

Requests.  The Applicant seeks the following requests in order to achieve the Project: 

1) Variance to eliminate all of the required front setback of 20’-0’’ in order to construct 

parking spaces up to the front property line, facing Farrey Lane.  
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2) Variance to permit projecting stair and walkway in the west interior side yard and rear 

yard at an elevation of 10’ NGVD where a maximum elevation of 8.56’ NGVD is 

permitted.  

3) Variance to permit a trellis to project 4’-6’’ into the required rear yard where a 

maximum projection of 2’ is permitted.  

4) Variance to permit a side interior setback of 3’-6’’ for a 38’-7’’ long portion of the 

eastern side yard where a side interior setback of 7’-6’’ is required.  

Design Review Approval.  The Proposed Home is consistent with the City’s Design Review 

Criteria.  The home responds appropriately to challenging confining characteristics of undersized 

lot, while remaining consistent with the Code with respect to finished floor elevation, open space, 

unit size, height and lot coverage.  The Proposed Home has been designed to be contextual with 

the neighborhood, while improving resilience in one of the lowest lying areas of the City.  

Architectural elements and landscaping are utilized to reduce massing and eliminate impacts on 

neighboring property owners.  Accordingly, the design complies with the City’s Design Review 

Criteria.  

Satisfaction of Hardship Criteria.  The Applicant’s requested variances satisfies all 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; 

The Property is undersized, providing only 4,590 square feet of lot area where a minimum 

lot size of 5,600 square feet is required.  In addition, the Property is located on Belle Isle, 

one of the lowest elevated areas of the City, with a crown of road elevation of only 3.56’ 

NGVD.  These lot characteristics create confining characteristics that are unique to the 

Property involved and not applicable to other properties in the RM-1 District.   

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

applicant; 

The existing lot size and low elevation do not result from any action of the Applicant.  The 

Applicant has owned and resided at the Property since 2011, and has never modified the 

lot size of the Property or elevation of the existing home.   
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(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; 

Granting the requested variance does not confer any special privilege on the Applicant 

denied to other lands, buildings, or structures in the same zoning district.  The requested 

variances allow the Applicant to meet the required minimum parking requirement, 

provide an elevator, as well as provide decks that are flush with the elevation of the home.  

Building and homes in the RM-1 District are permitted to provide parking spaces on site, 

elevators, and decking.  However, larger lot sizes in more elevated area facilitate these 

features by allowing space for setbacks and gradual transitions in elevation.  Notably, 

homes in single family districts are permitted parking within the front setback.  Thus, 

granting the variance merely recognizes the single-family residential use and confined 

characteristics of the Property.  

(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; 

Literal interpretation of the land development regulations works and unnecessary and 

undue hardship on the Applicant by failing to acknowledge the confining characteristics 

created by the undersized lot and low elevation.  Properties in the RM-1 District and 

single-family districts are permitted parking in the front of the proposed building or home 

in order to satisfy the requirements.  Further, decks and terraces are common features in 

single-family homes.  

The Property, however, features a substandard lot of size and low elevations.  The 

combination of these two characteristics makes it necessary to provide parking within the 

front setback, as well as provide decks at equivalent elevations to the home.  In addition, 

the substandard lot size requires the Applicant to distribute floor area vertically 

throughout four (4) stories.  The proposed elevator facilitates access to the upper floors 

of the building.  However, the small lot size requires that the elevator shaft encroach into 

s small portion of the interior side yard.  Denial of the requested variances would make it 

virtually impossible to locate ground floor parking on the site, would require substantial 

and abrupt elevation changes for access to permitted decks in the side and rear yards, 
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and deny the use of an elevator for a four (4) story structure.  Thus, literal interpretation 

of the Code 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; 

The requested variance is the minimum variance that allows reasonable use of the 

Property.  The requested variance of the front setback permits the Applicant to provide 

two (2) parking spaces where two (2) spaces are required.  Further, the variances from the 

maximum elevation of required yards permits a minor exceedance of only 1.44’ NGVD in 

an area where the City is planning future road raising projects.  Lastly, the interior side 

yard setback variance request only permits an encroachment into the east side yard for a 

portion of the 79’-7’’ long east property line., with the remainder of the side yard 

providing a compliant setback of 7’-6’’. Accordingly, the requested variances are minimal 

and necessary for the reasonable use of the Property.   

