MIAMIBEACH

PLANNING DEPARTMENT

BOARD OF ADJUSTMENT

FROM: Thomas R. Mooney, AICP
Planning Director

DATE: May 5, 2023

RE: File No. ZBA23-0146

1330 15™ Street
Appeal of a Decision Regarding a Non-Conforming Suite Hotel Use

1330 15" Street LLC (“Appellant) - An application has been filed appealing a determination
of the Planning Director, in connection with a request to reinstate a non-conforming suite hotel
use on a property located in a multifamily residential district. This appeal has been filed
pursuant to Sections 118-9 and 118-397 of the City’s Land Development Regulations.

STAFF RECOMMENDATION
Deny the appeal and affirm the determination of the Planning Director.

LEGAL DESCRIPTION

The east 30 ft of Lot 2 & west 1/2 of Lot 3, Block 79, of Alton Beach Bay Front Re-Subdivision,
According to the Plat thereof, as recorded in Platbook 16, Page 1 of the Public Records of
Miami-Dade County, Florida.

BACKGROUND

Based on City Building Card records (Exhibit ‘CMB-A’), the multifamily residential building at
1330 15" Street (the “Property”) was originally constructed as an ‘apartment house’ with 4
units in 1946. The Property is zoned RM-1, Residential Multifamily / Low Intensity.

The Property is also located within the West Avenue Bayfront Overlay District (“Overlay
District” or “Overlay”). This Overlay includes properties in the RM-1, residential multifamily low
intensity and RM-2, residential multifamily medium intensity, zoning districts. There are no
historic districts or individually designated historic sites with the Overlay District.

The City Commission created the Overlay District on June 19", 2002, pursuant to Ordinance
No. 2002-3374. The primary reason for the creation of the Overlay was to preserve the
character and quality of life of the neighborhoods surrounding West Avenue, which, at the
time, was being impacted by infill development that did not reflect the cohesive low-scale
character of the area. The Overlay District expanded the list of main permitted uses for existing
low-scale buildings in the neighborhood to include offices, suite hotels and bed and breakfast
inns. Included in the adopted Ordinance was express criteria to convert and operate a suite
hotel in the Overlay area.

The rationale for including these uses was to provide incentives to retain and adaptively re-
use existing single family and/or multifamily buildings that are no more than three (3) stories
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in height. Additionally, the parking regulations were modified to include the allowance for a
limited number of parking spaces within required front yards.

Prior to the creation of the Overlay District, hotels, apartment-hotels, and suite hotels were
permitted uses in the RM-2 and RM-3 zoning districts in the neighborhood. In the RM-1 zoning
district, and within the subject area, only single-family homes, townhomes, apartments and
bed and breakfast inns were permitted prior to the Overlay. The creation of the Overlay District
expanded the list of main permitted uses within the RM-1 zoning district to include suite hotels
and offices consistent with the regulations for the RO, residential office zoning district.

On October 14, 2020, the City Commission adopted Ordinance No. 2020-4364, which
removed suite hotels as an allowable use within the Overlay District. Offices, as well as bed
& breakfast inns within existing single-family homes, were still permitted as part of the
renovation of existing structures in the Overlay. However, on September 17, 2021, the City
Commission adopted Ordinance No. 2021-4443, which prohibited any future bed and
breakfast inns within the Overlay.

HISTORY OF THE USE OF THE PROPERTY

The multifamily building that is the subject of this appeal was licensed as a 4-unit residential
apartment building until 2018, when building permit #BC1806547 was issued to renovate and
convert the existing 4-unit residential building to an 8-unit suite hotel. On March 4, 2019, and
May 14, 2019, a Temporary Certificate of Occupancy (TCO) (Exhibit ‘CMB-B’) and Final
Certificate of Occupancy (CO) (Exhibit ‘CMB-C’) were issued, respectively, for an 8-unit suite
hotel.

On February 19, 2019, a new Business Tax Receipt (BTR # 005837-01-2019 / Exhibit ’"CMB-
D’) was issued to NOTUS LLC, as the owner of the Property at the time, for an 8-room suite
hotel. The BTR was renewed for the 2019 - 2020 fiscal year. On December 3, 2019, a system
entry by the Finance Department BTR Division was completed to upload a notice submitted
by the then-owner of the Property (NOTUS LLC), dated November 27, 2019, advising the
Finance Department that the Property had been sold on November 14, 2019, and requesting
to close both the BTR and Resort Tax accounts (BTR005837-01-2019 and RT #2159811) for
the Property (Exhibit ‘CMB-E’). At this point the business was deemed closed.

The following is a timeline of the Certificate of Use (CU) and BTR activity for the Property,
since November 27, 2019, based on City records:

December 27, 2019:

A new BTR application was submitted through the Finance Department by an entity named
‘1330 15™ Street LLC,’” which is the current owner of the Property (“Owner” or “Appellant”)
(Exhibit ‘CMB-F’). A new BTR number (BTR008501-12-2019) was assigned to the
application and the request was entered in the system as follows:

‘Apartment Building 8 Units/15 Rooms // 1330 15th Street
Previous BTR005837-01-2019 Hotel 8 Units
Previous RL-87036062 Apartment Building 4 Units / 15 Rooms’

In order to process the BTR request through the internal multidisciplinary department review,
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a BLPL record (BLPL2019-08005) was also created and linked to the new BTR. The BLPL
record was created with the following description:

‘APT BUILDING 8 UNITS - LOCATED 1330 15TH STREET.
PREVIOUS BTR - BTR005837-01-2018’ (Exhibit ‘CMB-G’)

This BLPL was internally circulated and approved by the Code Compliance Department,
Building Department, Planning Department and Finance Department on December 30, 2019
(Exhibit ‘CMB-G’).

May 19, 2020:
Finance Department records show that a new CU and BTR (BTR008501-12-2019) was issued

for 8 residential apartment units and that all applicable fees were paid (Exhibit ‘CMB-H’). The
BTR categories for “apartment rooms” and “apartment buildings (rental), not including
kitchens and bathrooms” are used for non-transient, residential apartments. Also, a new
Resort Tax (RTX) account was created by the Finance Department. According to the Finance
Department, both the BTR and RTX accounts were created based on Florida Department of
Business and Professional Regulation License No. TAP2330379, for Transient Apartment.
The Finance Department further confirmed that “all of the resort taxes paid, from late 2019 to
the present, have been for residential-apartment use” (Exhibit ‘CMB-I).

