
VIA ELECTRONIC SUBMISSION 

April 4, 2022 

Rogelio A. Madan, AICP 

Chief of Community Planning & Sustainability  

City of Miami Beach 

1700 Convention Center Drive, 2nd Floor 

Miami Beach, Florida  33139 

Re: Lot Split of the Property Located at  

320 W. Di Lido Drive, Miami Beach, Florida          

Dear Mr. Madan: 

  This law firm represents 320 Aqua LLC (the 

“Applicant”), the owner of the property located at 320 W. Di 

Lido Drive (the “Property”) within the City of Miami Beach 

(the “City”).  Please consider this letter the Applicant’s letter 

of intent in support of a lot split application to divide the 

existing building site into two individual building sites. 

  The Property.  The waterfront lot is located 

south of the Venetian Causeway,  on West Di Lido Drive.  See 

Figure 1 below, Aerial.   The Miami-Dade County Property 

Appraiser’s Office identifies the Property with Folio No. 02-

3232-011-0230.  See Exhibit A, Property Appraiser Summary 

Report.  The Property consists of two, separately platted lots 

on the Plat of Di Lido, recorded in the Official Public Records 

of Miami-Dade County at Book 8, Page 36 (the “Plat”).  See 

Exhibit B, Plat.  According to the surveys prepared by Gunter 

Group, Inc. and included in the application materials, the 

Property is approximately 21,960 square feet in size, and 

each lot is approximately 10,980 square feet in size.   

Additionally, pursuant to the Building Card, the existing 

home on the Property was built in late-1958.  See Exhibit C, 

Building Card.   
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Figure 1, Aerial

The Property is zoned RS-3, Single-Family Residential District.  The Property is not 

located in a local or national historic district, nor classified as having any historical 

significance.  The Applicant will separately submit requests to the Design Review Board 

(“DRB”) for the design review and approval of  two (2), new replacement homes and 

associated variances.   

Lot Split Request.  The Applicant is seeking to split the Property into two (2) equally 

sized, consistent with the originally platted lot lines.  The dimensions of the resulting lots 

will be consistent with the City’s land development regulations, resulting in lots that will 

be more compatible with the properties within the surrounding area.  The average lot size 

for the regular-shaped, waterfront-lots south of the Venetian Causeway is approximately 

12,486 square feet and the most commonly found lot size is approximately 10,500 square 

feet.1   Therefore, the requested lot split results in lots that are compatible with the existing 

neighborhood context.  

It should be noted that Section 142-105(b)(9) of the City Code of Ordinance (the 

“Code”) provides: 

(9) Lot split.  All new construction for homes on lots resulting from a 

lot split application approved by the planning board shall be subject 

1 This analysis does not take into consideration the eight (8) foot wide strip added to the 

waterfront edges of the properties.   
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to the review and approval of the design review board (DRB) or 

historic preservation board (HPB), as applicable. The following shall 

apply to all newly created lots, when the new lots created do not 

follow the lines of the original platted lots and/or the lots being 

divided contain an architecturally significant, pre-1942 home that is 

proposed to be demolished. 

a. The maximum lot coverage for a new one-story home shall not 

exceed 40 percent of the lot area, and the maximum lot coverage 

for a new two-story home shall not exceed 25 percent of the lot 

area, or such lesser number, as determined by the planning board. 

b. The maximum unit size shall not exceed 40 percent of the lot area 

for both one story, and two-story structures, or such less numbers, 

as determined by the planning board. 

(emphasis added).  

With respect to this lot split application, the newly created lots follow the lines of 

the original platted lots.  Also, as noted, the existing home was constructed after 1942.  

Therefore, the development limitations provided in  Section 142-105(b)(9) of the Code 

are not applicable.  The new homes, as reviewed and approved by the DRB, will be 

consistent with the maximum permitted development limitations provided in Section 142-

105(b)(1) of the Code, as varied due to practical difficulties. Based on the proposed 

designs of the two (2) replacement homes, Applicant anticipates seeking the following 

design related variances: 

1. A variance of Section 142-105(b)(1) to permit an additional 1’-4” in height 

for Lots 14 and 15.  The additional height is needed to comply with the 

minimum understory elevation and height.   

2. A variance of Section 142-105(b)(4)(d)(7) to permit approximately sixty-two 

percent (62%) front yard pervious open space on Lot 14, when seventy 

percent (70%) is required for designs with understories.   

3. A variance of Section 142-106(a)(3) to permit approximately sixty-six percent 

(66%) rear yard pervious open space on Lot 14,  when seventy percent (70%) 

is required.   

4. A variance of Section 142-105(b)(4)(d)(7) to permit approximately fifty-seven 

percent (57%) front yard pervious open space on Lot 15, when seventy 

percent (70%) is required for designs with understories.   
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Lot Split Review Criteria. According to Section 118-321(B) of the Code, the Planning 

Board shall apply the following criteria to the review of any lot split application: 

(1) Whether the lots that would be created are divided in such a manner that they 

are in compliance with the regulations of these land development regulations. 

