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MAX HEIGHT OF ANY PLANTERS, SLABS ON GRADE AND
RETAINING WALLS NOTED SHALL BE THE AVERAGE BETWEEN
FLOOD AND GRADE 10' NGVD+ 5.86' GRADE / 2 = +7' 11 1/8"
NGVD TYP ALL PLANTERS AND WALLS EXCEPT PRIVACY WALLS
UNLESS CONSIDERED A PROJECTION UNDER ULDR
142-1132(O).  MAX SLOPE OF GRADE ON LOT SHALL BE 4:1 TYP

NO TREES SHALL BE  INSTALLED, NOR PLANTS OR IRRIGATION IN
THE PUBLIC RIGHT-OF-WAY PRIOR TO REVIEW AND APPROVALS
FROM THE PUBLIC WORKS DEPARTMENT.

A. SEAWALL UNDER SEPARATE PERMIT. B. THE MIAMI DADE
COUNTY PROCESS #CLI-2019-XXX AND MIAMI BEACH PERMIT
NUMBER BR19XXX.  PROPOSED SEAWALL TO BE +5.70 FEET
NAVD (+7.26 FT NGVD).

POOL EQUIP
-0'-0" DATUM
+11'-0" NGVD

47
'-7

"

12
'-0

"
12

'-0
"

DECK FINISH FLOOR
-0'-6" DATUM
+10'-6" NGVD

TERRACE FINISH FLOOR
-0'-6" DATUM
+10'-6" NGVD

POOL COPING
-0'-6" DATUM
+10'-6" NGVD

GATE

12
'-0

"
18

'-0
"16'-0"

16
'-8

"

26
'-0

"

39
'-1

0"
47

'-7
"

8'
-8

"

GRADE
+/-7'-0" NGVD

181'-3"

TOP OF SLAB
STEPS
-0'-6" DATUM
+10'-6" NGVD

A/C, W/H ALL EQUIP
TOP OF CONC
-0'-0" DATUM
+11'-0" NGVD

DECK FINISH FLOOR
-0'-6" DATUM
+10'-6" NGVD

TOP OF PLANTER
+0'-0" DATUM
+11'-0" NGVD

22
'-0

"

17'-4"

18'-10"

12
'-0

"

8'
-0

"

8'
-6

"

12
'-0

"

49
'-1

"

19'-0"
16'-4"

30
'-1

1"
40

'-1
"

3'
-6

"

6'
-6

"

-0'-0" DATUM
+11'-0" NGVD

FIRST FLOOR TOP
OF SLAB

+7'-11 1/8" NGVD
MID GRADE

+8'-1/2" NGVD
GARAGE

+8'-2-1/2" NGVD
GARAGE

FLOOD
ELEVATION= 10'-0'
+ 1'-0"

39
'-1

0"
47

'-7
"

8'
-8

"

5'-0"

4'
-0

"

+5.86 NGVD
CMB GRADE

80
'-0

"

NORTH 0 10' 20'

Scale: 1" = 10'-0"

DRB # 18-0360



1546 Jackson Street
Hollywood, Florida 33020

AA26001758

WWW.INSITEDESIGNGROUP.COM

266 & 270 South Hibiscus 
Drive, Miami Beach, 

FL 33139

I

D

S

G

ARCHITECTURAL  SERV ICES
IN-SITE DESIGN GROUP LLC

HIBISCUS RESIDENCE
PROJECT:

141

COPY OF 
ORIGINAL 
BUILDING

PERMIT CARD

ITEM NUMBER:

ANNIE K. CARRUTHERS 
ARCHITECT AR-97156

11

SHEET NUMBER:

02/04/2019

DATE:

DRB # 18-0360



1546 Jackson Street
Hollywood, Florida 33020

AA26001758

WWW.INSITEDESIGNGROUP.COM

266 & 270 South Hibiscus 
Drive, Miami Beach, 

FL 33139

I

D

S

G

ARCHITECTURAL  SERV ICES
IN-SITE DESIGN GROUP LLC

HIBISCUS RESIDENCE
PROJECT:

142

VACANT/
UNOCCUPIED 

EVIDENCE

ITEM NUMBER:

ANNIE K. CARRUTHERS 
ARCHITECT AR-97156

14

02/04/2019

DATE:

DRB # 18-0360

SHEET NUMBER:



