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INTRODUCTION

A project is being planned for the historic property at 7418 Harding Avenue, Miami Beach. The
property is listed as a contributing building in both the locally designated North Beach National
Register Conservation District Overlay and the North Shore National Register District.
Therefore, the project ultimately will require a Certificate of Appropriateness from the Miami
Beach Historic Preservation Board. (Fig.1)

MTTR MGMT has been commissioned by Art and Tec Development, the owner of the property
(the Owner), to provide an Historic Character and Design Assessment for the project as it
relates to the governing ordinances and guidelines, including the Miami Beach Historic
Preservation Ordinance and the Secretary of the Interior's Standards and Guidelines for the
Treatment of Historic Properties. The Owner and CMB’s HPB provided some documentation
regarding the building’s history to MTTR MGMT at the onset of the project. To prepare the
report, MTTR MGMT conducted further research. Additionally, onsite photography was
conducted to document the building and its environs as they currently exist.

This information has been compiled in the report, which includes a description of the historic
context of the neighborhood, the history of the property, a current description of the

property, historic character analysis, project overview, and analysis of proposed project in terms
of the Secretary of Interior's Standards. The text is supplemented by historic and contemporary
images. This report only addresses items that relate to the Historic Preservation Ordinance and
the Secretary of the Interior's Standards. Other items, such as those regarding setback,
excavation, sea level rise and zoning, are outside the scope of this document.

This work was overseen by Juan Azulay, principal of MTTR MGMT. The report was written
and compiled by Juan Azulay, Sylvia Pawlowski, Bumi Jung and Domitille Leroy of MTTR
MGMT (The Team). Unless otherwise specified, all photographs were taken by the team.

HISTORIC DISTRICT
THE NORTH SHORE NATIONAL REGISTER DISTRICT

The North Shore district, located in the North Beach neighborhood of Miami Beach, is a densely
populated urban area that runs from 73 to 87 Streets. Listed in the National Register of Historic
Places in 2009, the historic district contains 473 architecturally significant buildings which
include small garden apartment buildings, motels, and institutional and commercial buildings.

After World War Il, the North Beach area became a lure for middle-class residents seeking a
tropical resort lifestyle, and the architecture of the buildings conveys that sensibility. Roofs are
generally flat. Natural stone, slump brick and patterned stucco cover the Fagades. Other eye-
catching architectural details include perforated concrete screens punctuated by

idiosyncratic pylon forms, projecting concrete fins and decorative modern metal details. Most of
the buildings wrap around intimate garden patios.

THE NORTH BEACH NATIONAL REGISTER CONSERVATION DISTRICT

The overlay regulations of Division 13 of the Miami Beach Code shall apply to all new and
existing properties located in the RM-1 Residential Multifamily Low Intensity zoning district,
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which are located within the boundaries of either the North Shore National Register Historic
District or the Normandy Isles National Register Historic District.

The objective of the district is to provide land-use regulations that encourage the retention and
preservation of existing "contributing" buildings within the National Register Districts; to
promote walking, bicycling and public transit modes of transportation. It is also to ensure that
the scale and massing of new development is consistent with the established context of the
existing residential neighborhoods and maintains the low-scale, as-built character of the
surrounding neighborhoods.

All proposed rehabilitation projects and new construction in the district are subject to
review in accordance with the Miami Beach Historic Preservation Ordinance.

Fig. 1. 7418 Harding Ave within the North Shore National Register District (MDPL).

HISTORIC OVERVIEW

The general neighborhood (North Shore, Normandy Isles, and North Beach Resort) is the
largest concentration of MiMo-style buildings in the area. Originating in the Post World War
era, MiMo’s characteristic features include acute angles, delta wings, sweeping curved walls,
use of two or more textures, Swiss cheese—style walls, and soaring pylons. The design is
Miami’s take on the modernist architectural movement.
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v

7418 Harding Avenue

Fig. 2. Sanborn Map showing district where the property is located, 1951.
(Library of Congres)

v

7418 Harding Avenue

Fig. 3. Sanborn map showing property at 7410 Harding Avenue, Nov. 1951.
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The aerial context photo (from 73 to 77" and Dickens to Collins Av) (Fig.6) also shows the
courtyard schemes where a traditional way to deal with massing buildings on-site, such as 7418
Harding. However, over the years some newer taller and denser construction has also become
commonplace, especially for the Post War Modern multi-family typology, as in our case — dating
from 1946 as designed by architect Frank Wyatt Woods.

