
VIA ELECTRONIC SUBMITTAL & HAND DELIVERY 
 

November 8, 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:  DRB21-0699 – Revised Letter of Intent – Design Review of 

Proposed New Single-Family Home Located at 228 W Dilido 

Drive, Miami Beach, Florida  

 

Dear Mr. Belush: 

 

 This law firm represents 228 Dilido VG LLC (the “Applicant”) in 

their application for design review of a new single-family home 

located at 228 W Dilido Drive in the City of Miami Beach (the “City”) 

and identified by Miami-Dade County Folio Nos. 02-3232-011-

0190 (the “228 Parcel”) and 02-3232-011-0200 (the “302 Parcel”) 

(collectively the “Property”). Please consider this the Applicant’s 

revised letter of intent in support of a request to the Design Review 

Board (“DRB”) for design review and waiver for a new single-family 

home. 

 

Property Description.  The Property is made up of two 

waterfront parcels that combine for approximately 21,960 square 

feet (0.50 acres) in size. The Property is currently a vacant 

unimproved double lot.  With respect to land use and zoning, the 

Property is designated Single Family Residential (“RS”) by the 

Future Land Use Map of the City’s Comprehensive Plan, and is 

zoned single family residential (“RS-3”). 

 

Description of Proposed Development. The Applicant 

proposes to construct an elegantly-designed, modern 2-story 

residence with an understory (the “Proposed Home”). The 

Proposed Home features stone cladding, wood louvers,  numerous 

large glass windows, a covered terrace, and outdoor dining space. 

The Proposed Home includes a spacious courtyard, with an 

understory below. The Proposed Home artfully breaks up its 

massing with the eloquently-designed courtyards, floor to ceiling 

windows, large balconies, architectural wood features, 

complimented by a spacious pool and pool deck. The combination 
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of the entrance courtyard, understory, and pool location results in a design that permits 

visibility through the Proposed Home at several points. 

 

Design Refinements.  Based on the feedback from the Board on October 20, 2021, 

the Applicant has redesigned the Proposed Home to incorporate the following 

improvements:  

 

• To soften the street presence, reduced the height of the front screen at the 

first floor and also added in two openings, one of which exposes the large 

windows further beyond. 

 

• Removed the north side additional open space waiver by increasing the size 

of the courtyard and removing the trellis above so that the area is open to 

the sky and fully compliance with the Code regulations. 

 

• Added coral stone cladding finish to north and south side elevations. 

 

Overall, the design of the Proposed Home, inclusive of the above-described 

refinements, is consistent with the City’s Design Review Criteria, consistent with 

surrounding neighborhood context, and minimally impactful to neighbors. 

 

The Proposed Home remains in compliance with the requirements of the RS-3 

Zoning District with respect to lot coverage, unit size, setbacks, and elevation. Specifically, 

the Proposed Home provides:  

 

• Lot coverage of 27.5% where 30% lot coverage is permitted; 

 

• Unit size of 10,821 square feet (49.3%) where 10,980 square feet (50%) is 

permitted 

 

• Front Yard open space of 72.5.1% where 70% is required; and 

 

• Rear Yard open space of 73.1% where 70% is required.  
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Cost Evaluation.  Construction of the Proposed Home is estimated to cost 

approximately $4,750,000.00 

 

Prior Approvals. The 302 Parcel was previously improved with a pre-1942 

architecturally significant single-family home. On October 2, 2019, the DRB, through File 

No. DRB19-0449, approved of a request for design review for the construction of a new 

two-story single-family residence to replace the existing two-story architecturally 

significant pre-1942 home (“2019 DRB Order”).  See Exhibit A, 2019 DRB Order.  The home 

on the 302 Parcel was thereafter demolished under Building Permit No. BR2004319.  See 

Exhibit B, 302 Parcel Demolition Permit.  However, the proposed replacement home 

approved by the 2019 DRB Order was never constructed.1  The 228 Parcel was previously 

improved with a single-family home constructed in 1947.  The home on the 228 Parcel 

was demolished under Building Permit No. BR2003941. See Exhibit C, 228 Parcel 

Demolition Permit.  Notably, the project proposed by this application seeks to develop a 

single home on the Property and does not rely on any previous approval.   

