
A Pre-Application meeting must be scheduled via CAP to obtain a plan case number and for board staff review of all 
submittals. 
Pre-Application meetings for applications that do not require a traffic study are scheduled on a first come-first served 
basis and must occur no later than five (5) business days prior to CAP First submittal. 
Applications requiring a traffic study must meet with the Transportation Department and peer reviewer thirty (30) 
calendar days prior to the CAP First Submittal deadline to determine the methodology for the traffic impact study and 
obtain the Transportation Department's checklist. Fifteen (15) days prior to the First submittal the applicant must 
submit the traffic study via CAP. Seven (7) days prior to First submittal the Transportation Department/Peer Reviewer 
will provide first round of comments to the applicant. The applicant must address the comments and submit revised 
traffic study/plans by the CAP First Submittal deadline including a narrative responding to Transportation/Peer Reviewer 
comments. 

Incomplete, or submittals found to be insufficient will not be placed on a Board agenda. 

Property address:  ______________________________________    Board: ______________    Date: ________________ 

   ITEM # ITEM DESCRIPTION REQUIRED 
CAP FIRST SUBMITTAL  

To be uploaded online (CAP) by the applicant before 12:00 pm by First submittal deadline.                                                                                                    
ALL PLANS MUST BE DIMENSIONED AND LEGIBLE. INCLUDE A GRAPHIC SCALE. 

1 

Application Fee and Peer review fees shall be paid after Pre-Application meeting and before the 
First submittal. It is the applicant's responsibility to make this payment, if an invoice is not 
generated by the CAP system, the applicant should contact staff prior to first submittal to be 
invoiced and make payment. 

 

a Is the property the primary residence & homestead of the applicant/property owner?                                                                                                                            
(If yes, provide office of the Property Appraiser Summary Report).  

2 Copy of signed and dated check list issued at Pre-Application meeting.  
3 Completed Board Application, Affidavits & Disclosures of Interest (original signatures).  
4 Signed and dated Letter of Intent.  Letter must outline application details and identify hardships if 

Variances are requested. (see also Items # 42,43 and 44).   

5 Mailing Labels:  Upload property owner's list and copy of original certified letter from provider.  
See #52 for submittal of Hard copy / originals of these items.  

6 Copies of all current or previously active Business Tax Receipts.   

7 School Concurrency Application for projects with a net increase in residential units (no SFH). 
Provide Planning Department - Miami Dade - School Concurrency Application for Transmittal   

8 
Survey:  Electronic version of original signed & sealed, dated no more than six months from date of 
application. Survey must provide:  lot area, grade per Section 114-1 of the City Code. (If no 
sidewalk exists, provide the elevation of the crown of the road) and spot elevations.   

9 Architectural Plans and Exhibits (must be 11"x 17")  
a Cover Sheet with bullet point scope of work, clearly labeled "First Submittal" and dated with First 

Submittal deadline date.  Include copies of previous recorded board orders, if applicable.  

LAST UPDATED: 10/09/18 

3425 Collins Avenue HPB 06/03/2020

✔

✔

✔

✔
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✔

✔

✔

✔



Property address:  ______________________________________    Board: ______________    Date: ________________ 

   ITEM # ITEM DESCRIPTION REQUIRED 

b Copy of the original survey included in plan package.  See No. 8 above for survey requirements  
c All Applicable Zoning Information (Use Planning Department zoning data sheet format).  
d Context Location Plan, Min 8.5"X11" Color Aerial 1/2 mile radius, identifying project and showing 

name of streets.  (no Google images)  

e Full legal description of the property if not included in survey (for lengthy legal descriptions, attach 
as a separate document - label clearly).  

f Existing FAR Shaded Diagrams (Single Family Districts: Unit Size and Lot Coverage Shaded 
Diagrams), if applicable  

g Proposed FAR Shaded Diagrams (Single Family Districts: Unit Size and Lot Coverage Shaded 
Diagrams), if applicable.  

h Site Plan (fully dimensioned with setbacks, existing and proposed, including adjacent right-of-way 
widths).   

