
REQUEST FOR DRB APPROVAL FOR THE PROPERTY 
LOCATED AT 2192 ALTON ROAD. MIAMI BEACH, FL 
33140.

SCOPE OF WORK

REQUEST FOR WAIVER TO EXCEED THE 70% SECOND 
TO FIRST FLOOR RATIO.

KEVIN HIRSCH, HIRSCH FAMILY TRUST
700 MONTEREY BLVD NE
ST. PETERSBURG, FL 33704

CLIENT

CHRIS CABEZAS LANDSCAPE ARCHITECTURE
80 NE 5TH AVE.
DELRAY BEACH, FL 33483
561.596.6771

LANDSCAPE ARCHITECTURE
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January 11th 2019
City of Miami Beach
Design Review Board
1700 Convention Center Drive, Second Floor
Miami Beach, Florida 33139

Members of the Design Review Board: 

We intend to build a new home in Miami Beach that is energy efficient, sustainable, resilient as well as elegant that will 
be located at 2192 Alton Road.  The front of the lot faces towards the east, which allows for the house to be oriented 
lengthwise along the north and south of the property.  The house has two main rectangular volumes, one along the north 
of the property and the other along the south of the property. Taking advantage of this orientation, the roof on the shorter 
volume incorporates a photovoltaic array (solar panels) facing towards the south for maximum efficiency.  Additionally, 
the house is equipped with a rainwater-harvesting cistern to be used for irrigation to reduce rainwater runoff as well as 
water consumption.  Openings are strategically located within the volumes to allow maximum natural light into specific 
interior spaces, operable windows and doors, and views to connect the occupants with the exterior natural environment, 
while at the same time limiting the amount of glass to conserve energy and reduce excessive heat gain.

  
There are architectural elements that contribute to enhancing the experience of the occupants:

• Rear roof overhang – At the rear of the property is a major element that creates a beautiful spatial 
condition. This element is a large 10-foot roof overhang with two large columns that make up one of the 
rectangular volumes. At the base of this element becomes the rear patio and incorporates a bench 
carved into the base located along the pool. This element protects that rear patio from the natural 
elements and helps shade the rear facing openings.  

• Main entrance – The entrance, being the most important part of the home, is bold with a two-story 
opening carved into the volume that sits on a concrete wall that forms the front porch.  This concrete 
wall creates the appearance that it has been rotated to allow for the opening.

• Shifting walls – On the front façade and on the north façade, there are shifting walls that create 
openings.  These walls create lateral movement and give the perception that a portion of the wall has 
slid to create each opening. Additionally there are eyebrows over select openings that create 
movement, depth, and add protection from rain and sun.

• Material Textures – Materials and texture are vital for the composition of elements that define the 
architecture and the architectural experience.  There are six materials used throughout the exterior of 
the home; smooth white painted stucco used for the north volume and pergola; hand plastered concrete 
used for the south volume and the garage; black painted stucco used for accent walls, select elements; 
blacked painted / stained wood for the entrance wall; black/bronze metal for the window and door 
frames, railings, exterior soffits, and the garage door; grey tinted glass for the openings; and stone for 
the pool deck.

The lot area is 7,325 square feet and is currently a vacant lot that is zoned as RS-4.  RS-4 allows for a maximum of 
3,662.5 square feet of unit size (50% of lot area), 2,197.5 square feet of lot coverage (30% lot area), and two-stories with 
a maximum roof height of 24 feet above base flood elevation. The proposed home is compliant with a unit size of 3,662 
square feet (49.9%), lot coverage of 2,090 square feet (28.5%), 2-stories with a roof height of 24 feet above base flood 
elevation.   The house is designed with the first floor and all critical mechanical and electrical equipment at the FEMA 
Base Flood Elevation plus 1-foot of freeboard in order to be resilient to sea-level rise, flooding, and adaptable to future 
street level increases.

We intend to request a waiver to increase the second to first floor ratio from 70% to 75.2%; the floor area of the second 
floor is 1,571.5 square feet, and the floor area of the first floor is 2,090.5 square feet. 
The landscape will play a role in the resiliency and sustainability of the home.  The landscape design is minimal and 
resilient because of the plant species selected are native and can withstand the local environment. There are trees that 
currently exist on the lot that will be relocated.  A rainwater-harvesting cistern is located under the driveway directly in 
front of the house used for the landscape irrigation, reducing water consumption and water run-off as well as on-site 
water retention areas. 

We intend to fully comply with the zoning requirements as-of-right, except for the waiver that we are seeking to increase 
the maximum allowed second to first floor ratio.  We hope that the Design Review Board finds our proposal to be 
acceptable and grants us approval.