 

Requests. To achieve the Proposed Home, the Applicant seeks the following 

requests from the DRB: 

 

1) Design review of the proposed understory in accordance with Section 142-

105(b)(4)(d) of the Code;  

 

2) Waiver for a proposed a height of 26’ for a flat roof where a maximum height 

of 24’ is permitted pursuant to Section 142-105(b)(1) of the Code. 

 

Based on the revisions to the north side courtyard, the Applicant withdraws the 

previously requested waiver for additional open space along the north elevation.  

 

Proposed Understory. The proposed understory makes the Proposed Home more 

resilient to flooding, while providing additional areas for covered parking and storage. 

Towards the front of the Property, the proposed understory is comprised of parking, an 

entrance walkway, lobby, powder room, and elevator. Towards the rear of the Property, 

the understory is comprised of storage space for pool and outdoor equipment. The 

proposed understory complies with Section 142-105(b)(4)(d) of the Code, as its uses are 

consistent with the uses permitted by the Code, such as parking, building access, a non-

                                                           
1  Building Permit plans to construct the proposed replacement home approved under the 2019 DRB Order were approved 

in September 2019 through Building Permit No. BR1903795.  However, the permit was never issued and was cancelled in 

February 2021  
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enclosed restroom, and storage.  Further, the stair vestibule is located in close proximity 

to the center of the floor plan and is visually recessive such that it does not become a 

vertical extension of the exterior building elevation.  Lastly, the sides of the understory 

utilize wood louvers for screening that are substantially open to allow the free flow of air 

and light throughout the area.  Accordingly, the proposed understory is consistent with 

the requirements of the Code and the City’s Design Review Criteria.  

 

Waiver Request.  The Applicant respectfully requests Design Review Board 

approval of one waiver pursuant to Section 142-105(b)(1) of the Code, to permit an 

increased height of 25-26’ feet.  Specifically, the perimeter trellises are 25’, and the central 

portion of the home is 26’ in height. The stepped-back nature of the home, with the 

second story portion significantly behind the front 1-story portion is purposeful, and the 

additional height, including offset, side setbacks of 15’ and lower roof overhangs, provides 

the appropriate proportions for this home with understory without negatively impacting 

the neighbors.  Specifically, the extra height has minimal impact on neighbors because 

the portions of the roof with additional height are further setback from the edge of the 

Proposed Home.  Further, the size of the Property is comparable to lots in the RS-2 zoning 

district, which requires a minimum lot size of 18,000 square feet and permits a maximum 

height of 28’ for flat roofs.  The overall 26’ height is consistent with the heights of similar 

waterfront homes in the surrounding neighborhood, particularly the height of waterfront 

homes located on double-lots such as the Property.  Further, the approved home on the 

abutting single lot to the south, has the same height, and also roof top structures that 

surpass those for the Proposed Home, which is another indication of compatibility with 

the neighborhood.       

 

In addition, the Proposed Home features finished floor elevation of 15’ NGVD, 

which is 1’ above BFE plus maximum freeboard (5’). This makes the Proposed Home more 

resilient to sea level rise and flooding, but impacts its height calculation.  The Proposed 

Home is elevated in order to be as resilient as possible to sea level rise and flooding, and 

the additional height is distributed towards the center of the Property, away from 

neighboring residences. Thus, the requested waiver to permit an increased height for a 

flat roof that is 26’ in height is not impactful to the neighbors and consistent with the 

City’s Design Review Criteria. 

 

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. 
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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 features multiple courtyards, and outdoor 

covered living area, and proposes to include operable windows where appropriate. 

Further, the abundant landscaping and permeable materials contribute to passive cooling, 

which represents a significant improvement from the existing condition.  In addition, the 

Proposed Home features a solar array, that will augment the energy supply for the 

Proposed Home and reduce consumption for cooling purposes.  

 

(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. 

 

The Proposed Home features no residentially habitable space below base flood 

elevation.  The finished floor elevation of 15’ NGVD is 1’ higher than BFE plus maximum 

freeboard to provide even greater flood and sea level rise protection.  

 

(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 
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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. 

 

Not applicable, the existing homes were lawfully demolished.  

 

(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.  

 

(10) As applicable to all new construction, water retention systems shall be 

provided. 

  

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

materials, including a 100% permeable driveway in the front yard.  

 

(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.  

All of these features serve to minimize heat island effect.   