i Current color photographs, dated, Min 4"x 6" of project site and existing structures (no Google 
images)  

j Current, color photographs, dated, Min 4"x6" of interior space (no Google images)  

k Current color photographs, dated, Min 4"x 6" of context, corner to corner, across the street and 
surrounding properties with a key directional plan (no Google images)  

l Existing Conditions Drawings (Floor Plans & Elevations with dimensions). Number of seats, 
furniture layout if applicable  

m Demolition Plans (Floor Plans & Elevations with dimensions)  
n Proposed Floor Plans and Roof Plan, including mechanical equipment plan and section marks.                                              

Plans shall indicate location of all property lines and setbacks.  

o Proposed Elevations, materials & finishes noted (showing grade, base flood elevation, heights in 
NGVD values and free board if applicable)   

p Proposed Section Drawings  
q Color Renderings (elevations and three dimensional perspective drawings).   
10 Landscape Plans and Exhibits (must be 11"x 17")   

a 
Landscape Plan - street and onsite - identifying existing, proposed landscape material, lighting, 
irrigation, raised curbs, tree survey and tree disposition plan, as well as underground and overhead 
utilities when street trees are required. 

  

b Hardscape Plan, i.e. paving materials, pattern, etc.   
11 Copy of original Building Permit Card, & Microfilm, if available.   

12 Copy of previously approved building permits (provide building permit number) and/or Board 
Orders.   

13 

Existing and Proposed detailed topographic survey depicting existing spot grades (NAVD) as well as 
all underground/overhead utilities and easements/agreements with recording data.  See Part 1 / 
Section 1 / A. Surveying & Mapping  Standards and submittal Requirements of the Public Works 
Manual.                     
http://www.miamibeachfl.gov/publicworks/engineering/engineeringmanual.aspx?id=12920 

  

14 
Vacant/Unoccupied structures or sites shall provide recent photographic evidence that the site and 
structure are secured and maintained.  The applicant shall obtain and post a No Trespassing Sign 
from the City's Police Dept. 
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✔

✔

✔

✔
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Property address:  ______________________________________    Board: ______________    Date: ________________ 

   ITEM # ITEM DESCRIPTION REQUIRED 

15 

Historic Resources Report (This report shall include, but not be limited to, copy of the original 
Building Permit Card and subsequent modifications, Microfilm records, existing condition analysis, 
photographic and written description of the history and evolution of the original building on the 
site, all available historic data including original plans, historic photographs and permit history of 
the structure and any other related information on the property. 

  

16 Contextual Elevation Line Drawings, corner to corner, across the street and surrounding properties 
(dated).   

17 Line of Sight studies.   
18 Structural Analysis of existing building including methodology for shoring and bracing.   
19 Proposed exterior and interior lighting plan, including photometric calculations.    
20 Exploded Axonometric Diagram (showing second floor in relationship to first floor).   
21 Neighborhood Context Study. (Planning will provide guidance if necessary for application.)   
22 Required yards open space calculations and shaded diagrams.   
23 Required yards section drawings.   
24 Variance and/or Waiver Diagram   
25 Schematic signage program   
26 Detailed sign(s) with dimensions and elevation drawings showing exact location.   
27 Elevation drawings showing area of building façade for sign calculation (Building ID signs).   
28 Daytime and nighttime renderings for illuminated signs.   
29 Floor Plan Indicating area where alcoholic beverages will be displayed.   
30 Survey showing width of the canal (Dimension shall be certified by a surveyor)    

31 Site Plan showing total projection of structures from seawall, location and dimension of all 
structures inclusive of dock, mooring piles, boat lift, etc.   

32 
DERM recommendation/preliminary approval. Docks or any structures shall have approval stamp 
from DERM or other regulatory agency before submitting for a variance. A letter from DERM or 
other agency, explaining specific requirements for the project is recommended. 

  

33 Technical specifications of the boat lift and/ or boat, ship of vessel to be docked or moored.   

34 
Survey shall include spot elevations in rear yard and elevation points on the dune adjacent to the 
property. Provide highest elevation point on the due within the property. Erosion control line and 
Bulkhead line shall be indicated if present. 

  

35 Scaled, signed, sealed and dated specific purpose survey (Alcohol License/Distance Separation) 
distance shown on survey with a straight line.   