Fig. 4. Aerial showing property at 7418 Harding Ave. Current (Google Maps)
The property was designated as contributing with the creation of the District in 2009.
The property was and stayed an apartment block during the course of its history.
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Fig. 5. View of the north building from Harding Ave, Fig. 6. View of the south and north buildings from Harding
January 1963 (Office of the Property Appraiser, Miami- Ave, January 1963 (Office of the Property Appraiser, Miami-
Dade County). Dade County).

Fig. 7. View of the south and north buildings from Fig. 8. View of the south building entrance from courtyard,
sidewalk, January 1963 (Office of the Property Appraiser, January 1963 (Office of the Property Appraiser, Miami-Dade
Miami-Dade County). County).
7418 Harding Avenue 7
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ARCHITECTURAL DESCRIPTION
Setting

The buildings are located on Miami-Dade County Tax Parcel 02-3202-003-0270, which
is a 15,000 square foot lot located on the west side of Harding Avenue between 74t and
75th Streets. Harding Avenue is a north-south one way 3-lane street with parking lanes.
It's part of Florida A1A thoroughfare and is a major artery in Miami Beach. There's a
paved 20 foot 2-lane alley, runs behind the parcel parallel to Harding Avenue. 74tn
Street and 75t Street are 2-lane streets with parking lanes.

Fig. 9. Aerial showing property at 7418 Harding Ave. Current (Google Maps).

The property is located in a mixed-use area, with primarily commercial buildings and
multi-family residences. Directly to the north of the property is a 2-story building (Fig.
10) and to the north of that, a 5-story condominium (Fig. 11).

7418 Harding Avenue 8
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Fig. 10. Building facing Harding Avenue, north of the site, Fig. 11. Building facing Harding Avenue, north of building
January 2022. showed in Fig. 10, January 2022.

To the south is a 2-story residential building with a similar configuration that | common
in the contributing buildings of this neighborhood (Fig. 12).

Fig. 13. Building facing Harding Avenue, south of the site, January 2022.
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In front of the site, across Harding Avenue, is an uncovered public parking lot (Fig. 14 &
15) until the south corner between Harding Avenue and 74 Street.

Fig. 14. Public parking lot directly across Harding Fig. 15. Public parking lot directly across Harding Avenue from the site,
Avenue from the site, February 2022. February 2022.

To the north of this parking is a 2-story residential building with a similar configuration
that | common in the contributing buildings of this neighborhood (Fig. 16). To the north
of this building is a 2-story residential building (Fig. 17).

Fig. 16. Building across Harding Avenue from the site, north of the Fig. 17. Building across Harding Avenue, north of
public parking, January 2022 building showed in Fig. 16, January 2022
7418 Harding Avenue 10
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Fig. 18. Building facing back alley, north of the site, January 2022. Fig. 19. Building facing back alley, south of the site,
January 2022.

In the back side of the site is an alley. The site is surrounded by 2-story residential
buildings to the north (Fig. 18), to the south (Fig. 19) of the site. Across the back alley in
front of the site is the back side of two 2-story residential buildings (Fig. 20 & 21).

Fig. 20. Building across back alley from the site, Fig. 21. Building across back alley south of building showed
January 2022. in Fig 10, January 2022.
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Fig. 22. Back alley from 75 Street, January 2022. Fig. 23. Back alley from 74 Street, January 2022.

Site

Three free-standing structures are located on the site. The east buildings (N and S bars)
are on Harding Avenue and are clearly visible from the street (Fig. 24 & 25). They are
fronted by a sidewalk and are accessed via the Harding Avenue. The west building is
situated near the rear lot line and is only slightly visible from Harding Avenue. The
property is accessed from the ally and the open front area.

Fig. 24. View of the site looking east from Harding Avenue, Fig. 25. View of the south building looking
January 2022. east from Harding Avenue, January 2022.
7418 Harding Avenue 12
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Fig. 26. View of the north building looking east from Harding Avenue,
January 2022.

Fig. 28. View of the south building from its rear side, January 2022.

7418 Harding Avenue
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Fig. 27. View of the East building from back alley,
January 2022.

Fig. 29. View of the rear side of the south
building, January 2022.
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Fig. 30. View of the open area side of the north building, January 2022.

