
 

ISSUE 1: Whether a building permit application 
can also serve as a de facto application for a 
Certificate of Appropriateness? 
 

Rationale: If the answer is No, then the BOA should 
conclude that a COA was never issued for the Property and 
REVERSE the Planning Director’s Determination. 

 
ISSUE 2: Whether the Property’s gut renovation 
is a “minor repair” under City Code § 118-
563(d)? 
 

Rationale: If the answer is No, then the BOA should 
conclude that the City Staff exceeded its authority in 
granting a COA and REVERSE the Planning Director’s 
Determination. 

 
ISSUE 3: Whether the Property’s renovation 
plans comply with applicable historic 
preservation guidelines? 
 

Rationale: If the answer is No, then the BOA should 
conclude that the COA required Historic Preservation Board 
approval and REVERSE the Planning Director’s 
Determination. 



 

ISSUE 1: Whether a building permit application 
can also serve as a de facto application for a 
Certificate of Appropriateness?______________ 

 
First: Section 118-561 of the Code mandates that a COA “shall 
be required prior to the issuance of any permit” for construction, 
demolition, or renovation of structures located within a historic 
district 

. . . which did not occur.   
Second: Section 118-562 provides that COA applications must 
contain certain information and exhibits which “are needed to 
allow for complete evaluation” of the COA application 

 . . . which did not occur.   
Third: Section 118-564(d) provides that an approved COA “shall 
be in written form and attached to the site plan and/or the 
schematics submitted as part of the applications.”  A copy of such 
COA “shall be kept on file with the board and shall be transmitted 
to the building official” 

. . . but no such record exists. 
Fourth: Section 118-562(a) provides that copies of all filed COA 
applications “shall be made available for inspection by the 
general public.” 

. . . yet no such record has ever been produced (because it 
does not exist) 



DIVISION 3. - ISSUANCE OF CERTIFICATE OF 
APPROPRIATENESS/CERTIFICATE TO DIG/CERTIFICATE 
OF APPROPRIATENESS FOR DEMOLITION 
 

Sec. 118-561. - General requirements. 
 
(a) A certificate of appropriateness 
issued under this chapter shall be 
required prior to the issuance of any 
permit for . . . alteration, rehabilitation, 
renovation, restoration . . . or any other 
physical modification affecting any 
building . . . located within an historic 
district[.] 



ISSUE 2: Whether the Property’s gut renovation 
is a “minor repair” under City Code § 118-
563(d)?________________________________ 



Sec. 118-563- Review procedure 
 
(d). . .[A]ll applications for certificates of appropriateness involving minor repairs, 
demolition, alterations and improvements (as defined below and by additional 
design guidelines to be adopted by the board in consultation with the planning 
director or designee) shall be reviewed by the staff of the board. The staff shall 
approve, approve with conditions, or deny a certificate of appropriateness or a 
certificate to dig after the date of receipt of a completed application. Such minor 
repairs, alterations and improvements include the following:  
 

(1) Ground level additions to existing structures, not to exceed two stories in 
height, which are not substantially visible from the public right-of-way 
(excluding rear alleys), any waterfront or public parks, provided such 
ground level additions do not require the demolition or alteration of 
architecturally significant portions of a building or structure[.] 
 

(2) Replacement of windows, doors, storefront frames and windows, or the 
approval of awnings, canopies, exterior surface colors, storm shutters and 
signs.  

 
(3) Facade and building restorations, recommended by staff, which are 

consistent with historic documentation, provided the degree of 
demolition proposed is not substantial or significant and does not 
require the demolition or alteration of architecturally significant portions 
of a building or structure.  

 
(4) Minor demolition and alterations to address accessibility, life safety, 

mechanical and other applicable code requirements, provided the degree 
of demolition proposed is not substantial or significant and does not 
require the demolition or alteration of architecturally significant portions 
of a building or structure.  

 
(5) Minor demolition and alterations to rear and secondary facades to 

accommodate utilities, refuse disposal and storage, provided the degree 
of demolition proposed is not substantial or significant and does not 
require the demolition or alteration of architecturally significant portions 
of a building or structure. 



ISSUE 3: Whether the Property’s renovation 
plans comply with applicable historic 
preservation guidelines?___________________ 
 
 
SEE TAB 1, the historic designation report that designated the 
Property as a contributing structure in the City’s Ocean Beach 
Historic District. 
 

 
 



 



WHAT DO THE EXPERTS SAY? 
 
 



 

 
*      *     * 



 

Debbie Tackett (Historic Preservation Officer) 

 
 

Francisco Arbelaez (Plan Reviewer) 

 

 

Tom Mooney (Planning Director) 
. . . on the discontinuance of a separate COA application: 

 
 



MIAMI BEACH 
PLANNING DEPARTMENT 

City of Miami Beach, I 700 Convention Center Drive. Miami Beach. Florido 33139 

 

ADR 
number 

Permit 
number 

ADMINISTRATIVE DESIGN & APPROPRIATENESS REVIEW APPLICATION FORM 

Address of property I u,a cumber 

Name of business or building (if applicable) 

Name of property owner Address of property owner 

Name of contractor Address of contractor 

Name of applicant Telephone 

The undersigned applicant hereby certifies that he or she understands that a completed "owners affidavit" 
executed by the owner of the subject property shall be submitted to the Miami Beach Building Department, if 
required, prior to the issuance of a building permit. The undersigned further certifies that he or she is authorized 
(on behalf of the owner) to request the above administrative design review approval. 

Signature of applicant Printed name of applicant Date signed 

SEE REVERSE SIDE FOR EXHIBITS AND FEES REQUIRED 

An administrative design review approval shall only be effective when this form is executed by on authorized 
staff person of the City of Miami Beach Planning Department. 

Fees must be paid at the time of application. If paying by check, please make the check payable to the City 
of Miami Beach. 

TO BE COMPLETED BY STAFF 

□Antenna □Awning □Canopy □Cone. Repair SF □YON I HD DY ON 

□Doors □ Fence □Landscaping □ Painting
Microfilm 

□Parking Lot □ Railings □Shutters □Signs
Approved by 

□Storefront □Windows □Window Signs
Fee 

□Other
MCR 

Rev,sed 5/ 11/2015 F:\PLAN\SALL \FORMS\Adm1nOes1gr-AopRev1ewf-orm-Rev4.docx 

REVIEW OF: FEE*: EXHIBITS REQUIRED: 

We ore committed to providing excellent public seNice and safety to off who live, work, and ploy in our vibrant, tropicol. historic community. 
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