September 30, 2020:
The BTR for 8 residential apartments (BTR008501-12-2019) expired.

October 14, 2020:

Ordinance 2020-4364, which prohibited suite hotels in the West Avenue Overlay, was adopted
by the City Commission. NOTE: The Planning Board transmitted this ordinance to the City
Commission with a favorable recommendation on August 25, 2020, thus initiating zoning in
progress and establishing August 25, 2020 as the effective date of the legislation.

December 22, 2020:

The previously issued BTR for 8 residential apartments which, again, is the BTR category
utilized by the City for non-transient apartments (BTR008501-12-2019), was renewed for
Fiscal Year 2020-2021. Finance Department records show that all fees were paid (Exhibit
‘CMB-J’).

September 24, 2021.:

Pursuant to the bifurcated CU — BTR review process, which was implemented in August 2020,
CU applications for the short-term rental of the apartment units at 1330 15" Street were
submitted for each unit.

September 30, 2021.:

Finance Department records show that the BTR for 8 residential apartments (BTR008501-12-
2019) expired. As there was an outstanding late fee balance of $14.90, the renewal BTR for
the fiscal year 2021-2022 is still in ‘pending’ status.
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October 7, 2021

All of the CU applications for the short-term rental of apartment units at 1330 15" Street were
denied by the Planning Department, as the short-term rental of apartment units is prohibited
in the underlying RM-1 zoning district.

STANDARD OF REVIEW AND VOTING REQUIREMENT

Pursuant to City Code Section 118-9(b)(2)(E), the standard of review for administrative
appeals to the Board of Adjustment is “de novo, meaning that the party appealing the
administrative decision bears the burden of going forward with evidence and of persuasion][,]
... and to that end, the board shall have all the powers of the officer from whom the appeal
Is taken.”

In order to reverse a determination of the Planning Director, a five-sevenths vote of the Board
of Adjustment (the “Board”) is required. See City Code Section 118-9(b)(4).

DETERMINATIONS AS TO LEGAL NON-CONFORMING USES

Chapter 118 of the City Code, at Article IX, entitled “Nonconformances,” establishes
regulations governing “non-conforming uses,” which are defined as “a use which exists
lawfully prior to the effective date of these land development regulations and is maintained at
the time of and after the effective date of these land development regulations, although it does
not conform to the use restrictions of these land development regulations.”

City Code Section 118-390 refers to “nonconformity” as “a use, building, or lot that does not
comply with the regulations of this article,” and provides that “only legally established
nonconformities shall have rights under this section.” The term “legally established” is defined,
in pertinent part, to apply to “an existing use which conformed to the code at the time it was
established.”

City Code Section 118-394 governs the discontinuance, including abandonment, of
nonconforming uses. Section 118-394(b) specifically provides that “if there is an intentional
and voluntary abandonment of a nonconforming use for a period of more than 183 consecutive
days, or if a nonconforming use is changed to a conforming use, said use shall lose its
nonconforming status.”

Sec. 118-394. Discontinuance of nonconforming uses.

@) A nonconforming use may not be enlarged, extended,
intensified, or changed, except for a change to a use permitted in
the district in which the property is located.

(b) If there is an intentional and voluntary abandonment of a
nonconforming use for a period of more than 183 consecutive days,
or if a nonconforming use is changed to a conforming use, said use
shall lose its nonconforming status. Thereafter, subsequent
occupancy and use of the land, building, and/or structure shall
conform to the regulations of the districts in which the property is

1 The City’s regulations on nonconformances provide that “[t]he intent of this section is to
encourage nonconformities to ultimately be brought into compliance with current regulations.”
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located and any structural alterations necessary to make the
structure or building conform to the regulations of the district in
which the property is located shall be required. An intentional and
voluntary abandonment of use includes, but is not limited to,
vacancy of the building or structure in which the nonconforming use
was conducted, or discontinuance of the activities consistent with
or required for the operation of such nonconforming use.
(© The planning director or designee shall evaluate the
evidence of an intentional and voluntary abandonment of a
nonconforming use and determine the status of the nonconforming
use. In order for a nonconforming use to retain a nonconforming
status, the evidence, collectively, shall at a minimum demonstrate
at least one of the following:
(2) Continual operation of the use;
(2) Continual possession of any necessary and valid
state and local permits, building permits, licenses, or
active/pending application(s) for approval related to
prolonging the existence of the use.
(d) Evidence of an intentional and voluntary abandonment of a
nonconforming use may include, but shall not be limited to:
(2) Public records, including those available through
applicable City of Miami Beach, Miami-Dade County, and
State of Florida agencies;
(2) Utility records, including water/sewer accounts, solid
waste accounts, and electrical service accounts;
3) Property records, including executed lease or sales
contracts.

Section 118-397 sets forth the procedures and appellate process regarding determinations of
a nonconforming use, as noted herein:

Sec. 118-397. - Existence of a nonconforming building or use.
(a) The planning and zoning director shall make a determination as
to the existence of a nonconforming use or building and in so doing
may make use of affidavits and investigation in addition to the data
presented on the city's building card, occupational license or any
other official record of the city.

(b) The question as to whether a nonconforming use or building
exists shall be a question of fact and in case of doubt or challenge
raised to the determination made by the planning and zoning
director, the question shall be decided by appeal to the board of
adjustment pursuant to the requirements of section 118-9. In
making the determination the board may require certain
improvements that are necessary to ensure that the nonconforming
use or building will not have a negative impact on the neighborhood.


https://library.municode.com/fl/miami_beach/codes/code_of_ordinances?nodeId=SPBLADERE_CH118ADREPR_ARTIINGE_S118-9REAPPR
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In accordance with the above noted section of the City Code, the Planning Director is
authorized to determine whether a use is legal nonconforming. As part of that analysis, the
Planning Director is required, under Section 118-394, to determine whether a nonconforming
use was intentionally abandoned, or whether it was changed to a conforming use, either of
which would result in a discontinuance of the nonconforming use. The Board of Adjustment
has jurisdiction to hear an appeal from a determination of the Planning Director as to whether
a use is legal nonconforming.