Primary Historic Structures (North Building)

The primary historic structures are the 2-story buildings facing Harding Av. (Fig. 24 &
26) The main buildings are parallel and face an open grass area. The building is
constructed with concrete block clad with stucco and features simple post war style. The
structure has a low sloped clay tiled roof with slightly overhangs (Fig. 35).

Exterior

Front Facade

At the front facade, the buildings are simple, and each have 2 windows per floor. The
windows are not original to the building (Fig 26). The door is accessed from a stoop
covered with non-original square gray tile. The stoop appears to be larger than the
original and the handrail configuration is blocking part of the window on the north side.
(Fig. 32).

Open area Elevation

Each residential unit has exterior access from the central open area. The ground floor
units have entry's directly from a stoop covered in tile. The exposed stair goes up to a

landing balcony between two additional units. (Fig. 34) This elevation is composed of

repeating bay windows (Fig. 33) and is duplicated once more along a central axis (Fig.
30).

7418 Harding Avenue 14
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Rear Elevation

The rear (north/south) elevation features a secondary exterior stair with stucco walls
and non-original handrail. (Fig. 29) The door hood at the 2nd Level is the same type as
at the other doors. The stair has a non-original notched opening at the 1stLevel that
provides access to a small stoop with the same paving as at the front entrance. A door
at the 1st Level is directly below the door at the 2nd Level. The secondary exterior stairs
are partially hidden behind the building and are partially visible from the street.

West Elevation

The west elevations of the North and South Buildings are not visible from the street and
have 1 story sheds attached.

Interior
The Interior units are all studio apartments, each having two entrances.

Secondary Historic Structure (South Building)

The south building is a secondary historic structure. It is 2 stories and closes off the
courtyard space. It has similar features to the two front buildings, with one entry space
in its center. (Fig. 24 & 25)

Exterior

Front Facade

The front fagade has similar features and the open area elevations of the primary
structures.

Other Elevations

The other elevations are utilitarian with no architectural distinction. The west elevation
has basic windows into the alley and a secondary access (Fig 12).

West Elevation

The west elevations of the North and South Buildings are not visible from the street and
have 1 story sheds attached. (Fig. 28)

7418 Harding Avenue 15
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Secondary Historic Structure (West Building)
Exterior Front Facade

Front Facade

At the front facade, the building is identical to the open area elevations of the north &
south buildings, with repeating bay windows & exposed staircases. (Fig. 31 & 32)

Rear Elevation

The rear (west) elevation features a secondary exterior stair with stucco walls and non-
original handrail that gives an access to the back alley. (Fig. 27)

Interior
The Interior units are all studio apartments, each having two entrances.

Fig. 31. North fagade of south site building, Fig. 32. East fagade of West site building,
January 2022. January 2022.

7418 Harding Avenue 16
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Fig. 35. Detail Flat tiles roof slighly
overhangs.

Fig 33. Detail of bay

. ) ST Fig. 34. Detail of outdoor staircases with inset
window/jalousie window

balconny..

HISTORIC CHARACTER ANALYSIS
Site

Contributing features to be retained

1. Primary historic structures with nearly unobstructed view from the street.
2. Keep original form of paved area
3. Retain and reinforce courtyard scheme

Non-contributing features to be removed

1. Paving
2. Central lawn for pool

Exterior

Contributing features to be retained

1. Hierarchy — East elevation is the primary facade and has the most significance.
2. Clay tile roof.
3. Primary exterior stairs.

Non-contributing items to be removed and/or replaced

1. Windows — replace with windows that meet current code requirements. Modify to match
historical drawings.

2. Doors —replace to meet current code requirements.

3. Clay tile — strip paint; if not possible, replace with new terra cotta to match original.

7418 Harding Avenue 17
Historic Character and Design Assessment



4. Front stoop — level with site.

5. Primary Exterior Stairs — replace tile and railings.

6. Light fixtures— remove.

7. West elevation shed buildings — remove. Replace with windows.

Interior

Non-contributing features to be removed
All interior finishes, fixtures and features are non-contributing and may be removed.

PROJECT OVERVIEW

The following is a summary of the current proposed project:

1. Construction of a new 5-story boutique hotel building at the rear of the property.

2. Restoration of the exterior of the primary historic structures with the exception of the
secondary rear stairs, which are not visible from Harding Avenue.

3. Adaptive reuse of the interior space of the primary historic structures as a component of

the overall project. Removal of non-contributing items from the interior.