36 Proposed Operational Plan: Include deliveries and trash pickup times, hours of operations, number 
of employees, security and restaurant menu (if applicable).    

37 Maneuvering plan for loading within the existing/proposed conditions, delivery and garbage trucks 
size (length and width).   

38 
Traffic Study, Site plan(s) :  Revised version and narrative addressing first round of comments from 
Transportation Department and peer review, provide a narrative.  (See Transportation Department 
check list for requirements.) 

  

39 Sound Study report (Hard copy) with 1 CD.   
40 Site Plan (Identify streets and alleys)   
a Identify:  setbacks _____Height_____Drive aisle widths_____Streets and sidewalks widths_______    
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Property address:  ______________________________________    Board: ______________    Date: ________________ 

   ITEM # ITEM DESCRIPTION REQUIRED 

b # parking spaces & dimensions_____ Loading spaces locations & dimensions_____    
c # of bicycle parking spaces______   
d Interior and loading area location & dimensions_____   
e Street level trash room location and dimensions_____   

f Delivery route_____Sanitation operation______  Valet drop-off & pick-up_____Valet route in and 
out_____    

g Valet route to and from _____auto-turn analysis for delivery and sanitation vehicles_______        
h Indicate any backflow preventer and FPL vault if applicable   
i Indicate location of the area included in the application if applicable   
j Preliminary on-street loading plan   
41 Floor Plan  (dimensioned)   
a Total floor area   
b Identify # seats indoors_____ outdoors_____ seating in public right of way _____ Total_____   
c  Occupancy load indoors and outdoors per venue_____ Total when applicable_____   

42 The letter of Intent shall include and respond to all sea level rise and resiliency review criteria 
per section 133-50 of the City Code.  

43 The Letter of Intent for Variances shall include and respond to all review guidelines in the code 
as follows:   

a Section 118-53 (d) of the City Code for each Variance.   

44 The Letter of Intent for Planning Board shall include and respond to all review guidelines in the 
code as follows:   

a For Conditional Use -Section 118-192 (a)(1)-(7)    
b CU - NIE and or outdoor Entertainment Establishments - Section 142-1362 (a)(1)-(9)   
c CU - Mechanical Parking - Section 130-38  (3)(c )(i)(1)-(2) & (4)(a)-(k)   
d CU - Structures over 50,000 SQ.FT. - Section 118-192 (b) (1)-(11)   
e CU -  Religious Institutions -  Section 118-192 (c) (1)-(11)   
f For Lot Splits - Section 118-321 (B) (1)-(6).  Also see application instructions   

  Notes: The applicant is responsible for checking above referenced sections of the Code. If not 
applicable write N/A   

Other   

Other   

Other   

**ADDITIONAL INFORMATION AS MAY BE REQUIRED AT THE PRE-APPLICATION MEETING  
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Gross square footage calculation and diagrams ✔

Materials and finishes samples sheet ✔

If modification, provide previously approved plans ✔
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Property address:  ______________________________________    Board: ______________    Date: ________________ 

   ITEM # ITEM DESCRIPTION REQUIRED 

FINAL SUBMITTAL (CAP & PAPER) 
Plans should be clearly labeled "Final Submittal" and dated with Final Submittal deadline date. Final Submittal 
Documents must be uploaded to the CAP and hard copies must be submitted to the Planning Department prior to 
12:00 P.M. on final submittal deadline. Staff will review and issue a notice to proceed or to continue submittal to a 
future meeting if the application is found incomplete. 

45 
Traffic Study, Site plan(s):  This is the final traffic study including any modifications required to 
address comments from the City's Transportation Department.                                                                                                                                               
City's required permit by FDOT should be obtained prior to Final submittal (via CAP). 

  

 PAPER FINAL SUBMITTAL:     
46 Original application with all signed and notarized applicable affidavits and disclosures.                                                            
47 Original of all applicable items.  
48 One (1) signed and sealed 11"X17" bound, collated set of all the required documents.    
49 14 collated copies of all required documents   
50 One (1) CD/DVD with electronic copy of entire final application package (plans, application, Letter 

of Intent, traffic/sound study, etc.) see  CD/DVD formatting attached, for instructions.  
51 Traffic Study (Hard copy)   

52 Mailing Labels -2  sets of gummed labels and a CD including: Property owner's list and Original 
certified letter from provider.  