RESPONSE TO PETITION (First Letter Dated February 22, 2023)

Summary of the Appeal

In the initial letter submitted with the appeal application, dated February 22, 2023, 1330 15th
Street LLC (the “Owner” or “Appellant”) indicates that on October 1, 2019, the City renewed
the BTR for an 8-unit suite hotel on the Property, and that on or around November 12, 2019,
the Property was sold to the Appellant. The letter also states that the Appellant never intended
to forgo or abandon the Suite Hotel use that existed at the time, and that the Appellant never
requested, permitted or authorized changes or revisions to the Certificate of Use or BTR.

Finally, the Appellant has requested that the Board grant the appeal, and reverse the Planning
Director, and take the following actions:

1. Issue a Business Tax Receipt (BTR) and Certificate of Use (CU) for the previous use
of Suite Hotel; or

2. In the alternative, authorize the use of the property as a transient apartment (short
term rental).

Planning Director’s Response

First, the role of the Board with regard to this appeal is to determine whether the previously
authorized use of suite hotel, which is now non-conforming at the subject site, was, in fact,
abandoned or changed to a conforming use. If the Board determines that the suite hotel use
was abandoned or changed to a conforming use (i.e. non-transient residential apartment),
then the Board must affirm the decision of the Planning Director. Alternatively, if the Board
determines that the previous use of Suite Hotel was not abandoned, the Board may grant the
appeal and reverse the decision of the Planning Director, which would allow for the property
owner to re-apply for a new CU and BTR for a suite hotel use.

Importantly, the Board, as part of these proceedings, does not have the authority to permit
transient apartment units, or the short-term rental of apartment units, on the Property. Such
use has been prohibited in the district since at least 2010, and there is no record of transient
apartment units or short-term rentals ever being authorized on the Property. To reiterate, the
only question before the Board is whether the Suite Hotel use is legal nonconforming and
therefore may be reinstituted.

As noted in the background section of this Staff Report, on December 27, 2019, a new BTR
application was submitted by the current property owner (1330 15™ Street LLC) to the Finance
Department (Exhibit ‘CMB-F’). A new BTR number (BTR008501-12-2019) was assigned to
the application and the request was entered in the system as follows:
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‘Apartment Building 8 Units/15 Rooms // 1330 15th Street
Previous BTR005837-01-2019 Hotel 8 Units
Previous RL-87036062 Apartment Building 4 Units / 15 Rooms’

The application was completed by hand, dated 11/18/2019, and signed by Ananthan
Thangavel, the manager of 1330 15th Street LLC (Owner). The type of business is noted as
“Apt Bldg.”, which was written below the crossed-out phrase “short term rental.” This
application form indicated that the use applied for was an apartment building, and not a hotel,
suite hotel, or short term rental (of apartment units). For purposes of the Planning
Department’s analysis under Section 118-394 as to whether a use is legal non-conforming,
the change of use to “apartment building,” which is a conforming use, evidences both (i) an
abandonment of the nonconforming suite hotel use, and (ii) a change from a nonconforming
use to a conforming use. When a nonconforming use is abandoned for more than 183 days
or changed to a conforming use, the nonconforming use cannot be reinstated. See Section
118-394(b) of the City Code.

The application was reviewed exactly in the form it was submitted, in accordance with the
City’s standard review procedure, without any modification by City staff. No evidence
submitted to the Planning Department at the time of the 2019 application supports the
Appellant’s contention that the Appellant never intended to abandon the previous suite hotel
use. Additionally, the application — which expressly requested approval for an apartment
building — refutes the Owner’s claim that the Owner never requested, permitted or authorized
changes or revisions to the Certificate of Use or BTR. In fact, no dispute was raised by the
Owner until approximately 2 years after the change of use (to residential apartment) was
processed.

The Planning Department must rely on the accuracy of the submissions of a property owner.
And, based on the application submitted, the Owner affirmatively applied to change the use
of the Property to a residential apartment building. A residential apartment building, which was
the stated use on the application form submitted by the Owner, not the City, is a permitted
use in the underlying zoning district. Accordingly, City staff performed its review based upon
this description, and the BTR was approved for 8 residential apartments (BTR008501-12-
2019). Additionally, as further noted in the background section, this BTR was renewed for the
following fiscal year (2020-2021) on December 22, 2020, and Finance Department records
show all fees were paid (Exhibit ‘CMB-J’).

RESPONSE TO PETITION (Second Letter Dated April 17, 2023)

Summary of Appellant’s Second Letter

In the second letter submitted by the Appellant, dated April 17, 2023, the Appellant notes the
following:

e On December 18, 2019, a State License for Transient Apartment License was
obtained.

o When the BTR was approved on December 30, 2019, the review by the Building
Review was passed with a comment “ok per CO1901320”. CO19-1320 is the
Certificate of Occupancy for the 8-unit suite hotel.
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¢ When the Resort Tax application was submitted, the registration form noted that the
“Kind of Business” was identified as “Hotel/Motel”. Additionally, when setting up the
resort tax account, an Annual Smoke Detectors Inspection/Test Report was required
to be submitted, and the Appellant submitted this report with “short-term rental” listed
as the type of occupancy.

In summary, the Appellant relies on the following: Transient Apartment License, the Certificate
of Occupancy for an 8 unit suite hotel and the fact that the Owner indicated Hotel/Motel/Short-
Term Rental on the resort tax application forms.

Planning Director’s Response

A Certificate of Occupancy (CO) for a building is issued by the Building Official pursuant to
the requirements of the Florida Building Code. The change in use for the Property approved
by the City in December 2019 was considered a change from a more intense use (hotel) to a
less intense use (apartment), and no modifications to the building were required as all of the
units met the applicable standards and requirements for a residential apartment use. As such,
the Building Department reviewer in December 2019 may have concluded that a non-transient
residential apartment use was less intense than the previous use of hotel and approved the
CU on that basis. Regardless, the property owner can, and at this point should, modify the
CO for the property by submitting a permit application to change the CO to residential
apartment. This would be an easy, straightforward application, as all the units in the building
contain full kitchens and meet all applicable requirements for a residential use.