The lots will be divided in such a manner that actually exceeds the minimum 

requirements of the applicable land development regulations for RS-3 zoned 

properties.  Section 142-105(b)(1) of the Code provides that the minimum required 

lot area is 10,000 square feet.  The proposed resulting lots will be greater than the 

minimum required at approximately 10,500 square feet.  Section 142-105(b)(1) of 

the Code also provide that the minimum lot width for waterfront lots is fifty (50) 

feet in size.  The proposed resulting lots will be greater than the minimum required 

at sixty (60) feet in width.  

(2) Whether the building site that would be created would be equal to or larger than 

the majority of the existing building sites, or the most common existing lot size, and 

of the same character as the surrounding area. 

The resulting building sites will be consistent with the existing building sites and 

of the same character as the surrounding area.  Specifically, of the thirty-seven lots 

analyzed, the most commonly occurring lot size is 10,500 square feet, which is 

equal to the proposed building site.   

(3) Whether the scale of any proposed new construction is compatible with the as-

built character of the surrounding area, or creates adverse impacts on the 

surrounding area; and if so, how the adverse impacts will be mitigated. To 

determine whether this criterion is satisfied, the applicant shall submit massing and 

scale studies reflecting structures and uses that would be permitted under the land 

development regulations as a result of the proposed lot split, even if the applicant 

presently has no specific plans for construction. 

The scale of the proposed homes will be compatible with the as-built character of 

the surrounding area. In fact, if the Property, as a double lot, were to be 

redeveloped as a single site, a significantly larger home could be constructed that 

would be incompatible with the surrounding area.  The Applicant has included 

detailed architectural drawings of the proposed new homes with the application 

materials.  The detailed architectural drawings show that the structures, with minor 
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waivers and variances due to practical difficulties, would be permitted under the 

current land development regulations.   

(4) Whether the building site that would be created would result in existing 

structures becoming nonconforming as they relate to setbacks and other applicable 

regulations of these land development regulations, and how the resulting 

nonconformities will be mitigated. 

The Property is currently developed with a single-family home which is expected 

to be demolished.  Thus, the resulting homes will fully conform to the requirements 

of the Code.  The lot split will not result in any nonconformities that would require 

mitigation.   

(5) Whether the building site that would be created would be free of encroachments 

from abutting buildable sites. 

The building sites created by the lot split will be free of encroachments from 

abutting buildable lots. There are no existing or proposed encroachments.  

(6) Whether the proposed lot split adversely affects architecturally significant or 

historic homes, and if so, how the adverse effects will be mitigated. The board shall 

have the authority to require the full or partial retention of structures constructed 

prior to 1942 and determined by the planning director or designee to be 

architecturally significant under subsection 142-108(a). 

The Property contains a post-1942 home with no historical significance.   

(7) The structure and site complies with the sea level rise and resiliency review 

criteria in chapter 133, article II, as applicable. 

 The proposed replacement homes will fully comply with seal level rise and 

resiliency review as summarized below.   

Sea Level Rise and Resiliency Criteria.  The proposed project advances the sea level 

rise and resiliency criteria provided in Section 133-50(a) of the Code as follows: 

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

A recycling or salvage plan for demolition will be provided at permit. 
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(2) Windows that are proposed to be replaced shall be hurricane proof impact 

windows. 

All new windows will be hurricane proof impact windows.  

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

windows, shall be provided. 

Where feasible, passive cooling systems will be provided.    

(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. 

 Resilient, Florida-friendly landscaping will be provided. 

(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 the land 

elevations of the subject property and surrounding properties.   

(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 proposed designs will be 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 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. 

Critical mechanical and electrical systems are located above base flood elevation.   
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(8) Existing buildings shall, wherever reasonably feasible and economically 

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

Freeboard. 

New construction will be elevated up to base floor elevation, plus Freeboard.     

(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. 

Habitable space will be located above base flood elevation plus Freeboard.  

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

provided. 

 Stormwater retention systems will be provided where feasible.  

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

Cool pavement material and porous pavement materials will be utilized.    

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

on-site.  

The new homes will minimize the potential for heat island effects on site with ample and 

lush greenspace and landscaping, and opportunities for non-air conditioned educational 

spaces.   

Conclusion.  Approval of the application will permit the development of two 

appropriately scaled single-family homes on the Property that will be compatible with the 

character of the residential neighborhood.   
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Based on these reasons, the Applicant respectfully requests your favorable review 

and recommendation of this application.  If you have any questions or comments with 

regard to the application, please give me a call at (305) 377-6231. 

Sincerely, 

Michael W. Larkin 

Enclosures 

cc:  Philippe Harari  

      Ralph Choeff  

      Emily K. Balter, Esq.  
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