  
 

 
 

 ADDITIONAL INFORMATION AND ACKNOWLEDGEMENTS
A. Other information/documentation required for First submittal will be identified during Pre-Application meeting but 

may be modified based on further analysis. 
 

B. It is the responsibility of the applicant to confirm that documents submitted via CAP, Paper Submittal sets (14 
copies), and electronic version on CD are consistent with each other and legible. 
 

C. Plan revisions and supplemental documentation will not be accepted after the Final Submittal deadline 
 

D. All documents required for Board applications must be submitted in an electronic format (PDF) via CD in the manner 
prescribed herein.  The CD is considered the “Formal Submission”, and must include the electronic version of all 
hard copy documents associated with the application.  A new Updated CD will be required if any modifications are 
made before or after hearing.  Failure to comply with the aforementioned may result in a rehearing before the 
applicable board at the applicant's expense. 
 

E. Please note that the applicant will be required to submit revised plans pursuant to applicable Board Conditions no 
later than 60 days after Board Approval. (If applicable) 

_______________________________ _________________________________ _______________ 
Applicant or Designee’s Name Applicant or Designee’s Signature Date 
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✔
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✔
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We are committed to providing excellent public service and safety to all who live, work, and play in our vibrant, tropical, historic community. 
 

MIAMIBEACH 
PLANNING DEPARTMENT 
1700 Convention Center Drive, Miami Beach, Florida 33139; Tel: 305.673.7550; Web: www.miamibeachfl.gov/planning 

 

LAND USE BOARD HEARING APPLICATION 
 
The following application is submitted for review and consideration of the project described herein by the land use board 
selected below. A separate application must be completed for each board reviewing the proposed project. 
 

Application Information 
FILE NUMBER 

Board of Adjustment 
 Variance from a provision of the Land Development Regulations 
 Appeal of an administrative decision 

Design Review Board 
 Design review approval 
 Variance 

Planning Board 
 Conditional use permit 
 Lot split approval 
 Amendment to the Land Development Regulations or zoning map 
 Amendment to the Comprehensive Plan or future land use map 

Historic Preservation Board 
 Certificate of Appropriateness for design 
 Certificate of Appropriateness for demolition 
 Historic district/site designation 
 Variance 

 Other: 
Property Information – Please attach Legal Description as “Exhibit A” 
ADDRESS OF PROPERTY  

FOLIO NUMBER(S) 
 

Property Owner Information 
PROPERTY OWNER NAME 
 

ADDRESS CITY STATE ZIPCODE 

BUSINESS PHONE 
 

CELL PHONE EMAIL ADDRESS 

Applicant Information (if different than owner) 
APPLICANT NAME 
 

ADDRESS CITY STATE ZIPCODE 

BUSINESS PHONE 
 

CELL PHONE EMAIL ADDRESS 

Summary of Request 
PROVIDE A BRIEF SCOPE OF REQUEST 
 Modification of HPB File No. 7490 and 7603 and HPB20-0376 for modifications to the historic Versailles building.

same as owner

sgeraghty@faena.com305-534-8800

33140FLMiami Beach3201 Collins Avenue

3425 Collins, LLC

02-3226-001-1440

3425 Collins Avenue

HPB20-0389
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We are committed to providing excellent public service and safety to all who live, work, and play in our vibrant, tropical, historic community. 
 