Regarding the Transient Apartment License obtained from the Florida Department of
Business and Professional Regulation (“DBPR”) on December 18, 2019, such license does
not supersede or preempt applicable City Land Development Regulations pertaining to the
use of the Property. A business operator's compliance with State regulatory requirements is
a separate matter from whether the use is consistent with the City’s Land Development
Regulations. Since transient apartments are, and have been since 2010, prohibited at the
subject property, and since suite hotels have been prohibited since 2020, the State license
has no bearing on the CU application submitted in 2021 for short-term rentals.

As it pertains to the Resort Tax Registration Form, dated April 12, 2020, the Owner checked
“Hotel/Motel” under the “Kind of Business.” However, Staff has confirmed with the Finance
Department, that from late 2019 to the present, all resort taxes paid have been for residential
apartment use.

Finally, information submitted by the Owner as part of a smoke detector test form, even if
inconsistent with the approved CU, could not on its own evidence that, as a zoning matter,
the prior use of suite hotel was not abandoned. Smoke detector tests are required as part of
the CU and BTR process for various types of occupancies including, but not limited to, hotels
and residential apartment uses. The purpose of this form is to substantiate whether required
smoke detectors have been installed—not to keep active a nonconforming use which,
according to the 2019 BTR/CU application, was abandoned.
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SUMMARY

The Appellant has noted some inconsistencies in certain application forms that were
previously filed in connection with the CU and BTR. These include the State license, the resort
tax application form, as well as the smoke detector form. Although these forms refer to a
transient hotel use, they are incidental to the actual CU and BTR application which, as a
zoning matter, is controlling. Moreover, the appellant has not articulated a tangible reason as
to why an application for a CU and BTR for a non-transient, residential apartment was filed,
approved, and remained active for almost 2 years.

The BTR for 8 residential apartment units was active for four months during fiscal year 2019-
2020, and it was renewed again for the fiscal year 2020-2021, with all fees paid, and remained
active for the entire ensuing twelve-month period.

Suite hotels have been a non-conforming use at the subject property since August 25, 2020.
It is important to note that the Owner did not request to change the use from residential
apartment back to suite hotel — not after the initial BTR was issued on May 19, 2020, and not
before the effective date (August 25, 2020) of Ordinance No. 2020-4364, which prohibited
Suite Hotels in the West Avenue Overlay.

Pursuant to Section 118-394(b) of the City Code, if there is an intentional and voluntary
abandonment of a nonconforming use for a period of more than 183 consecutive days, or if
a nonconforming use is changed to a conforming use, said use shall lose its nonconforming
status. As of the writing of this report, the Planning Department has not received any
substantive evidence that: i. establishes the nonconforming use of suite hotel was not
changed to a conforming use of residential apartment; or ii. demonstrates the non-
conforming use of suite hotel has been abandoned for less than 183 consecutive days.

As it relates to transient apartment use (short term rental), as noted herein, the underlying
zoning district of the subject property (RM-1) has expressly prohibited such use since 2010.
Notwithstanding, the Owner made an application for short term rentals in September of 2021.
It was not until the CU applications for short term rental use were denied on October 7, 2021,
that the Appellant raised questions about the previously approved suite hotel use. This was
almost 2 years after the original application for a CU and BTR for 8 residential apartment units
was filed.

In conclusion, the Appellant has failed to establish that the previous use of suite hotel was (i)
legally established and lawfully continued on the Property to the present, or (ii) never
abandoned. In fact, the 2019 CU and BTR application states exactly the opposite — that the
Property was changed to a residential apartment building. As such, the appeal should be
denied and the decision of the Planning Director should be affirmed. However, should the
Board decide to grant the appeal, the Board may, pursuant to Section 118-397(b), require
certain improvements that are necessary to ensure that the nonconforming use or building will
not have a negative impact on the neighborhood.

RECOMMENDATION
In view of the foregoing, staff recommends that the decision of the Planning Director be
AFFIRMED, and that the subject appeal be DENIED.
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Exhibit ‘CMB-A’
(limited to front page)

Plumbing Contractoy # 20061 Alex. Orr, jr. Inec.

Owri‘_er_}f}; r_}CKER.‘-!.AN Mailing Address Permit No. 22875

Lot & 30t-5 Block 79=4 Subdivision 4.TON EEACH Addrese - 1Bth St.

General Contractor STAR CONSTRUSTION GO, of Bond No. 3 —-/6 _ 0 9.05
Architect Manfred M, Ungara Engineer ‘5 l. 3 3

Zoning Regulations: Use 8. E. Lot Size 20 = 117

Building Size: Front ¢ Height 2k Stories 2

Certificate of Occupancy No. Use APARTMENT HOUSE - U4 units

Type of Construction #3 Foundation Spresd Faoting Roof Tlle Date July 2L,19L¢
Plumbing Contractor# 13397 Alex. Crr,ir Sewer Connection 1, Date July 21, 18Ug

Temporary Closet i
Weter Meter 1,

ki

Date Aug.16,1546

Mo, FIXTURES Electrical Contractor

FINAL APPROVED BY Woodmanses Date of Service

Water Closets 4 Bath Tubs . L Floor Drains
Lavatories U Showers Grease Traps 4 Elec. water heaters
Urinals Sinks¥ Drinking Fountains
Gas Stoves L Gas Heaters Rough Approved Date
Gas Radiators Gas Turn On Approved 0O'Neill -- Dec. 17, 1946
Septic Tank Contractor Tank Size Date
il Burner Contractor Tank Size Date
Sprinkler System
Electrical Contractor # 23004 Unity Electris So: Address Date 8ept.9,1946
Switch 20 Range Motors Fans Temporary Service i ? B/E/UE
OUTLETS Light 20 HEATERS Water RaTeel Tl
Receptacles Space Centers of Distribution 9
Refrigerators L Service equipment 1
Irons L Sign Outlets
20

12/12/46

- Alterations or Repairs—Over -
PLUMBING PERMIT # 20218 Alex.