Sincerely,

Brett G. Moss, Principal
MOSS Architecture & Design Group
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Miami Beach, FL
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CODE OF ORDINANCES REFERENCES
LOT AREA: 142 - 105

PROJECTIONS: 142 - 1132, 142 - 105

OTHER DIMENSIONAL REQUIREMENTS: 142 - 105

MINIMUM LOT WIDTH: 142 - 105

GROSS BUILDING AREA: 142 - 105

BUILDING HEIGHT: 54 - 35 

BUILDING SETBACKS: 142 - 106 

DRIVEWAYS: 142 - 1132 

POOL SETBACK: 142 - 1133

LOT COVERAGE: 142 - 105

FENCE HEIGHT: 142 - 1132

ZONING DATA

STREET ADDRESS: 2192 ALTON ROAD, MIAMI BEACH, FL 33140

FOLIO NUMBER: 02-3227-008-1130

PROJECT DESCRIPTION: NEW CONSTRUCTION - SINGLE FAMILY

ZONING DISTRICT: RS-4 

BASED FLOOD ELEVATION: 8'-0" NGVD 

MUNICIPALITY: MIAMI BEACH

FEMA ZONE: AE

SECOND TO FIRST FLOOR VOLUMETRIC DIAGRAM
2192 ALTON ROAD
LOT SIZE: 7,325 SQ.FT
LOT COVERAGE: 28.5% 
FIRST-SECOND FLOOR RATIO: 75.2%

BASE

FIRST FLOOR
2,090.5 SQ.FT

(28.5%)

SECOND FLOOR
1,571 SQ.FT

(75.2%)
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Stepping pads with (30) Mondo Grass

(1) Simpson’s Stopper 15 gal

Pedestrain Entry Gate
(see Architect’s plan)

Rolling Vehicular Gate
(see Architect’s plan)

(7) Liriope 1 gal

Bridalveil Tree

Blue Agave 25 gal

(20) Sandcord Grass 3 gal

(12) Spanish Stopper 6’ HT 
(Required large shrubs)

(8) Liriope ‘Super Blue’ 1 gal

Silver Buttonwood Tree(16) Sandcord  Grass 3 gal

NOTE: The use of Silva Cells or approved equal shall be used for canopy 
shade trees planted in areas where rooting space may be limited.

Gray gravel path

(1) Giant 
Apostle’s Iris 

3 gal

Verawood Tree

Pergola

Verawood
Tree

(6) Giant 
Apostle’s 
Iris 3 gal

Mulched 
Area

(33) Small Leaf Clusia 48” HT 

Gumbo Limbo Tree

Traveler’s Tree 12’ HT

(2) Bougainvillea ‘Barbara 
Karst’ Vine 15 gal

(1) Philodendron ‘Weeks Red Hybrid’ 15 gal

Relocated Double Adonidia Palm 
from onsite

Relocated Double 
Adonidia Palm from 

onsite

Relocated Single Adonidia Palm 
from onsite

(84) Perennial Peanut 1 gal

Gray gravel stone
(1) Golden Hawaiian Bamboo 12’ HT

Shallow retention area

Driveway  
(see Architect’s plan)

Patio 
(see Architect’s 

plan)

Garage

Residence

Pool

Shallow retention area

(9) Sandcord Grass 3 gal
Clusia rosea Tree Mulched

Area
(22) Horizontal Cocoplum 3 gal

Existing Mahagony Tree

Existing Coconut 
Palm (off-site)

(2) Green Buttonwood Tree

Lawn Area

Lawn Area

Lawn Area

(22) Podocarpus 48” HT

(13) Tropical Blue Bamboo 6’ HT(9) Podocarpus 48” HT

(8) Sandcord Grass 3 gal

Avocado Tree

Citrus Tree

(16) Ficus 
pumilla 1 gal

Gray Gravel Area

(10) Snake Plant 18” HT

Stepping pads with gray gravel; Side Gate: 
Outswing with child proof latch, per pool 
barrier code (see Architect’s plan)

Side Gate: Outswing with child 
proof latch, per pool barrier code  

(see Architect’s plan)
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Table 1

PLANT SCHEDULE
TREES QTY Scientific Name Common Name Specs Notes

BUS 1 Bursera simaruba Gumbo Limbo 12’ HT, 6’ CT, 6’ SPR Standard; 4’ Straight Trunk

BAR 2 Bulnesia arborea Verawood 12’ HT, 6’ CT, 6’ SPR Standard; 4’ Straight Trunk

CGR 1 Caesalpinia granadillo Bridalveil Tree 12’ HT, 6’ CT, 6’ SPR Standard; 4’ Straight Trunk

COD 1 Clusia rosea Autograph Tree 12’ HT, 6’ CT, 6’ SPR Standard; 4’ Straight Trunk

CER 2 Conocarpus erectus Green Buttonwood 12’ HT, 6’ SPR Standard; 4’ Straight Trunk

CES 2 Conocarpus erectus var. sericeus Silver Buttonwood 12’ HT, 6’ SPR Standard; 4’ Straight Trunk