Project Information 
Is there an existing building(s) on the site?  Yes  No 
Does the project include interior or exterior demolition?  Yes  No 
Provide the total floor area of the new construction. SQ. FT.  
Provide the gross floor area of the new construction (including required parking and all usable area). SQ. FT.  
Party responsible for project design 
NAME  Architect   

 Engineer      
 Contractor     
 Tenant         

 Landscape Architect 
 Other_____________________ 

ADDRESS CITY STATE ZIPCODE 

BUSINESS PHONE 
 

CELL PHONE EMAIL ADDRESS 

Authorized Representative(s) Information (if applicable) 
NAME  Attorney 

 Agent 
 Contact 
 Other_____________________ 

ADDRESS CITY STATE ZIPCODE 

BUSINESS PHONE 
 

CELL PHONE EMAIL ADDRESS 

NAME  Attorney 
 Agent 

 Contact 
 Other_____________________ 

ADDRESS CITY STATE ZIPCODE 

BUSINESS PHONE 
 

CELL PHONE EMAIL ADDRESS 

NAME  Attorney 
 Agent 

 Contact 
 Other_____________________ 

ADDRESS CITY STATE ZIPCODE 

BUSINESS PHONE 
 

CELL PHONE EMAIL ADDRESS 

 
Please note the following information: 
 
• A separate disclosure of interest form must be submitted with this application if the applicant or owner is a corporation, 

partnership, limited partnership or trustee.  
 
• All applicable affidavits must be completed and the property owner must complete and sign the “Power of Attorney” 

portion of the affidavit if they will not be present at the hearing, or if other persons are speaking on their behalf.  
 
• To request this material in alternate format, sign language interpreter (five-day notice is required), information on access 

for persons with disabilities, and accommodation to review any document or participate in any City sponsored 
proceedings, call 305.604.2489 and select (1) for English or (2) for Spanish, then option 6; TTY users may call via 
711 (Florida Relay Service).  

 
 

80,904

80,904

matthew.barnes@akerman.com305-755-5825

33131FLMiami98 SE 7 Street, Suite 1100

Matthew Barnes

neisen.kasdin@akerman.com305-374-5600

33131FLMiami98 SE 7 Street, Suite 1100

Neisen Kasdin

luisrevuelta@revuelta.com305-590-5000

33133FLMiami2950 SW 27 Avenue

Luis Revuelta









Page 6 of 8 
 

We are committed to providing excellent public service and safety to all who live, work, and play in our vibrant, tropical, historic community. 
 

DISCLOSURE OF INTEREST 
CORPORATION, PARTNERSHIP OR LIMITED LIABILITY COMPANY 

 
If the property that is the subject of the application is owned or leased by a corporation, partnership or limited liability 
company, list ALL of the owners, shareholders, partners, managers and/or members, and the percentage of ownership held 
by each. If the owners consist of one or more corporations, partnerships, trusts, partnerships or other corporate entities, the 
applicant shall further disclose the identity of the individual(s) (natural persons) having the ultimate ownership interest in the 
entity. 
 
          ________________________________________________________  
                          NAME OF CORPORATE ENTITY 
 

                         NAME AND ADDRESS                              % OF OWNERSHIP 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 
 
          ________________________________________________________  
                          NAME OF CORPORATE ENTITY 
 

                         NAME AND ADDRESS                              % OF OWNERSHIP 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 
 
If there are additional corporate owners, list such owners, including corporate name and the name, address and percentage 
of ownership of each additional owner, on a separate page.  
 
 
 

100Leonard Blavatnik, 730 5th Ave, New York, NY 10019

3425 Collins, LLC
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We are committed to providing excellent public service and safety to all who live, work, and play in our vibrant, tropical, historic community. 
 

DISCLOSURE OF INTEREST 
TRUSTEE 

 
If the property that is the subject of the application is owned or leased by a trust, list any and all trustees and beneficiaries of 
the trust, and the percentage of interest held by each. If the owners consist of one or more corporations, partnerships, trusts, 
partnerships or other corporate entities, the applicant shall further disclose the identity of the individual(s) (natural persons) 
having the ultimate ownership interest in the entity. 
 
          ________________________________________________________  
                                      TRUST NAME 
 

                         NAME AND ADDRESS                                   % INTEREST 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
 

________________________________________________________   ________________________ 
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LEGAL DESCRIPTION

PARCEL 1

LOTS 1 THROUGH 8, INCLUSIVE, AND THE 16.00 FOOT ALLEY, ALL IN BLOCK 21. OF AMENDED MAP OF THE OCEAN FRONT
PROPERTY OF MIAMI BEACH IMPROVEMENT COMPANY. ACCORDING TO THE PLAT THEREOF. RECORDED IN PLAT BOOK 5. AT
PACES 7 AND 8. OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY. FLORIDA.