Oyr, jr. Inc. 1 Floor drain - 2 safe waste drains - Sept.23,1946




Page 11 of 23
ZBA23-0146 — 1330 15™ Street
May 5, 2023

Exhibit ‘CMB-B’

Building Departmeant
City of Miami Beach
1700 Convention Center Drive, 2nd floor, Miami Beach, Florida 33139, (305) 673-7610, www.miamibeschfl.gov

TEMPORARY CERTIFICATE OF OCCUPANCY

Certificate Number: TCO1900421 Status: |zsued

Applied Date: 02082018 lzsued Daie: 03/04/2019 Expliration Date: 06032018

Site Address: 1330 15 5T Uimit N ismilser: Parcel Number: 0232330160200
Tenant: MOTUS LLC Property Owmner: NOTUS LLC ROTUS LLC

Occupancy Classification Code: R1

Numibes of Bullding Floor: Total Murmber of Units of the Bullding: 8
Residential/CommercialMized Use: Commercial
New or Substantial Improvemeant (YN): Mo Base Flood Elevation:

Florida Bullding Code Edition: Occupant Load:

Certificate description and specific conditions:

TCO - BC1B0854T — Units 101, 102, 103, 104, 201,202, 203,204,  Interior remodeling
of existing bullding. Conversson 1o sulte hoted. existing 4 units o new 8 units. PRIVATE
FROVIDER REV. & INSFIMTCI).

General terms and conditions of this certificate:

1. This Is to certify that the above noted structure or porton of the structure has been napected for compliance of
Flarida Bullding Code and the provision of the zoning ordinance 88-2685 of City of Miami Beach for the proposed
DCCUpancy and use.

2 As-built elevation cerificate shall be provided by the appheant for new construction, addibon or substantial
improvement, &nd is retained in the records of the Building Department. If the structure is dessgned for dry-flood
proofing, the tenant shall compdy with procedures and guidelines of the Flood Emergency Operation Plan and
install watertight shiedds over openings prior o & flood waming.

3 Any unauthorized additons, alterations or change in use of ths property will vold Centificate of Occupancy.

4. The tenant shall obtain & final Cerificate of Oecupancy prior to expiration date of this cedtificate.

A Certificate of Occupancy is hereby granted to use said building for the purpose described abowve,
subject to any condition(s) detailed in this document.

q)d-:f;"’é e WE2018

Ana M. Sakgueiro Date
Building Official

Thiz Cantificate of Completion s valid only If there [z an ISSLED status and & Bulloing Officisl Signafure.
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—

Building Department
City of Miami Beach

Exhibit ‘CMB-C’

Convention Center Drive, 2nd floor, Miami Beach, Florida 33138, (305) 873-7€10, www.miamibeachfl.gov

CERTIFICATE OF OCCUPANCY

Certificate Number: CO19-1320 Status: Issued

Applied Date: 05/14/2019 Issued Date: 05/14/2019

Site Address: 1330 15 ST Unit Number: Parcel Number: 0232330180200
Tenant: Property Owner: NOTUS LLC NOTUS LLC

Occupancy Classification Code: R1

Number of Building Floor: Total Number of Units of the Building: 8

Residential/Commercial/Mixed Use: Commercial

New or Substantial Improvement (Y/N): No Base Flood Elevation:

Florida Building Code Edition: Occupant Load:

Certificate description and specific conditions:

CO - BC1808547 — Units 101-103, 201-204/ Interior remodeling of existing building. units 101-103 and 201-204,
conversion to suite hotel. existing 4 units to new 8 units.

General terms and conditions of this certificate:

1. This is to centify that the above noted structure or portion of the structure has been inspected for compliance of
Florida Building Code and the provision of the zoning ordinance 88-2665 of City of Miami Beach for the proposed
occupancy and use

2. As-built elevation certificate shall be provided by the applicant for new construction, addition or substantial
improvement, and is retained in the records of the Building Department. If the structure is designed for dry-flood
proofing, the tenant shall comply with procedures and guidelines of the Flood Emergency Operation Plan and
install watertight shields over openings prior to a flood warning.

3. Any unauthorized additions, aiterations or change in use of this property will void Certificate of Occupancy.

A Certificate of Occupancy is hereby granted to use said building for the purpose described above,
subject to any condition(s) detailed in this document.

*r/'“ ,/_ 2e Ly acirn 5/14/2019
Ana M. Salgueiro Date
Bl Ol

This Certificate of Completion i valid only if there iz an ISSUED status and a Building Official Signature.
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Exhibit ‘CMB-D’
CITY OF MIAMI BEACH »
CERTIFICATE OF USE, ANNUAL FIRE FEE, AND BUSINESS TAX RECEIPT
o 1700 Convention Center Drive o
Miami Beach, Florida 33139-1819 -

TRADE NAME: NOTUS LLC LICENSE NUMBER: BTR005837-01-2019

= MIAMIBEAG

TRADE ADDRESS: 1330 15 St

A penalty is imposed for failure to keep this Business Tax Receipt Code
exhibited conspicuously at your place of business. 95009500

A Business Tax Receipt issued under this article does not waive or
supersede other City laws, does not constitute City approval of a
particular business activity and does not excuse the licensee from all
other laws applicable to the licensee's business.

Business Type
HOTELS (SMOKE DETECTOR)

Hotel: #Rooms 8

This Receipt may be transferred:

A. Within 30 days of a bonafide sale, otherwise a complete annual
payment is due.

B. To ancther location within the City if proper approvals and the
Additional Information

Storage Locations
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Exhibit ‘CMB-E’

Miami 11/27/2019

! Matteo Soldatini declare that the property Notus llc 1330 157 street on 11/14/2019 was sold.
I would need to have the BTR and the Resort Taxes cancelled.

-8TR 005837-01-2019
‘RESORT TAXES 2159811

Thank you in advance for your help.
'i
Best, h

.

