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JANUARY, 2019 AGENDA

sheet no.

C-0.2
Architect’s Letter of Intent

September 24th, 2018

City of Miami Beach
Planning Department, second floor
1700 Convention Center Drive
Miami Beach, Florida 33139

Re: Proposed second floor addition to existing residence designed and constructed in 20Re: Proposed second floor addition to existing residence designed and constructed in 2011 located at 2324 
North Bay Road. Design Review Board.

Members of the Design Review Board,

In 20In 2011 we designed a single-family residence which was constructed at 2324 North Bay Road in Miami 
Beach. At the time the residence was designed, and then subsequently approved by the DRB, the zoning 
code for the City of Miami Beach as it pertains to single family residences was different that it is today. This 
residence was always designed with consideration of a future addition to accommodate an expanding family. 
The south side of the residence was designed as a two-story structure, while the north side was designed as 
a one-story structure with the knowledge that a second floor would eventually be constructed over it to 
accommodate additional childrenaccommodate additional children’s bedrooms for a future family. The entire one-story structure was designed 
to accommodate two stories from the very beginning.

The addition over the north side of the residence does not affect the lot coverage of the existing residence. 
What has changed during that time was how lot coverage is calculated. The code now states that any 
exterior area facing the front or the rear that has three contiguous walls must be counted as lot coverage, 
even if it’s open air. Due to this code change the existing lot coverage would now be calculated at 33.9%. 
This area will not change, as the proposed addition goes directly over the existing first floor which has 
already been taken into consideration when calculating the lot coverage using today’s approved methods. 
The lot coverage will not change at all with the new proposed addition, as it will remain the same.The lot coverage will not change at all with the new proposed addition, as it will remain the same.

The unit size has increased. Before the proposed addition, the unit size was 37% of the lot size. With the 
proposed new addition, the unit size increases to 48.2% of the lot size. This percentage is less than the 
maximum 50% allowed.

The height of the residence from the finished first floor to the top of the roof remains at 26’-4” and will not 
increase. The finished floor is at +8.0’ NGVD. There is no addition to the first floor, only the second floor will 
be added on to. Since today’s code requires FEMA Base Flood plus 1’, the actual height in today’s code 
would be 25’-4”. At FEMA plus 5’, with a 24’ roof height, the allowable roof would be at a 29’-0” height, which 
would be substantially higher than the roof as it currently exists.

The front and rear yard requirements for pervious area remains the same, as no work is being done to them. The front and rear yard requirements for pervious area remains the same, as no work is being done to them. 
The existing pervious areas are fully compliant with today’s code. We have included the originally approved 
landscape plans for this project which was constructed. Nothing will change with the landscaping, and it will 
remain the same. 

The one waiver we are requesting is the first floor to second floor ratio. By code, one is allowed a 70% ratio 
that if exceeded, a waiver from the DRB must be obtained. Because we must count two story spaces now, 
and because this was designed in a semi “upside-down” residence theme, the new second to first floor ratio 
is 97.4%. We have provided renderings to show that the front of the residence has very wide open spaces 
and a courtyard, and there is good movement in the design of the architecture which we feel make this 
design palatable. 

WWe are looking forward to presenting this project with the goal of obtaining the one waiver approval we need 
from the DRB.

Sincerely,

Ralph Choeff, President
Choeff Levy Fischman PA

Architect’s Letter of Intent

2324 North Bay Road
Miami Beach, Florida 33140

www.clfarchitects.com
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RESIDENCE 2

RESIDENCE 5

RESIDENCE 6

RESIDENCE 1

RESIDENCE 4

Site (2324 north bay rd.)
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aerial photograph of property and sorrounding properties
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JANUARY, 2019 AGENDA

CONTEXT ANALYSIS sheet no.

C-3.0

RESIDENCE 3RESIDENCE 1SUBJECT PROPERTY 1 (2324 NORTH BAY ROAD)

aerial photograph with proposed residence inserted aerial photograph with proposed residence inserted
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JANUARY, 2019 AGENDA

MASSING STUDIES sheet no.

C-4.0

RESIDENCE 1
ADJACENT PROPERTY - 2318 N BAY ROAD
LOT SIZE: 24,860 SQ. FT.
AREA: 14,212 SQ. FT.
APPROXIMATE LOT COVERAGE: 57.2 %
APP. FIRST-SECOND FLOOR RATIO: 78.5%

PROPOSED RESIDENCE SITE
2324 N BAY ROAD
LOT SIZE: 20,000 SQ. FT.
AREA: 6,786
LOT COVERAGE: 33.9%   
FIRST-SECOND FLOOR RATIO: 97.4% 

LOCATION MAP

RESIDENCE 3
ADJACENT PROPERTY: 2344 N BAY ROAD
LOT SIZE: 30,000 SQ. FT.
AREA: 9,631 SQ. FT.
APPROXIMATE LOT COVERAGE:32.1%
FIRST-SECOND FLOOR RATIO: 88.7 

SITE

1 

3 
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SITE 



A-0.2

ITEM # New Construction Floodplain Management Data

1 Flood Zone: AE +8

2 FIRM Map Number 12086C0317L

3 Base Flood Elevation (BFE): 8.00' NGVD

4 Proposed Flood Design Elevation:

5 Crown of Road Elevation:

6 Classification of Structure: Category II

7 Building Use: Single-Family Residence
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SINGLE FAMILY RESIDENTIAL -  ZONING DATA SHEET
EXISTING CONDITIONS