FRUIT 
TREES

QTY Scientific Name Common Name Specs Notes

CSP 1 Citrus spp. Lime Tree 12’ HT, 6’ SPR Grafted

PAM 1 Persea americana Avocado Tree 12’ HT, 6’ SPR

BAMBOO QTY Scientific Name Common Name Specs Notes

BSP 13 Bambusa chungii Tropical Blue Bamboo 6’ HT Clumping variety only

BV 1 Bambusa vulgaris 'Vittata' Golden Hawaiian Bamboo 12’ HT Clumping variety only

PALMS QTY Scientific Name Common Name Specs Notes

RMA 1 Ravenala madagascariensis Travelers Tree 14-16’ HT

VMD 2 Veitchia merrillii Christmas Palm Double Relocated from on-site; #4, #5

VMS 1 Veitchia merrillii Christmas Palm Single Relocated from on-site, #2

VINES QTY Scientific Name Common Name Specs Notes

BK 2 Bougainvillea ‘Barbara Karst’ Same 5-6’ HT Trellis

FP 16 Ficus pumila Creeping Fig Ivy 3 gal Full

ACCENTS QTY Scientific Name Common Name Specs Notes

AT 1 Agave tequilana Blue Agave 3’ HT x 3’ SPR

PW 1 Philodendron 'Weeks Red Hybrid' Same 15 gal

LARGE 
SHRUBS

QTY Scientific Name Common Name Specs Notes

EF 12 Eugenia foetida Spanish Stopper Bush, 6’ HT, 4’ SPR

MF 1 Myrcianthes fragrans Simpson’s Stopper 15 gal, multi-trunk with character

SHRUBS QTY Scientific Name Common Name Specs Notes

CG 33 Clusia guttifera Small Leaf Clusia 48” HT x 24” SPR 30” O.C.

CI 22 Chrysobalanus icaco ‘Horizontal Horizontal Cocoplum 18” HT x 18” SPR 24” O.C.

NC 7 Neomarica caerulea 'Regina' Giant Apostle’s Iris 18” HT x 18” SPR 24” O.C.

PM 31 Podocarpus macrophyllus Japanese Yew 48” HT x 24” SPR 30” O.C.

SS 10 Sansevieria spp. Snake Plant 18” HT 18” O.C.

SB 53 Spartina bakeri Sandcord Grass 18” HT x 18” SPR 24” O.C.

GROUND-
COVERS

QTY Scientific Name Common Name Specs Notes

AG 84 Arachis glabrata Perennial Peanut 1 gal, Full 12” O.C.

LM 15 Liriope Muscari 'Super Blue' Lilyturf 1 gal, Full 12” O.C.

OJ 30 Ophiopogon japonicus Dwarf Mondo Grass 1 gal, Full 12” O.C.

SOD QTY Scientific Name Common Name Specs Notes

STS 650 sf Zoysia spp. Empire Zoysia Pallets

GRAVEL QTY Item Name Specs Notes

STS 475 sf Gray Granite Gravel Fines Weed liner and thin edging 

�1

Table 1

AREA CALCULATIONS

Total Site Area 7305 sf

Total Impervious Area 4805 sf

Total Pervious Area 2500 sf
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Table 1

LANDSCAPE REQUIREMENTS (RS-4)

Required Provided 

The minimum 
number of required 
trees (within 
property line)

7 8

The minimum 
number of trees 
species

3 8

Street Trees                  
(20’ Average 
Spacing) 

3 3

Shrubs Required         
(12 shrubs x 10 
required trees)

120 shrubs 167

Large Shrubs              
(10% of total 
shrubs)

12 13

Maximum allowable 
percentage of sod 
within the property

50% 26% (650 sf)

�1

MITIGATION SUMMARY 

Required Mitigation (see Tree Dispo sheet) 1,027 sf

Provided Mitigation Points 

Quantity Type Square Feet Credits

11 Category 1 Trees (300 pts) 3300 sf

Provided Mitigation Points 3300 sf

�1
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PLANT IMAGERY

Gumbo Limbo
Bursera simaruba

Green Buttonwood
Conocarpus erectus

Silver Buttonwood
Conocarpus erectus ‘sericeus’

Creeping Fig Ivy
Ficus pumila

Sandcord Grass
Spartina bakeri

Travelers Tree
Ravenala madagascariensis

Blue Agave
Agave tequilana

Small Leaf Clusia
Clusia guttifera

Christmas Palm
Veitchia merrillii

Philo. ‘Weeks Red Hybrid’
Philodendron spp.

Japanese Yew
Podocarpus macrophyllus

Bougainvillea ‘Barbara Karst’
Same

Spanish Stopper
Eugenia foetida

Horizontal Cocoplum 
Chrysobalanus icaco

Tropical Blue Bamboo 
Bambusa chungii

Giant Apostle’s Iris
Neomarica caerulea ‘Regina’

Perennial Peanut
Arachis glabrata

Bridalveil Tree
Caesalpinia granadillo

Autograph Tree
Clusia rosea

Verawood
Bulnesia arborea
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