IV

MATTEQ SOLDATINI
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Exhibit ‘CMB-F’
(1 of 2)

—

BIK covvoi= 2-269 ) RCPC Jera- CE¥OOY

Nesww Plan Number: Amount of Fee Due: $45.00 Application Fee
Last ity License #for This Address: Make Check Payable to; CITY OF MLAMI BEACH
City of Miami Beach
Cortficate of Usa (CU), Annual Firg Inspaction Fee 4 Business Tax
Application

This apphcation & (0 T pouwr Businsss fae racaisd. Doaol soorale e Dusiness uwat! tha Cerifizara of Lise snd the Busiress Tax Racapl
B il
Thapigee ofbusiiess mus! be scavabie o sl gaocions

Typa ol Application:

_ Mew Business /Enn"ne of Qwher Adeng Seats  __ Adoitional Qecupaton  _ Change of Location
Application Checklist
Fadaral 10 Mo __Fizktious Name Registraton _ LeaseDeed Cosing Slalement
Artcles ol Inc [(fapphaabla) _SwatelLicansa appicable) — Crand Aneuad Fae F e (nan- ned ndable
_ Bilal Sale _ Ingurance
Does the Application nvobkee: Changs of Liss Ranpwation |Provide Certificsie of Ocoupancy Process Number,

A Changealiliesa may Jenarets samtoial bulkting &1 0fine cods ra quiemants as aopkod tonew consfrochon
A valid Carfificateaf Qocupanoy s raguirnd bafane o acoupaiios! ioemne can be fssued

Ik the Business ope or more of ibe Tollewing iypes:

Apartmant Bulldng CondDmnidm Habal Restaurant __Bakery
__Ka Cream Panos __Deicalensen __Mighisluls Darang/en etanment _Fea Estaw
__Hair Salan Herna Baged Buginaes "~ Haakh clut __Promater ".":I:l
Escort Sendice __Janiarial Serdce Mdail Oroar ~ Pre-Package Food Klatar Soaote:
Relail Alcchol Sales __Trawvel |sales) __Mgbig Calerer  __ Alcobol: Beversge Eslsblshmend

_Aesch Front Corcassion Maching Distrbutar

B the Business ong ol the fellowing types,

Aduilt Corge Liv Fecility __Day Cane Mursing Home __Reigious Instituson__Scncal

Parong Lot 1 Garage Chutdios Efbertainment __CpenAirEnteriainment _Fawnshop __Wamnouse
_Video Game Arcade Gasaline Sales Raataurant __ Aeanale Bavarge Establishman

~s .

Flusiness MNama fﬁfp -5?,}&7{ ZZ(” Apolcation Dale f-"’/‘/g-’{’z‘?‘?
P ﬁ _;.fr” P 2icioni Bewod FL55/39 e om
Tyoe of Bugiress (e very apeciiic] Bh?d' — '/;3"‘( Hawrs ol Operaton
Hours Serving Algahal HPT \;? "

HName ol Qwner { Presisent J'ff"k'--'ﬂ'| ""é“"-'l ?’éﬂfﬂ""’-’ﬁuw aof Birth f,ﬂ?:‘fff‘?‘?? I:ILI-"IS‘:'.;I',:I|I - e Jﬁ:};-lf_?_‘p
relid o FY¥-F37 Fo63 56955 - Vfﬁ':—-,y‘q;‘aj

Home iddmss, @W 3‘;"?' ’*’"{ Q/f ;"24-\ D-‘rmum Stale A& Zip, Esp "fnﬁ

M Phone éé '? ﬂ) Busme-aal"none df
<1 f‘rﬁx#awp_“-/ff /ai b - caﬂg"}

I Fhong

Email Address

Some s ﬁ-g{-xg Sppitess [g’/ijﬁé’é’—fé"w

Sand Business Mailts Atantion of, — Barsiness Fhong
Addrass . 8 Sale

Kameol Emangeney Gonlac) ﬂﬂ""’ g "y -'-_//{'G"f? 7 v .Ph‘-'"f_; 'é é:/:) Feo ~£5 7R

FORRRS OCC-T Hew. 01114
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Exhibit ‘CMB-F’
(2 of 2)

Is the Business a:

Hotel o Apartment? If yes, how many unils? 53 # of washersidryers (if pawned) |

Resinurant?  How many Seals insice? How mary seats outsida? (privade propesty only)
P ihere will be seats outside on public propery (sidewslk), then a Sidewslk Café Pemil 13 reguired.
Heurs of Acohol Sales (Zaning Review for # of chairs)

Office or Retall Establishrment? If yea, approximate sq. fi.
If sy, what is the invenlory value?  Ganeral § Food § Liguors,

Hair ar Nail Salon™ H yes, numiber of seats

Motor Scooter Rentals? If yes, number of scoolers

£ Miami-Dade County Business Tax Receipt is also required. See "Miami Dade County Business Tax for mors infarmation.”
Contact the Planning Depariment for a Sign Parmit which is required for gl signage.

Ay person wha, in applying for & buskness license in the ity of Miami Beach, who shall make 2 false statement andior feil 1o disclose andlar
misrepreserd tha information requested shall be subjed 1o penalties authorzed by City Cotde Section 102.375

I UNDERSTAND THAT IT IS MY RESPONSIBILITY TO FOLLOW-UP ON THE APPROVAL PROCESS FOR THIS APPLICATION, TO
FOLLOW-LIP PLEASE CALL 305-673-7420 FOR FURTHER INSTRUCTIONS AMDIOR STATUS,

| HAVE READ THIS APPLICATION AND | DO FREELY AND VOLUNTARILY CONFIRM THAT THE STATEMEMNTS AND INFORMATION
CONTAINED THEREIN ARE TRUE AND CORRECT,

n-}\-, Th e 1
higteeDaged = See  hilnn

Official Use Onlby: Review by the following Departments may be sequired: ,
Planning & Zoning  Required? _yes __no By Date___ Commants,
| Conewsrency Required? __yes __no By Crate Camments -

Buiding Required? _yes _ no By Date_ Commenls
Fire Regered? _ yes _ no By «Dabe__- .. Comments,
Farking Required? __yes _ no By Diate . Comments
Risk Management Required? _yes __ no By . Dipte Somments
Pubilic Works Required? __yes ___no By Dt Comemants,
Finance Raguired? __yes o By Dale Comments
Code Raquired? __yes __ no By Dl Comments,
Hotes/Comments S_—

FORM: OCC-1 Rew. 10012104
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Exhibit ‘CMB-G’
‘BLPL Description’

T

APT BUILDING 8 UNITS - LOCATED 1330 15TH STREET.
PREVIOUS BTR- BTR0O05837-01-2018

W ok ) Canesl

‘BLPL Approvals’

Address 133C

je Plan BLPL2019.