ITEM # Zoning Information

1 Address:

2 Folio number(s): 02-3227-008-0680
3 Board and file numbers :

4 Year built: 2015 Zoning District: RS-2
5 Based Flood Elevation: AE 8.00 CMB grade value in NGVD:

6 Adjusted grade (Flood+Grade/2): Free board:
7 Lot Area: 20,000 SF

8 Lot width: Lot Depth:

9 Max Lot Coverage SF and %: Lot Coverage SF and  %:

10

11

Front Yard Open Space SF and  %: 1,451 SF (72.5%) Rear Yard Open Space SF and  %: 2,301 SF (76.7%)

12

Max Unit Size SF and  %: Unit Size SF and  %:

13

First Floor Unit Size:

Required Existing Proposed Deficiencies
17 Height: 24'-0" (28')

18 Setbacks:
19 Front First level: 20'-0" 20'-0"

20 Front Second level: 30'-0" 41'-6"

21 Side 1: 12'-6"

22 Side 2 or (facing street):

23 Rear: 30'-0" 43'-6"

Accessory Structure Side 1: 7'-6"

24 Accessory Structure Side 2 or (facing
street) : N/A

25 Accessory Structure Rear:

26 Sum of Side yard :

27 Located within a Local Historic District?  Yes or no
28 Designated as an individual Historic Single

Family Residence Site?  Yes or no
29 Determined to be Architecturally Significant?  Yes or no

Notes:

100' 200'

25'-0"

10,000 SF (50%) 7,509 SF (37.5%)

4,871 SF

+1'

6,000 SF (30%) 6,786 SF (33.5%)

20'-0"

43'-6"

48'-11"

19'-6"

7'-6"

N/A

19'-6"

2324 North Bay Road   Miami Beach, FL 33140

Legal Description: LOT 2, BLOCK 12, OF "AMENDED PLAT OF SUNSET
LAKE SUBDIVISION", ACCORDING TO THE PLAT
THEREOF, AS RECORDED IN PLAT BOOK 8, AT PAGE
52, OF THE PUBLIC RECORDS OF MIAMI-DADE
COUNTY, FLORIDA

+3.22' NGVD

+5.61' NGVD

Second Floor Unit Size: 2,530 SF

Cabana Unit Size: 108 SF
14 Second to First Floor Ratio (not to exceed

70%, unless granted a waiver)
58.2% Second Floor Volumetric 2,530 SF

First Floor Volumetric 5,371 SF

26'-4" 26'-4"

12'-6" 12'-6"

12'-6" 12'-6" 12'-6"

25'-0" 25'-0"

SINGLE FAMILY RESIDENTIAL -  ZONING DATA SHEET
PROPOSED CONDITIONS

ITEM # Zoning Information

1 Address:

2 Folio number(s): 02-3227-008-0680
3 Board and file numbers :

4 Year built: 2015 Zoning District: RS-2
5 Based Flood Elevation: AE 8.00 CMB grade value in NGVD:

6 Adjusted grade (Flood+Grade/2): Free board:
7 Lot Area: 20,000 SF

8 Lot width: Lot Depth:

9 Max Lot Coverage SF and %: Lot Coverage SF and  %:

10

11

Front Yard Open Space SF and  %: 1,451 SF (72.5%) Rear Yard Open Space SF and  %: 2,301 SF (76.7%)

12

Max Unit Size SF and  %: Unit Size SF and  %:

13

First Floor Unit Size:

Required Existing Proposed Deficiencies
17 Height: 24'-0" (28')

18 Setbacks:
19 Front First level: 20'-0" 20'-0"

20 Front Second level: 30'-0" 41'-6"

21 Side 1: 12'-6"

22 Side 2 or (facing street):

23 Rear: 30'-0" 43'-6"

Accessory Structure Side 1: 7'-6"

24 Accessory Structure Side 2 or (facing
street) : N/A

25 Accessory Structure Rear:

26 Sum of Side yard :

27 Located within a Local Historic District?  Yes or no
28 Designated as an individual Historic Single

Family Residence Site?  Yes or no
29 Determined to be Architecturally Significant?  Yes or no

Notes:

100' 200'

25'-0"

10,000 SF (50%) 9,636 SF (48.2%)

4,871 SF

+1'

6,000 SF (30%) 6,786 SF (33.5%)

20'-0"

43'-6"

48'-11"

19'-6"

7'-6"

N/A

19'-6"

2324 North Bay Road   Miami Beach, FL 33140

Legal Description: LOT 2, BLOCK 12, OF "AMENDED PLAT OF SUNSET
LAKE SUBDIVISION", ACCORDING TO THE PLAT
THEREOF, AS RECORDED IN PLAT BOOK 8, AT PAGE
52, OF THE PUBLIC RECORDS OF MIAMI-DADE
COUNTY, FLORIDA

+3.22' NGVD

+5.61' NGVD

Second Floor Unit Size: 4,657 SF

Cabana Unit Size: 108 SF
14 Second to First Floor Ratio (not to exceed

70%, unless granted a waiver)
97.4% Second Floor Volumetric 5,234 SF

First Floor Volumetric 5,371 SF

26'-4" 26'-4"

12'-6" 12'-6"

12'-6" 12'-6" 12'-6"

25'-0" 25'-0"

WAIVER REQUESTED
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6,450 S.F.

500

221 S.F.

108 S.F.

1,762 S.F.

3,613 S.F.
TOTAL ROOF AREA

A-1.2
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500

221 S.F.

108 S.F.

1,762 S.F.

6,411 S.F.

TOTAL ROOF AREA
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EXISTING RESIDENCE
TO REMAIN

EXISTING CABANA
TO REMAIN

A-3.2
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