 

Conclusion.  The Applicant’s proposed design offers a beautiful, modern home on 

a double lot.  The Proposed Home complements the existing mosaic of architectural styles 

within the Dilido Island neighborhood, is consistent with the intent of the Code in all 

respects, and improves resilience of the Property while remaining in context with the 

surrounding area.  We therefore respectfully request your favorable review and 

recommendation. If you have any questions or comments, please call me at 305-377-

6236. 

 

Sincerely, 

 

Matthew Amster  

 

Attachments 

 

cc: Nicholas Rodriguez, Esq.  

 David Butter, Esq.  



Exhibit A















Building Department 
1700 Convention Center Drive, 2nd  FL 

Miami Beach, Florida 33139 
305.673.7610 Fax: 305.673.7857 

Work Permit BR2004319
Building - Residential

Master Permit: BOA2000220

Status: 

Site Address:

Parcel #:

Date: 

Total Job Value:

Applied: 

Issued: 

Expiration Date: 

PIN: 

Issued

302 W  W DI LIDO DR

0232320110200

$30,000.00

6/24/2020

06/10/2020

06/24/2020

128782

Contractor: Owner:OXFORD UNIVERSAL CORP 
CGC1512252
7440 SW 50 TERR. UNIT 110 
MIAMI, FL

302W DILIDO LLC
1150 SW 22 ST
MIAMI, FL 33129

12/21/2020

Description: Demolition- Total Demolition of existing SFR 3556 SF.

Inspector Area: Class Code:

Statement of Work Quantity Total Fee 

Permit 20% Initial Charge - Building  510.00 $52.00 

Permit 20% Initial Charge - Planning  150.00 $50.00 

Permit 20% Initial Charge - Public Works  150.00 $50.00 

MDC Compliance Fee  30,000.00 $18.00 

Florida Building Code Admin and Inspector Fund  510.00 $7.65 

Permit Fee - Building Department  458.00 $458.00 

Training/Technology Fee - Public Works  510.00 $30.60 

Permit Fee - Public Works Department  100.00 $100.00 

Sanitation Surcharges  30,000.00 $90.00 

Permit Fee - Planning Department  100.00 $100.00 

Training/Technology Fee - Building  510.00 $30.60 

Florida Building Code - DBPR Fee  5.10 $5.10 

Training/Technology Fee - Planning  510.00 $30.60 

Total of All Fees:
Total of All Payments:
Balance Due:

$1,022.55 
$1,022.55 

$0.00 

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

Exhibit B



Building Department 
1700 Convention Center Drive, 2nd  FL 

Miami Beach, Florida 33139 
305.673.7610 Fax: 305.673.7857 

Work Permit BR2003941
Building - Residential

Status: 

Site Address:

Parcel #:

Date: 

Total Job Value:

Applied: 

Issued: 

Expiration Date: 

PIN: 

Issued

228 W  W DI LIDO DR

0232320110190

$30,000.00

5/19/2020

02/24/2020

05/19/2020

122061

Contractor: Owner:OXFORD UNIVERSAL CORP 
CGC1512252
7440 SW 50 TERR. UNIT 110 
MIAMI, FL

LIONEL MASSON
1150 SW 22 ST
MIAMI, FL 33139

11/16/2020

Description: (BR1903782) TOTAL DEMOLITION OF SFR

Inspector Area: Class Code:

Statement of Work Quantity Total Fee 

Training/Technology Fee - Planning  510.00 $30.60 

Training/Technology Fee - Building  510.00 $30.60 

Permit Fee - Public Works Department  100.00 $100.00 

Permit Fee - Planning Department  100.00 $100.00 

Sanitation Surcharges  30,000.00 $90.00 

Florida Building Code - DBPR Fee  5.10 $5.10 

MDC Compliance Fee  30,000.00 $18.00 

Permit Fee - Building Department  408.00 $408.00 

Florida Building Code Admin and Inspector Fund  510.00 $7.65 

Training/Technology Fee - Public Works  510.00 $30.60 

Permit 20% Initial Charge - Public Works  150.00 $50.00 

Permit 20% Initial Charge - Building  510.00 $102.00 

Permit 20% Initial Charge - Planning  150.00 $50.00 

Total of All Fees:
Total of All Payments:
Balance Due:

$1,022.55 
$1,022.55 

$0.00 

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

Exhibit C