TOGETHER WITH:

PARCEL 2

A PARCEL OF LAND BEING A PORTION OF SECTION 26. TOWNSHIP 53 SOUTH, RANGE 42 EAST. LYING WITHIN THE CITY OF
MIAMI BEACH, MIAMI-DADE COUNTY, FLORIDA. SAID PARCEL OF LAND BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

COMMENCE AT THE SOUTHWEST CORNER OF LOT 8, BLOCK 21 OF THE AMENDED MAP OF THE OCEAN FRONT PROPERTY OF
THE MIAMI BEACH IMPROVEMENT COMPANY, ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT BOOK 5, PAGES 7
AND 8 OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.

THENCE SOUTH 82’ 33’ 12” E, ALONG THE SOUTH LINE OF LOTS 8 AND 1 OF SAID BLOCK 21, A DISTANCE OF 344.00 FEET TO THE
EXISTING SOUTHEAST CORNER OF SAID LOT 1, BLOCK 21;

THENCE NORTH 06’ 49’ 29” EAST, ALONG THE EXISTING EAST LINE OF LOTS 1, 2, 3 AND 4 OF SAID BLOCK 21 AND ALSO ALONG
THE BULKHEAD LINE. AS SHOWN IN THE PLAT MAP ENTITLED “ESTABLISHMENT OF EROSION CONTROL LINE”. AS RECORDED
IN PEAT BOCK 105, PAGE 62 OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA, A DISTANCE Of 200.72 FEET TO THE
EXISTING NORTHEAST CORNER OF SAO LOT 4;

THENCE SOUTH 82’ 38’ 28” EAST, ALONG THE EASTERLY EXTENSION OF THE NORTH LINE OF SAID LOT 4. BLOCK 21, A
DISTANCE OF 25.57 FEET TO A POINT ON THE EROSION CONTROL LINE AS SHOWN IN SAID PLAT MAP ENTITLED
“ESTABLISHMENT OF EROSION CONTROL LINE”:

THENCE SOUTH 06’ 59’ 18” WEST, ALONG SAID EROSION CONTROL LINE A DISTANCE OF 200.76 FEET TO A PONT ON THE
EASTERLY EXTENSION OF THE SOUTH LINE OF SAID LOT 1, BLOCK 21;

THENCE NORTH 82’ 33’ 12” WEST, ALONG SAID EASTERLY EXTENSION OF THE SOUTH LINE OF LOT 1, BLOCK 21 A DISTANCE
OF 25.00 FEET TO THE POINT OF BEGINNING.

SAID LANDS SITUATE WITHIN THE CITY OF MIAMI BEACH, MIAMI-DADE COUNTY. FLORIDA.

PARCELS 7 AND 2 COLLECTIVELY ALSO DESCRIBED AS FOLLOWS:

A PARCEL OF LAND BEING A PORTION OF SECTION 26, TOWNSHIP 53 SOUTH, RANGE 42 EAST, LYING WITHIN THE CITY OF
MIAMI BEACH, MIAMI-DADE COUNTY, FLORIDA. SAID PARCEL OF LAND BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

COMMENCE AT THE SOUTHWEST CORNER OF LOT 8, BLOCK 21 OF THE AMENDED MAP OF THE OCEAN FRONT PROPERTY OF
THE MIAMI BEACH IMPROVEMENT COMPANY, ACCORDING TO DE PLAT THEREOF AS RECORDED IN PLAT BOOK 5, PAGES 7
AND 8, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.