1546 Jackson Street
Hollywood, Florida 33020

AA26001758

WWW.INSITEDESIGNGROUP.COM

266 & 270 South Hibiscus 
Drive, Miami Beach, 

FL 33139

I

D

S

G

ARCHITECTURAL  SERV ICES
IN-SITE DESIGN GROUP LLC

HIBISCUS RESIDENCE
PROJECT:

144

NEIGBORHOOD 
CONTEXT STUDY

ITEM NUMBER:

ANNIE K. CARRUTHERS 
ARCHITECT AR-97156

21

02/04/2019

DATE:

DRB # 18-0360

SHEET NUMBER:

02/04/2019

DATE:



02/04/2019

DATE:

1546 Jackson Street
Hollywood, Florida 33020

AA26001758

WWW.INSITEDESIGNGROUP.COM

266 & 270 South Hibiscus 
Drive, Miami Beach, 

FL 33139

I

D

S

G

ARCHITECTURAL  SERV ICES
IN-SITE DESIGN GROUP LLC

HIBISCUS RESIDENCE
PROJECT:

145

REQUIRED YARDS 
OPEN SPACE

CALCULATIONS 
AND 

SHADED 
DIAGRAMS

ITEM NUMBER:

ANNIE K. CARRUTHERS 
ARCHITECT AR-97156

22

DRB # 18-0360

SHEET NUMBER:

A/C, W/H ALL EQUIP
TOP OF CONC
-0'-0" DATUM
+11'-0" NGVD

M
H

W
V W

VE
E

  W.
1st CT.

SO
U

TH
   

   
 H

IB
IS

C
U

S 
   

   
   

D
R

IV
E















12
'-0

"
18

'-0
"

90
'-0

"
PR

O
PO

SE
D 

SID
E

SE
TB

AC
K

PR
O

PO
SE

D
SI

DE
 S

ET
BA

CK

PROPOSED FRONT
SETBACK FIRST FL

30'-0"

RE
SI

DE
NC

E
DE

PT
H

SETBACK LINE

PROPERTY LINE

PR
O

PE
RT

Y 
LI

N
E

SE
TB

AC
K

 L
IN

E

SE
TB

AC
K

 L
IN

E

PR
O

PE
RT

Y 
LI

N
E

PROPERTY LINE

SETBACK LINE

15.23 SQ. FT.

G
ATE O

PEN

CLEAR INSIDE

C L

2"
 S

LO
PE TY

P

SL
O

PE
1/

8"
/F

T

1

2

3

4

56789101112

13

14 1918171615 20

1 2 3

4

6

5

79 8101120 19 1718 16 1415 13 12

UP

2 3
4

5

7
6

89

1

10

UP

14
'-1

"

13
'-8

"

58'-4"
EXTENT OF TWO STORY BLOCK AREA

26'-3"
REQUIRED REAR SETBACK RESIDENCE

175'X 15%= 26'-3"

10'-0"
OPEN PATIO

8'
-0

"

8'
-6

"

12
'-0

"

12
'-0

"

PO
O

L 
SE

TB
AC

K
30

'-1
1"

49
'-0

"
40

'-1
"

PO
O

L 
W

ID
TH

47'-1"
PROPOSED REAR SETBACK RESIDENCE

17'-4"

18
'-0

"
SH

AD
E

ST
R

U
C

TU
R

E
SE

TB
AC

K

17'-10"

18
'-0

"

POOL EQUIP
-0'-0" DATUM
+11'-0" NGVD

PROPOSED FRONT  SETBACK
SECOND FL

49'-11"

21
'-1

0"

12
'-0

"
12

'-0
"

DECK FINISH FLOOR
-0'-6" DATUM
+10'-6" NGVD

TERRACE FINISH FLOOR
-0'-6" DATUM
+10'-6" NGVD

POOL COPING
-0'-6" DATUM
+10'-6" NGVD

GATE

5'-0"

GRADE
+/-7'-0" NGVD

1'-4"

8'
-0

"

0'-8"

2'
-5

"

18'-7"

TOP OF SLAB
STEPS
-0'-6" DATUM
+10'-6" NGVD

A/C, W/H ALL EQUIP
TOP OF CONC
-0'-0" DATUM
+11'-0" NGVD

22
'-0

"

DECK FINISH FLOOR
-0'-6" DATUM
+10'-6" NGVD

TOP OF PLANTER
+0'-0" DATUM
+11'-0" NGVD

20'-0"

12
'-5

"

1'
-6

"