(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 granting of the variance will be in harmony with the general intent and purpose of 

the Code, which encourages resilient designs that are compatible with the surrounding 

neighborhood.  The Proposed Home is appropriately designed for the nonconforming lot 

and low elevation, and the requested variances are not injurious to the public welfare.  

(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 planning and zoning director 

may require applicants to submit documentation to support this requirement prior 

to the scheduling of a public hearing or any time prior to the board of adjustment 

voting on the applicant's request. 

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.
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Practical Difficulty.  The substandard lot size and low elevation of the Property create 

significant design challenges for the Proposed Home.  The proposed design utilizes decks and 

terraces to improve the relationship between the indoor and outdoor elements of the Property, 

and maximizes waterfront views.  Approving the requested variances recognizes the modern 

emphasis on resilience in design by facilitating a substantial elevation of a low-lying property. 

The design challenges created by the Property’s lot size and elevation are practical difficulties 

that justify the minor variance requests. 

 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.  

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

The Proposed Home will feature hurricane impact windows.  

(3) Where feasible and appropriate, passive cooling systems, such as operable windows, 

shall be provided. 

The design of the Proposed Home  will feature passive cooling systems such as operable 

windows.   

(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 Applicants have worked with a landscape architect to provide landscaping that is appropriate 

for the Property, with plant species that are native, salt-tolerant, and Florida-friendly.  The 

proposed plantings are appropriate for the area and specifically selected to increase flood 

resilience and improve stormwater drainage on the Property.   

(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. 
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The Proposed Home features no residentially habitable space below base flood elevation and 

increases the Finished Floor Elevation from 3.7’ NGVD applicable to the existing home, to 10’ 

NGVD.   

(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 driveways and garage are designed with future roadway elevation projects in mind.  In 

addition, the increased Finished Floor Elevation of the Proposed Home from the existing 

condition makes the Property more adaptable to future road raising projects.   

(7) As applicable to all new construction, all critical mechanical and electrical systems 

shall be located above base flood elevation. All 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. 

Proper precautions will be taken to ensure the critical mechanical and electrical systems are 

located above base flood elevation. 

(8) Existing buildings shall, wherever reasonably feasible and economically 

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

It is not reasonably feasible to elevate the existing home.    

(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. 

The design of the Proposed Home does not feature any habitable space below base flood 

elevation plus Freeboard The existing home is located below base flood elevation and does not 

currently contain any wet or dry flood proofing systems, making it vulnerable to damage from 

storm and tide induced flooding events.  

(10) As applicable to all new construction, water retention systems shall be provided. 
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The Proposed Home will retain all stormwater on-site.  Notably, the Proposed Home features 

permeable pavement in the front yard, which serves to allow natural percolation and reduce 

stormwater runoff.  

(11)  Cool pavement material or porous pavement materials shall be utilized. 

 The Applicants propose a substantial increase in cool and/or porous pavement materials. 

(12) The design of each project shall minimize the potential for heat island effects on-

site.  

The Applicants propose a roof terrace with abundant landscaping and solar panels.  

Conclusion. The Proposed Home and associated requests are substantially similar to the 

previously approved home under the 2016 and 2018 DRB Orders.  The Proposed Home is an 

elegant four-story structure that responds appropriately to substandard site conditions, and 

substantially improves resilience consistent with the City’s long-term goals.  The requested 

variances merely facilitate the design that effectively and efficiently uses the land, complies with 

the Code in many respects, and meets the Applicant’s needs.   Overall, granting these requests 

will enhance the Property and bring value to the surrounding area.  

In light of the foregoing, we look forward to your favorable review of the application. If 

you have any questions or comments in the interim, please give me a call at 305-377-6222. 

Sincerely, 

Michael Larkin 

Attachments 

cc:   

Nicholas Rodriguez, Esq. 
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