THENCE NORTH 07’ 26’ 48” EAST, ALONG THE PEST LINE OF LOTS 8, 7, 6 AND 5 OF SAID BLOCK 21, A DISTANCE OF 200.19 FEET
TO THE NORTHWEST CORNER OF SAID LOT 5, BLOCK 21;

THENCE THENCE SOUTH 82’ .38’ 28” EAST, ALONG THE NORTH LINE OF LOTS 5 AND 4, OF SAID BLOCK 21 AND ALONG THE
EASTERLY EXTENSION OF SAID LOT 4, A DISTANCE OF 367.39 FEET TO A PONT ON THE EROSION CONTROL LINE, AS SHOWN IN
PLAT MAP ENTITLED “ESTABLISHMENT OF EROSION CONTROL LINE”, AS RECORDED W PLAT BOOK 105, PAGE 62 OF THE
PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA;

THENCE SOUTH 06’ 59’ 18 WEST, ALONG SAID EROSION CONTROL LINE, A DISTANCE OF 200.76 FEET TO A PONT ON THE
EASTERLY EXTENSION OF THE SOUTH LINE OF SAID LOT 1, BLOCK 21;

THENCE NORTH 82’ 33” 72’ WEST, ALONG SAID EASTERLY EXTENSION OF THE SOUTH LINE OF LOT 1 AND ALONG THE SOUTH
LINE OF SAID LOTS 1 AND 8, BLOCK 21 A DISTANCE OF 369.00 FEET TO THE POINT OF BEGINNING.

SAID LANDS SITUATE WITHIN THE CITY OF MIAMI BEACH, MIAMI-DADE COUNTY, FLORIDA.



52726847;5 

September 8, 2020 

Chair and Members of the Historic Preservation Board 
City of Miami Beach 
1700 Convention Center Drive 
Miami Beach, FL  33139 

RE: Versailles — COA for modifications to the previously approved COA related only to 
the historic building; HPB20-0389 

Dear Mr. Mooney, 

Our firm represents 3425 Collins, LLC ("Owner") the owner of the parcel of land located 
at 3425 Collins Avenue (the "Property"), which is improved with the Versailles Hotel, a 
contributing historic structure in the Collins Waterfront Historic District. 

Recently Aman Resorts/OKO Group joined with Owner to develop the Property as the 
last element of the Faena District. The proposed redevelopment is generally similar to the 
currently approved certificate of appropriateness ("COA")1 in that the historic structure will be 
renovated and a new tower will be constructed on the south side of the property as a 
residential condominium building. However, there are key differences, some of which were 
included in application HPB20-0376, which was an application for a partial COA for certain 
changes related to the historic tower that was approved by the Historic Preservation Board 
("HPB") on June 9, 2020. The design of the new residential tower or the rear yards that are 
subject to the Oceanfront and Dune Preservation Overlay Zone regulations are not included in 
this application — they will be presented in separate applications. 

The changes applied for in HPB20-0376 included: (1) reintroducing hotel as the 
proposed use of the historic tower, (2) re-orienting and centering the lobby within the layout of 
the ground floor, (3) reconfiguration of the core elements (elevators and stairs) to better serve 
the proposed layout of the Aman hotel floors, (4) a slight eastward expansion of the floorplate 
of each floor, (5) reconstruction of the Gulf Stream Room which was demolished as part of the 
previously approved COA, and (6) reconstruction of the historic roof top emergency stairs and 
mechanical equipment as well as extending the floor area on the east side of the previously 
approved rooftop addition to accommodate a small restaurant. 

1 HPB File No. 7490 (design) and 7603 (variances), approved on March 8, 2016 and HPB20-0376. 

Akerman LLP 
Three Brickell City Centre 

98 Southeast Seventh Street 
Suite 1100 

Miami, FL  33131 
Tel:  305.374.5600 

Fax:  305.374.5095 
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At the June 9 meeting the HPB approved the use of the historic tower as a hotel, the re-
orientation of the lobby (though the interior design details are subject to further board review), 
the reconfiguration of the core elements, reconstruction of the Gulf Stream Room and the 
eastward expansion of the floorplates (though the design details of the east, north and south 
elevations and the balconies are subject to further board review). The other items — a rooftop 
addition, and the design details discussed previously (except for the lobby) — are further 
detailed in this application. 

This application, along with the previously approved partial COA, demonstrates how the 
Aman design team has integrated the extremely high program requirements of an Aman Resort 
Hotel with the restoration and rehabilitation guidelines of the Secretary of the Interiors 
Standards and current building code requirements.   