4. Demolition of the rear historic structure.
5. Demolition of the attached sheds on the west side.

6. Creation of a Pool that will retain the original form of the paved lawn

DESIGN PHILOSOPY

7418 Harding with be following the guidelines of Rehabilitating the existing buildings according
to the Secretary of Interior's Standards for the Treatment of Historic Properties with Guidelines
for Rehabilitating as outlined in the Analysis section below. Rehabilitation is defined as the act
or process of making possible a compatible use for a property through repair, alterations, and
additions while preserving those portions or features which convey its historical, cultural, or
architectural values.

Summary of Design Philosophy
7418 Harding will be given a new use (neighborhood boutique hotel) that requires minimal

change to its distinctive materials, features, spaces and special relationships.

7418 Harding Avenue 18
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- We will be providing minimal additions to the existing building, improving safety and
functionality.

- We will be retaining the street look and gate (more below).

- We will be retaining the courtyard parti and proportions.

- We are enclosing the rear stairwells along the side setbacks to improve security and
building functionality, while retaining the visible front open stairwells, a key element of
the original design.

- we will retain the existing roof line and the original form of the building.

- We will emphasize the historical geometry of the existing buildings by redeploying it in
the new building.

- The use of materials, textures and colors will reinforce the terracotta colors, the brick
tone/texture and the stucco/concrete will be toned to complement the original building
language. The new materials will be concrete, ceramic tile, glass, wood and painted
textured stucco.

The new additions will be differentiated from the historic building, so that a false historical
appearance is not created — yet a play on some original elements drive the new. We intend to
keep the original building sensibility by using trace elements of the original plan and massing to
derive some aspects of the new building, such as building geometry, the site plan and building
outlines and some of the ‘banding’ detailing.

Historical Records factoring into Design Ideas for New Project

Through research of the original microfilm drawings of the building and some historical
photographs, we wish to revert closely to the original Harding Avenue facade. This entails
replacement of the current windows with the proportions and size they were in the past, as well
as providing a gate and wall at the entry.

The current building is in much needed repair, and we will be replacing all the windows and
doors to meet current code requirements, however maintaining the size and proportions of what
is existing. The stucco and cladding have deteriorated in many areas and are not original to the
building. We will be replacing the stucco throughout and any cladding that is damaged. The
roof soffits will also be replaced as well as any railings.

In conclusion we will keep the original character and from of the existing buildings facing the
front at Harding Avenue to keep in line with what makes the North Beach district distinct, but
also providing a fresh enhancement to the fabric of the neighborhood.

ANALYSIS OF PROPOSED PROJECT

Because the subject property contributes to the North Beach National Register Conservation
District Overlay, all modifications are subject to review for compliance with the Miami Beach
Historic Preservation Ordinance and the Secretary of Interior's Standards and Guidelines.

The following are comments and recommendations to facilitate conformance to the
requirements of the Ordinance and the Standards and Guidelines.

7418 Harding Avenue 19
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Standards Specific to the Existing Historic Resource

Standard 1
A property shall be used for its historic purpose or be placed in a new use that requires minimal
change to the defining characteristics of the building and its site and environment.

Analysis

The property is no longer being used as a multi-family residence, which was its original historic
use.

1. The proposed re-use as a hotel is compatible and is an appropriate re-use of the
historic structure.

2. Modifications will not impact the significant contributing features and will reference the
historic components.

3. The interior is non-contributing and can be modified as required to accommodate
program.

Standard 2
The historic character of a property shall be retained and preserved. The removal of historic
materials or alteration of features and spaces that characterize a property shall be avoided.

Standard 3

Each property will be recognized as a physical record of its time, place and use. Changes that
create a false sense of historical development, such as adding conjectural features or elements
from other historic properties, will not be undertaken.

Standard 6

Deteriorated historic features shall be repaired rather than replaced. Where the severity of
deterioration requires replacement of a distinctive feature; the new feature shall match the old in
design, color, texture, and other visual qualities and, where possible, materials. Replacement of
missing features shall be substantiated by documentary, physical, or pictorial evidence.

Analysis
The project will reinforce the integrity of the primary historic building as part of the adaptive re
use.

1. The complete footprint of the structure (with the exception of the back stairs that are not
visible) will be retained.

2. Missing or altered elements will be reinstated, including the Harding Street windows.

3. Non-contributing elements will be removed, including the back maintenance sheds.

4. New elements required for function / code will be incorporated in a compatible manner,
including accessible ramp, hurricane impact windows, mechanical units and electrical service.

