


























 
Architecture – Interiors – Construction Management 

Lic.#AA26002467 

333 SE 2nd Avenue, Suite 2066.  Miami, FL 33131       
Tel: 786-218-5335                 www.castellanosdesign.com 

 

 
VIA HAND DELIVERY 
 
The Chairperson and Members of the      April 5, 2016 
Miami Beach Historic Preservation Board 
City of Miami Beach Planning Department  
1700 Convention Center Drive, 2nd Floor 
Miami Beach, Florida 33139 
   

Re:  Euclid Depot LP, 1560 (1556/1560) & 1570 Euclid Ave,  
            Miami Beach (the “Property”) 

        Application for Certificate of Applications for New Construction and  
        Variances (“Application”)  
 
Dear Chairperson and Members of the Historic Preservation Board: 
 
 Our firm represents the Euclid Depot LP (the “Applicant”) in connection with land use and 
zoning matters relating to the Property.  Please accept this Application, on behalf of the Applicant, for a 
Certificate of Appropriateness for design and demolition (“COA”) and variances to construct a new 
addition to the project as the Euclid Depot (the “Project”). 
 
 I.  The Property 
 
 The two contiguous properties (1560 & 1570 Euclid Avenue) are located in the Flamingo Park 
Historic District and designated Residential Multifamily, Low Intensity District (“RM-1”) on the City of 
Miami Beach Official Zoning Map.  
1560 Euclid Avenue - Main Building at street 
The main building at the street was originally constructed in 1930 and the architect was V.H. 
Nellenbogen. The two story building is a apartment building with five (5) apartments.  The ground floor 
is a three bedroom/two bathroom unit.  The second floor has four (4) units which are one bedroom/one 
bathroom units.   
1556 Euclid Avenue – Rear Structure 
In 1939 a separate two-story structure was built at the rear as a contributing structure.  This building was 
a four (4) unit apartment house by Architect M.J. Nadel. The building is under Miami Beach Historic ID 
14198.  The building accommodates four (4) two bedroom/one bathroom units – two per floor.   
1570 Euclid Avenue  
In 1936 this two-story structure was known as the Yorkshire Apartments. The architect was T. Hunter 
Henderson.  No plans were found for this building.  The building is under Miami Beach Historic ID 
14201.  The building consists of four units.  Each floor accommodates two bedroom/two bathrooms.  
There is an approximate 400 s.f. storage structure at the rear of the property and is currently used as a 
washer/dryer room.   
 
The building Copies of the buildings cards and photographs of the Property are enclosed. 
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II. The Project 
 

 The client shall obtain a Covenant in Lieu of Unity of Title for the 1560 & 1570 Euclid Avenue.   
 

As shown in the enclosed plans, Applicant will preserve and restore the existing historic at 
1556/1560 Euclid Avenue.   

 
1570 Euclid, this existing historic structure “Building A” will be preserved and restored to the 

current design with providing the facades with new exterior finishes (painting) selected with the 
Planning and Zoning Department for acceptance.  In addition with the upgrades, the client will remove 
all the existing “through-the-window” & “through-the-wall” air conditioners.  Replacing the system with 
an energy efficient duct-less air conditioner.  This will assist to return the existing façades to their 
original appearance.  Replacement of the existing windows and doors will be proposed in the project.    

 
1570 Euclid shall also include the project of a new construction Building “B” that is six units on 

three floors of the following: (i) Ground floor Entry, vertical circulation, trash room with two (2) two 
bedroom/one bathroom units; (ii) on the second and third floors, two (2) two-bedroom/one-bathroom 
units per floor for a total of four (4) new units; (iii) a rooftop terrace is being requested as a deck.  The 
completed Project will contain six (s) new apartment units.  
 
 
 III. Request for Certificate of Appropriateness  
 
 The Applicant is applying for a COA in order to improve the Property at 1570 with a new 
structure with six (6) new apartments for rent on Building B and while maintaining the existing five (5) 
units to Building A.  1560/1556 will remain with the same unit count at four (4) at 1560 & existing four 
(4) at 1556 Euclid.  The Applicant and his architect have consulted with Planning Staff to arrive at an 
appropriate design that is sensitive to the historic preservation considerations these buildings warrant. 
The New Building “B” at 1570 Euclid is located at the West of the existing Building “A” historic 
structure.  There is no alley and the new building will not be visible based from the Line of Sight.  
Building “B” will be at the rear of the property.  The New Building “B” structure will align with the 
existing South adjacent structure rear setback.  Applicant is also installing a new central – ductless 
system to omit the “thru-the-wall” and “thru-the-window” air-conditioning systems seen from the Euclid 
Avenue to the existing building.   The existing buildings will also receive new paint as required by the 
Miami Beach Planning and Zoning Board along with replacement of doors and windows. 
  