Workflow Details Guunchiop P Rekesh ISeasn dphcon v | Jow M) Camcel Q) CeoRues 1
—_——
o Name | BTR/Manning Queve | Description | BTR/Planning Queue ®a
Status Pass ) Action Priority Order |0 Sort Order |0
4 ( Department Review v. [ Received Date  12/27/2019 - Due Date  12/27/2019 ®  Complete Date  12/30/2019 -
{® BTR/Planning Queue || Needs Resubmit || Completed /| Auto Receive.
T2 ltem Review |/ Note.
Drag a column header and drop it here to group by that columna
> [%)] Review Code Escobar, Sivia - | (@) Pass - 2 1272772010 12272019 = £ 12/30/2019 = @ o 43 () Approved. This contact ha ..
& \wlanq Review Building - Plans Examiners Chamoun, Gabi - (G Pass - 8 1212772019 01/17/2020 (m £ 12/20/2019 = Qo 2 [21] OK per C019-1320
4 Planning Department Review  Planning Williams, Stever ~ &) Pass - @ 1272772010 01/03/2020 'm ) 12/30/2010 ® @0 2 () Residentil Apartment Bui .
* innmvuﬁm Finance Roman, Pablo  ~ (G} Pass - 2 1272772019 01/06/2020 % () 12/30/2019 ® 1 aE
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Exhibit ‘CMB-H’

CITY OF MIAMI BEACH
CERTIFICATE OF USE, ANNUAL FIRE FEE, AND BUSINESS TAX RECEIPT

1700 Convention Center Drive
Miami Beach, Florida 33139-1819

TRADE NAME: 1330 15TH STREET LLC LICENSE NUMBER:  BTR008501-12-2019
DBA: Beginning: 05/19/2020

IN CARE OF: Expires: 09/30/2020
ADDRESS: 1330 15 St Parcel No: 0232330160200

MIAMI BEACH, FL -331392249
TRADE ADDRESS: 1330 15 St

A pgnplty is lmp_oud for failure to keep this Eusmss Tax Receipt Code Business Type
exhibited conspicuously at your place of business.
95000000 APARTMENT ROOMS
A Business Tax Receipt issued under this article does not waive or 95700000 Apartment buildings (rental), not including kitchens
supersede other City laws, does not constitute City approval of 8 and bathrooms
particular business activity and does not excuse the licensee from all -
other laws appli le to the li ‘s b . Apartment Bldgs Rental # Units 8
This Receipt may be transferred

A Within 30 days of a bonsfide ssle, otherwise 8 complete snnual
payment is due,

B. To another location within the City if proper approvals and the

Receipt are obtasined prior to opening of the new location.
Additional Information

Storage Locations

FROM: CITY OF MIAMI BEACH
1700 CONVENTION CENTER DRIVE
PRESORTED
MIAMI BEACH, FL 33139-1819 FIRST CLASS
U.S. POSTAGE
PAID
MIAMI BEACH, FL
PERMIT No 1525
1330 15TH STREET LLC
1504 Bay Rd #720

MIAMI BEACH, FL 33139
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Exhibit ‘CMB-I’
(1 of 3)

-
06/17,/2022 3

Gabriel Fri O

Michael; ® Mooney, Thomas
Retention Policy 2 Year Permanent Delete
Follow up. Start by Friday, June 17
You replied to this message on 06/1
This message is part of a tracked conver

Ricardo —
Both the BTR and RTX are created based on the State License, which is for an Apariment Building. It was setup on 0571972020 and they owe the month of April 2022,

Thank you,

HALEEY BESHEARS, SECRETARY
O DESAMTES. GOWVERMOS EY BEGHEARS, S

STATE OF FLORIDA
DEPARTMENT OF BUSIKESS AND PROFESSIONAL REGULATION
DEVESION OF HOTELS AND RESTAURANTS =~

m {
TAETISIST | WeR, OF UsITS: B ]
e

Exsrason date OCT 1 F20

1330 15TH STREET LLC
1330 14TH STREET LLC.

13005 14 6T

AN BEACH FLIA1TG

aED IR MSPLAY A% RECARRED BY LAW RS L.
{ o
|
R 1330 15TH STREET LLC Pencing Balance $700.00
1 Doc Type Pasiod Doc Mo Period Date Duse Date At Qwed
] Tax Retun 202204 0 43002022 05202002 700.00
€
[}
]

BEACH

Basha Gonzalex, Cusfomer Sarvce Jlanager
FINANCE DEFARTMENT

1755 Mendan Ave, Sute 100, Miami Beach, FL 33139
Tel: I05573.7420 | wiww mlgmbegeh gow

W are commitad fo peviding vosbent Gubie Sanvne and safiely fo al WO M, WO snd pley In o Karnt toalcal, RISAZ CommunEy:
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Exhibit ‘CMB-I’
20f3

15th Street

- . Re Reply 4ll — Forward
onoso, Gabriel -
. i 06/17/2

022

This message is part of a tracked conversation. Click here to find all related messages or to open the original flagged message.