Standards Related to the New Construction
The new construction consists of one 5 story building replacing the historic 2 story building set
in the back of the site away from the street.

7418 Harding Avenue 20
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Standard 9

New additions, exterior alterations, or related new construction shall not destroy historic
materials that characterize the property. The new work shall be differentiated from the old and
shall be compatible with the massing, size, scale, and architectural features to protect the
historic

integrity of the property and its environment.

Analysis
The historic resource will retain its character and relationships, and the new construction will be
an additive layer while being complimentary in siting and scale. The design provides a

connection between the historic structure and the new structures which reflects this evolution.

Relationship between Historic Structure and Site

1. The design will retain the historic association of the structures and the site

2. The historic buildings will remain a detached freestanding structure.

3. The primary fagade of the historic structure will continue to be visible from the street and
will not be obscured.

5. The new pool maintains the form of the historic pathways in the open space.

Relationship between Historic Structures and New Structure

1. The new primary structure adds a new layer to the site, and the architecture will be
contemporary and of its time.

2. The new primary structure is compatible in scale to other buildings along Harding Avenue
(7440 Harding Avenue is a 5-story structure).

3. The entrance to the new building will be linked by the central open space, which will create a
dialog between the buildings.

4. Spatial separation between the structures will be maintained to allow the historic buildings to
retain their historic status as freestanding structures.

5. The buildings will be unified by a common color.

Standard 10

New additions and adjacent or related new construction shall be undertaken in such a manner
that if removed in the future, the essential form and integrity of the historic property and its
environment would be unimpaired.

Analysis
The new layer is additive, and if the new construction were removed, the historic structure would
retain its essential form and contributing elements.

CONCLUSION

In order to receive a Certificate of Appropriateness, the Historic Preservation Ordinance of the
Miami Beach Code requires proposed work to comply with the Secretary of the Interior's
Standards for Rehabilitation. (Sec. 118-564(a)(1)a)
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The proposed modifications to the historic buildings and the proposed new construction are in
compliance with the Secretary of the Interior's Standards for Rehabilitation, numbers 1, 2, 3, 6,
9 and 10.

BIBLIOGRAPHY

City of Miami Beach Code of Ordinances; Chapter 142
Division 13. — North Beach National Register Conservation District Overlay
Sec 142-870.13 thru Sec 142-870.19

Miami Design Preservation League (MDPL); Miami Beach Historic Districts
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Department: https://www.miamibeachfl.gov/wp-content/uploads/2021/05/HPD-13-North-Shore-
2018.pdf
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APPENDIX A
THE SECRETARY OF THE INTERIOR’'S STANDARDS
FOR REHABILITATION

THE SECRETARY OF THE INTERIOR’'S STANDARDS FOR
REHABILITATION

1. A property will be used as it was historically or be given a new use that requires minimal
change to its distinctive materials, features, spaces and spatial relationships.

2. The historic character of a property will be retained and preserved. The removal of
distinctive materials or alteration of features, spaces and spatial relationships that
characterize a property will be avoided.

3. Each property will be recognized as a physical record of its time, place and use. Changes
that create a false sense of historical development, such as adding conjectural features

or elements from other historic properties, will not be undertaken.

4. Changes to a property that have acquired historic significance in their own right will be
retained and preserved.

5. Distinctive materials, features, finishes, and construction techniques or examples of
craftsmanship that characterizes a property will be preserved.

6. Deteriorated historic features will be repaired rather than replaced. Where the severity
of deterioration requires replacement of a distinctive feature, the new feature will

match the old in design, color, texture and, where possible, materials. Replacement of
missing features will be substantiated by documentary and physical evidence.

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest
means possible. Treatments that cause damage to historic materials will not be used.

8. Archeological resources will be protected and preserved in place. If such resources must
be disturbed, mitigation measures will be undertaken.

9. New additions, exterior alterations, or related new construction will not destroy historic
materials, features, and spatial relationships that characterize the property. The new

work will be differentiated from the old and will be compatible with the historic

materials, features, size, scale and proportion, and massing to protect the integrity of

the property and its environment.

10. New additions and adjacent or related new construction will be undertaken in such a
manner that, if removed in the future, the essential form and integrity of the historic
property and its environment would be unimpaired.

7418 Harding Avenue
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APPENDIX B
SURVEY

APPENDIX C
BUILDING CARDS & MICROFILM

APPENDIX D
EXISTING AND HISTORICAL PHOTOS
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