 

IV. Compliance with COA Criteria  
 

In accordance with Section 118-564 of the Code, the Application complies with the criteria for 
issuance of a COA. The proposed physical improvements are designed to be compatible with the 
surrounding properties.  The area immediately around the Property, including across Euclid Avenue 
contains a mix of uses, including condominium, apartment and surface parking. Additionally, the area is 
generally characterized by a mix of two (2), three (3) and (4) four-story structures.  
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The design, scale and massing of the New Building “B” separate addition to the Property is 
appropriate to the size of the lot and compatible with the surrounding properties.  
 

V.  Request for Variances  
 

The Applicant is requesting the following variances: 
 

1. A variance for the Rear Setback.  
 

New Building “B” Separate Addition: The completed Project will contain a new structure 
at the rear Setback.  The request is to reduce the rear setback to 5’-0” of the rear property 
line. 
 
Hardship for Request:  The existing structures at the site provide ample size set backs at 
the front and rear.  The proposed structure at the rear that will act as new apartments 
within a limited area.  The request for the Rear Setback Variance is to align the adjacent 
property structures along the rear and allow the appropriate design of the apartments. 

 
 
 

VI. Conclusion 
 

The Applicant is requesting a COA and variances to develop the Property as beautiful private 
residences while at the same time preserving the existing Historic building. Based on the foregoing, we 
respectfully request your favorable consideration of this Application.  
 

Sincerely, 
 
 
 
 
Wesley Art Castellanos, Registered Architect  

 
Cc:  Paul Heule, Euclid Depot, LP 
        Mike Karel, Euclid Depot, LP 

 



Property Information

Folio: 02-3234-002-1110

Property Address: 1560 EUCLID AVE 
Miami Beach, FL  33139-3524

Owner EUCLID DEPOT LP
C/O LINDSAY VANDENBERG

Mailing Address 231 W FULTON ST 
GRAND RAPIDS, MI 49503 USA

Primary Zone 3900 MULTI-FAMILY - 38-62 U/A

Primary Land Use 0303 MULTIFAMILY 10 UNITS PLUS
: MULTIFAMILY 3 OR MORE UNITS

Beds / Baths / Half 10 / 10 / 0

Floors 2

Living Units 10

Actual Area Sq.Ft

Living Area Sq.Ft

Adjusted Area 6,494 Sq.Ft

Lot Size 7,500 Sq.Ft

Year Built 1930

Assessment Information

Year 2015 2014 2013

Land Value $862,500 $862,500 $862,500

Building Value $202,500 $1,000 $87,500

XF Value $0 $0 $0

Market Value $1,065,000 $863,500 $950,000

Assessed Value $949,668 $863,335 $784,850

Benefits Information

Benefit Type 2015 2014 2013

Non-Homestead Cap Assessment Reduction $115,332 $165 $165,150

Note: Not all benefits are applicable to all Taxable Values (i.e. County, School
Board, City, Regional).

Short Legal Description

LINCOLN SUB PB 9-69
LOT 8 BLK 61
LOT SIZE 50.000 X 150
OR 14233-344 0889 4
COC 23906-1417 10 2005 2

Taxable Value Information

 2015 2014 2013

County

Exemption Value $0 $0 $0

Taxable Value $949,668 $863,335 $784,850

School Board

Exemption Value $0 $0 $0

Taxable Value $1,065,000 $863,500 $950,000

City

Exemption Value $0 $0 $0

Taxable Value $949,668 $863,335 $784,850

Regional

Exemption Value $0 $0 $0

Taxable Value $949,668 $863,335 $784,850

Sales Information

Previous
Sale Price

OR
Book-
Page

Qualification Description

11/24/2015 $4,550,000 29873-
0593

Qual on DOS, multi-parcel sale

03/16/2011 $2,500,000 27620-
0723

Qual on DOS, multi-parcel sale

10/01/2005 $1,800,000 23906-
1417

Deeds that include more than one parcel

08/01/1989 $0 00000-
00000

Sales which are disqualified as a result of
examination of the deed

Summary Report
Generated On : 4/6/2016

The Office of the Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser
and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

2015 Aerial Photography  200ft

http://www.miamidade.gov/info/disclaimer.asp
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Property Information