-0'-0" DATUM
+11'-0" NGVD

FIRST FLOOR TOP
OF SLAB

+7'-11 1/8" NGVD
MID GRADE

+8'-1/2" NGVD
GARAGE

+8'-2-1/2" NGVD
GARAGE

FLOOD
ELEVATION= 10'-0'
+ 1'-0"

30'-0"
TO C/L OF ROW

4'
-0

"

4'
-0

"

+5.86 NGVD
CMB GRADE

5'-0"

11'-1"

0 10' 20'

Scale: 1" = 10'-0"

NORTH

  OPEN SPACE                     LEGEND                                      CALCULATION
REQUIRED       PROVIDED

FRONT SETBACK MIN PERVIOUS 50% MIN   2,022.6 SF/2400
  = 84.27%

20' X 120' =
2400 TOTAL   2,082.6 SF OPEN
SPACE FRONT
YARD X 50% =
1,200 SF MIN REQ

REAR SETBACK MIN PERVIOUS 50% MIN   2,555.5 SF/3,160
  (80.87%)

POOL WATER COUNTED 50% 3,160 SF TOTAL   2,555.5 SF OPEN
SPACE REAR   AT REAR
YARD X 50% =
1,106 SF MIN REQ
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FREEBOARD) TOTAL
AREA 51.57 SF
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SECOND FL 70% CALCULATIONS

PHYSICAL VOLUME OF
THE SECOND FLOOR
INCLUDING OPEN TO BELOW
AREAS = 5,134.9 SF

5,134.9 SF SECOND FL
5,289.23 SF FIRST FL
=  97%

FIRST TO SECOND FL
CALCULATION

     500 SF OF GARAGE
AREA (NOT INCLUDED IN

CALCULATION

PHYSICAL VOLUME
OF THE ENCLOSED
GARAGE NOT
INCLUDED IN
CALCULATION
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PHYSICAL VOLUME
OF THE FIRST FLOOR = 5,035.57 SF

PHYSICAL VOLUME
OF GARAGE IN EXCESS
OF 500SF = 26.70 SF

EXTERIOR AREA
COURTYARD
COUNTED = 226.96 SF

STAIR EXTERIOR AREA  NOT
COUNTED IN VOLUME

SHADE ACCESSORY
STRUCTURE /OPEN ON
THREE SIDES, LESS THAN
2% OF LOT-  NOT
INCLUDED IN
CALCULATION

     400 SF OF ACCESSORY
AREA

SUBTOTAL    5,289.23 SF
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  January 28, 2019 
 
City of Miami Beach  
Planning Department  
1700 Convention Center Drive 
Miami Beach, Florida 33139 
 
Re:  266 and 270 South Hibiscus Drive Miami Beach 
DRB number 18-0360 
 
LETTER OF INTENT/REQUEST FOR WAIVERS 
 
This firm represents Maicar Realy LLC (the “Applicant”), the owner of the 
above-reference parcels, with Miami-Dade County Folio No. 02-3232-006-0050 and 02-3232-006-0050-
0060 (hereinafter referred to as “Property”). Please consider this letter the Applicant’s letter of intent in 
support of a design review approval from the Design Review 
Board (“DRB”) for a single-family home on the Property. 
 
The properties:   
The Properties are located at 266 and 270 South Hibiscus Drive in Single Family Residential District 3 (RS-3).  
Currently, the property consists of two existing lots with one existing single family residence on each lot.  
These lots shall be unified into one lot.  Each lot is 10,500 square feet 60’ x 175’ in depth.  The total of both 
lots is 21,000 square feet in size.  The existing property at 266 South hibiscus drive is 2,819 square feet 
according to the tax roll and was built in 1940.  The property at 270 South Hibiscus drive is 4,050 square 
feet according to the tax roll and was constructed in 1952. The homes do not maintain their original 
architectural design integrity due to numerous alterations and major additions, as evidenced by the 
building card and microfilms. 
 
Applicant’s Proposal:  
The Applicant is proposing to demolish both the existing 
structures and replace it with a new two-story family home with a roof top accessible area. The new 
residence has been designed in Miami Tropical Modern Style. The façade presents shifting horizontal 
and vertical panes using natural materials and indigenous stone walls. In the rear, the long horizontal 
planes of roofline and terrace are sliced vertically 
by a stone wall. Each main area has ten foot high glass doors to provide vast openness from the back 
yard, through the main living area, to the pool deck. The interior and exterior flow seamlessly into one 
unified space. 
 