The type of Resort tax regarding Rental & determined by the Use_ |n the case of Long berm rentals ke apartrments, they are set up with an Annual account.
In the case for Shart term, its set up as a monthly account.
HotelMotel is a monthly account.
Businges Account
Aecount Mo 2302201 Business Name: 1330 15TH 5TREET LLC 1
Stale Lic. Type: Aparimont Busn. Address 1: 1330 15TH 5T I
Business Type: Comporation (Adicles B Ackdress 2 i
Business_Kind: APARTMENT Business City: ~ MIAM| BEACH 1
Sales Tax Aoct: Business Stale:  FL I
Fsbernd_B: BA-3ITROGI Bumiress Jp| 33139 1
Account_Typa: 7 Satum. A Business Phone: 8186671975 |
Sat_Dabe: 124052019 Company Hase: 1330 15TH STREET LLC I
Regist. Paid Date: 05/ 19072020 Seatirg City: 1
Regstration_Fees: 2% 00 Fiooms (ry: B i
Tormination_Daie: o-Mall Address:  athangavel &4 akshm-capt i
Tormination Reason: !
1
Business Acoount
Accourd Moo 2150811 Business Mame: HOTUS LLC

Qate Lic. Type: IVISKON OF HOTELS  Busn, Address 1: 1330 15TH 5T

Businoss Type: Comporation (Articles Bumn, Address 7

Business_Kind: HOTEL / MOTEL Business City:  MIAM| BEACH

Salos Tax Acct Fuminoss Sabe:  Fl

Federal_|D: AB-MTRATI Business Zip: nm
Acesund_Type: M Status: | Business Phone: 7H6-536-2106
Sarl_[abe: 021972019 Company Mams: HOTUS LLC

Regst, Paid Date:  02/19/2019 Seating Oty

Registration_Fees: 7500 Rooms Giy: 8

Temination_Date: 1171472013 e-bnil Address:  infofredgraup estale

Termination Feason:  fumners cloped — See aflached

\\BEACH

Gabrial DOno80, Foeecies eyt 47
Fisins Dapi
il Gosvarson Cantar Gras
M Baich, FL 33139

Tk {305} 8732447
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Exhibit ‘CMB-I’
(3 of 3)

{51330

Thu ( 22

You replied to this me
is part of a tracked conversation ck here to find all related messages or to open the original flagged message.

Hello they started to file in February 2022 but he went back on taxes collected from 2020 that the business collected but never submitted.

Hope this helps

MIAMIBEACH

Gabriel Donoso, Financisl Analyst il
Finance Department

1700 Convention Center Drive

Miami Beach, FL 33139

Tel: (305) 673-7447

We are committed to providing excellent public service and safety to all who live, work and play in our vibrant, fropical, historic community.
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Exhibit ‘CMB-J’
(1 of 2)
CITY OF MIAMI BEACH
CERTIFICATE OF USE, ANNUAL FIRE FEE, AND BUSINESS TAX RECEIPT
1700 Convention Center Drive
Miami Beach, Florida 33139-1819

TRADE MAME: 1330 15TH STREET LLC LICENSE WUMBER: BTRDD8501-12-2019
DBA: Beginning:  12/22/2020
IN CARE OF: Expires: 09302021
ADDRESS: 133015 St Parcel Mo: 0232330160200

MIAMI BEACH, FL -331352249
RADE ADDRESS: 133015 5t

A penalty is imposed for failure to keep this Business Tax Receipt Code Busi Type

exhibited conspicucusly at your place of business. 95000800 APARIT| EMSESNT ROOMS

A Business Tax Receipt issued under this article does not waive or 95700000 Apartment buildings {rental), not including kitchens
supersaede other City laws, does not constitute City approval of a and bathrooms

particular business activity and does not excuse the licensee from all - —
other laws applicable to the lcensse’s business. Apartmant Slige Rental: 2 Units g
This Receipt may be transferred:
A Within 30 days of a bonafide sale, otherwise a complete annual
payment is due.
B. To another location within the City if proper approvals and the
Additional Infermation
Storage Locations
FROM: CITY OF MIAMI BEACH
1700 CONVENTION CENTER DRIVE
PRESORTED
MiAMI BEACH, FL 33139-1819 FIRST CLASS
U5, POSTAGE
PAID
MiaMI BEACH, FL
PERMIT No 1525

1330 15TH STREET LLC

1330155t
MIAMI BEACH, FL -331352249
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Exhibit ‘CMB-J’
(2 of 2)

P Manage License BTR008501-12-2019

License Details

[ALsunchApe @ Refiesh ) Search  {lyfcion + ) Gea Rules 1

\/ ———

Susiness Name 3] 1330 18T STREET LiC

o= | | &
License Type  Business License a2 Districk |RM-1 h Application/Renaval Date  12/27/2019 =
Gassifcaton &R a 1ssued By | Williams, Taneya = IssusdDate 1242272020 .
Status Expired v Accaurt Number (| | A% Expistion Date | 03/30/2021 "
Description | Renawsls Apartment Building & Units/15 Reoms // 1330 15th Stres | [ Linked Account Balance |$0.00 2 Last Renevial Date | 07/27/2021 "
Licsnss Yaar a Outstanding Fesz | 50.00
P Parcels(1) £} Addresses (1) Zones ) Contacts(1) |,7Notes(1} mmFess(4) | =jBusinessTypes(2) @§Activities () InspectionCases (@ Holds

(41 Fess (1) Deleted Fees (1 Voided Fess

Total: $146.00  $0.00

[#] aze

Fee Name Input Value | Computed Amount Credit Amount Status Manually Added  Fee Order | Invoice Y Notes Adjustment Reason
> | oce. Code 95000900 Fee w 0.00 s42.00 50,00 PaidIn Full (5 00249927 | APARTMENT RODMS e & a
Oce. Code 95000900 Fes 53 .00, 542,00 50.00 Paid In Full [5 00242765 | APARTMENT ROOMS [ 3 |cOvID-19 Renew Spit: Fas adjustad by 50% | [
Residential Occupancies - Apartment Suildings | (& .00/ 530,00 50,00 Paid InFull (25 00242768 | Fire Annual Inspection Fee: Residential Occup: [B (3 COVID-15 Renew Split: Fee adjusted by 50% | & /)
Residential Occupancies - Apartment Buildings | (& 0.00 530,00 50,00 Paid InFull (L5 00249927 | Fire Annual Inspection Fee: Residential Occup (& [EFE)