Folio: 02-3234-002-1120

Property Address: 1570 EUCLID AVE 
Miami Beach, FL  33139-3523

Owner EUCLID DEPOT LP
C/O LINDSAY VANDENBERG

Mailing Address 231 W FULTON ST 
GRAND RAPIDS, MI 49503 USA

Primary Zone 3900 MULTI-FAMILY - 38-62 U/A

Primary Land Use 0803 MULTIFAMILY 2-9 UNITS :
MULTIFAMILY 3 OR MORE UNITS

Beds / Baths / Half 8 / 8 / 0

Floors 2

Living Units 4

Actual Area Sq.Ft

Living Area Sq.Ft

Adjusted Area 4,410 Sq.Ft

Lot Size 7,500 Sq.Ft

Year Built 1940

Assessment Information

Year 2015 2014 2013

Land Value $862,500 $733,125 $862,500

Building Value $239,436 $233,830 $1,000

XF Value $11,182 $11,304 $0

Market Value $1,113,118 $978,259 $863,500

Assessed Value $949,668 $863,335 $784,850

Benefits Information

Benefit Type 2015 2014 2013

Non-Homestead Cap Assessment Reduction $163,450 $114,924 $78,650

Note: Not all benefits are applicable to all Taxable Values (i.e. County, School
Board, City, Regional).

Short Legal Description

34 53 42

LINCOLN SUB PB 9-69

LOT 9 BLK 61

LOT SIZE 50.000 X 150

OR 14830-1603 0890 4

COC 23906-1419 10 2005 1

Taxable Value Information

 2015 2014 2013

County

Exemption Value $0 $0 $0

Taxable Value $949,668 $863,335 $784,850

School Board

Exemption Value $0 $0 $0

Taxable Value $1,113,118 $978,259 $863,500

City

Exemption Value $0 $0 $0

Taxable Value $949,668 $863,335 $784,850

Regional

Exemption Value $0 $0 $0

Taxable Value $949,668 $863,335 $784,850

Sales Information

Previous
Sale Price

OR
Book-
Page

Qualification Description

11/24/2015 $4,550,000 29873-
0593

Qual on DOS, multi-parcel sale

03/16/2011 $2,500,000 27620-
0723

Qual on DOS, multi-parcel sale

10/01/2005 $850,000 23906-
1419

Sales which are qualified

08/01/1990 $0 14830-
1603

Sales which are disqualified as a result of
examination of the deed

Summary Report
Generated On : 4/6/2016

The Office of the Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information on record. The Property Appraiser
and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

2015 Aerial Photography  200ft

http://www.miamidade.gov/info/disclaimer.asp


Version:
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THE PLANNING DEPARTMENT HAS STRIVED TO PROVIDE AS ACCURATE A MAP AS POSSIBLE, HOWEVER, THIS MAP IS NOT TO BE CONSTRUED AS A SURVEY INSTRUMENT.  THE CITY OF MIAMI BEACH MAKES NO REPRESENTATIONS OR WARRANTIES, NOR ASSUMES ANY LIABILITY, ARISING FROM THE USE OF THIS MAP. FOR AN OFFICIAL ZONING DETERMINATION, PLEASE CONTACT THE PLANNING DEPARTMENT. 
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OFFIC
IAL ZONING MAP

MIAMI BEACH
• FLORIDA •
INCORPORATED 1915

OF THE
CITY OF

ADOPTED 21ST DAY OF SEPTEMBER, 1989
EFFECTIVE 1ST DAY OF OCTOBER, 1989

AS AMENDED
DATE OF LAST REVISION DECEMBER 12, 2012

neighborhood commercial

ZONING DISTRICTS
RS-1 Single family residential
RS-2 Single family residential
RS-3 Single family residential
RS-4 Single family residential
TH Townhome residential
RM-1 Residential multifamily, low intensity
RM-2 Residential multifamily, medium intensity
RM-3 Residential multifamily, high intensity
CD-1 Commercial, low intensity
CD-2 Commercial, medium intensity

CD-3 Commercial, high intensity
I-1 Urban light industrial
MXE Mixed use entertainment
HD Hospital district
MR Marine recreational
GU Civic and government use
CCC Convention center district
RM-PRD Multifamily, planned residential development district
RM-PRD-2 Multifamily, planned residential development district
WD-1 Waterway district

WD-2 Waterway district
RO Residential office
GC Golf course
RPS-1 Residential performance standard, medium-low density
RPS-2 Residential performance standard, medium density
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RPS-4 Residential performance standard, high denisty
CPS-1 Commercial performance standard, limited mixed use
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CPS-4 Commercial performance standard, intensive phased bayside
RMPS-1 Residental mixed use performance standard
SPE Special public facilites educational district
TC-1 North Beach Town Center core
TC-2 North Beach Town Center mixed use
TC-3 North Beach Town Center residential/office
TC-3(c) North Beach Town Center residential/office with conditional

FOR AN OFFICIAL ZONING DETERMINATION
PLEASE CONTACT THE PLANNING DEPARTMENT
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