The proposed new home complies with the Miami Beach Code (the “Code”) requirements for unit size, 
lot coverage and setbacks. The total unit size 
is 9,602.9 square feet (45.72%), which is below the allowable 50% unit size limit. The lot coverage 
proposed is 25.93%, which is significantly below the 30% allowed as of right. In addition, all setbacks 
comply with and exceed the Code requirements. At this time, however, the Applicant is requesting a 
DRB approval for increase in height, a waiver of the 70% second floor volume requirement and a waiver 
of the two-story side elevation length limitation. 
 
 
 
 

2 

 
 
� Height Increase Request.  
The new single family development regulations allow for 24 foot height, 
for flat roofs, from the required flood elevation, for homes located in the RS-3 
zoning district. However, the DRB may grant increases in height of to 28 feet. 
The applicant requests a maximum height of 27 feet, in order to accommodate 
the architectural elements on the roof of the building and one additional height on the structure to the 
top of roof. The actual building height is proposed to be at 25 feet, only 1 foot above 24 feet allowed as 
of right. The two story mass is located far back on the property just shy of 50 feet from the front property 
line plus the swale at the front.  The additional foot would be useful to the internal systems on the first 
level.  The remainder of the height is to the minimal architectural features that are no longer exempt 
from the height requirements and make this home more attractive and unique. It totals 51.57 square feet 
only.  This includes the extension of architectural walls that are veneered, cutting through the overhangs 
and creating interest as opposed to a flat roof with long extensions of spans. This lot is located on a 
double lot as is twice as wide as both adjacent homes.  The additional height is in relation to its width 
and does not impede on the overall scale.  This request is a practical difficulty based on the double lot 
scale, the desire to add architectural features to break up the extent and the practical complexity of 
engineering systems that require additional height.  CMB grade 5.86’ NGVD and the grades and finished 
floor shall comply with all city and state regulations.   
 
� Waiver of 70% Second Story Requirement. 
The DRB is allowed to waive the requirement that the second story of the home 
comprise not more than 70% of the first story. It is important to note that this 
requirement is only applicable to homes with 25% or higher lot coverage. The 
proposed home’s lot coverage is 25.93%.  However, it is important to note that the only reason it 
exceeds the 25% first floor lot coverages is due to a projection in the rear of the bedrooms on the south 
west side that create a “courtyard”  effect as it is defined in the code. It is not a volume but an open 
area in the rear between where two volumes of the structure overlap. The lot coverage including the 
“courtyard area is 25.93%.  It is not a courtyard as the projection is only 7 feet from the living room 
exterior wall to the end of bedroom 6.  This area adds up to 184.73 feet.  It is not enclosed nor habitable 
space, simply space that must be counted as defined by the code.  It is completely open to all levels 
above.  In addition, the volume of the second floor includes a two story open to below area.  This is a 
large area in the living room which has not been counted as FAR but is counted in the 70% regulation. 
The second floor would be allowed to exceed 70% if the first floor were less than 25%.  As such the 
second floor is proposed at 97% of the first floor which includes the two story areas.  Should it not include 
the two story areas the percentage of first to second proposed would be 76%. Therefore in summary, the 
excess is due in part to the manner in which the areas are counted.   
As proposed, The Applicant respectfully requests the DRB to waive the 70% limitation, and allow for the 
home to be built according to its unique design, with second floor comprising 97% of the first floor ratio 
as enclosed over enclosed ratio.  The enclosed second floor physical volume is 5,134.9 sf and the first 
floor physical volume is 5,289.23 sf = 5,134.9 sf / 5,289.23 which is 97%.  This percentage does include the 
open to below areas on the second floor as noted in plan.  This request is a practical difficulty request 
due to simply the way that the city calculates lot coverage which is not actual lot coverage/FAR.  It is 
based on areas noted as “courtyards” which are not courtyards but simply a small part of the building 
projecting forward as well as the inclusion of two story areas.   
 
The proposed home is beautifully designed and tastefully landscaped to seamlessly fit within the 
neighborhood. In addition, it is neither practical nor feasible to retain the existing home, due to its age, 
structural condition and its positioning below the minimum floor elevation. 
 
Conclusion. As will be shown further at the hearing on this application, the demolition of Applicant’s 
existing home, which is structurally deficient, is justified and appropriate. The Applicant’s proposed new 
home is consistent with character of the neighborhood, as well as with all aspects of the Miami Beach 
building code and DRB design considerations. We believe that the approval of this new well-designed 
home will be a great improvement to the area. On behalf of the Applicant, we look forward to your 
favorable review.  
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