Faena District 
The redevelopment of the Property is the last piece of the larger Faena District,  

stretching in parts from 32nd Street to 35th Street. The Faena District includes the neighboring 
Faena Hotel (formerly the Saxony and also a Roy France designed building), the Faena House 
condominium (designed by Sir Norman Foster and Brandon Haw and whose condominiums 
have sold for record high prices), the Casa Faena (formerly the Claridge), the Faena Parking 
Garage, the Bazaar (the historically replicated Atlantic Beach Hotel and another Roy France 
building), and the Forum (designed by Rem Koolhaas of the Office of Metropolitan 
Architecture).  Beneath Faena Park, the Bazaar and the Forum is an underground parking 
garage.  Altogether, the Faena District provides a couple of hundred parking spaces where 
before only a handful of surface parking spaces existed.  The Faena District also involved the 
complete reconstruction of the beachwalk within the District boundaries as well as the 
construction of the 32nd Street and 35th Street end improvements and improvements to the 34th

Street parking lot. 

The proposed project will continue the pattern that has made the Faena District a 
special place for residents and visitors alike — the preservation of important and invaluable 
historic buildings while injecting new life into the historic buildings and introducing new 
architecture and new uses that buoy the vibrancy and property values. 

Components of Proposed Project 
The challenge of designing any addition to a historic structure is to find a design that is 

architecturally compatible with the historic building's size and scale without copying the 
original design and giving a false sense of history. In other words, making the new addition a 
statement of its own time without detracting from the significance of the historic structure. For 
the additions to the historic tower, the design team first reviewed the original Roy France 
design and then studied other Roy France hotel properties built during the 1939 – 1949 period 
in order to understand their architectural characteristics and character defining features. 

Refinement of previously approved rooftop addition 
This application proposes to reconstruct the historic roof top emergency stairs and 

mechanical equipment as well as extending the floor area on the east side of the previously 
approved rooftop addition to accommodate a small restaurant.  The rooftop addition is not 
visible using a line of sight analysis from Collins as demonstrated in the plans.  The previously 
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approved COA proposed to build spiral stairs, awnings and additional floor area on the west 
side of the roof that was visible from Collins, which this project eliminates. 

For the design of the rooftop addition, the east exterior wall and the balcony addition, 
we synthesized the Versailles Hotel’s original architectural character defining features into a 
contemporary new façade design. In this design we have transposed Roy France’s strong 
central vertical elements, radius building corners, staggered facade planes — following the 
same modulation, rhythm and geometry as the historic west and east facades — and white 
horizontal stucco spandrels from the west façade and have recreated them in new white 
stucco and glass east façade that is remarkably similar yet a product of its own time. The 
established fenestration heights, window headers and window sills have been used as a base 
reference to establish the new balcony horizontal banding details. 

Setback from the east façade, the rooftop restaurant addition (which is an extension of 
the previously approved rooftop addition) is enclosed in low-e clear glass with a white ceramic 
frit at the top of the glass to create a strong white horizontal spandrel and to reduce solar heat 
gain. The architecture of the rooftop addition distinguishes itself in a contemporary, of its time 
design, while maintaining a dialog and vocabulary that is complementary to the original Roy 
France architectural elegant geometry. There is a central vertical archway element of concrete 
and white stucco at the center of the rooftop addition that emphasizes the Roy France central 
and symmetrical building verticality. 

Eastward expansion of floorplates 
The proposed plans call for a slight expansion of the floorplate of each floor to the east 

in order to accommodate larger hotel rooms required for an Aman resort hotel.  The expansion 
respects the existing form of the east façade with a compatible but contemporary 
reinterpretation. The expansion of the floorplates has been reduced by two feet since the 
approval on June 9, from 8' to 6'. 

At the June 9 HPB meeting the Board approved the eastward expansion of the 
floorplates of the historic tower, subject to further review of the design details of the east, north 
and south elevations and the balconies on the east façade. On all of the typical floors, the 
building corners of the extended floorplates are defined by radius corners that harken back the 
original radius corners on the Roy France east façade, but with contemporary window designs. 
Much like the rooftop addition, the balcony corners maintain the same step backs and radius 
corners thus continuing the Roy France horizontal spandrel around the entire building while 
enclosing the balconies with clear glass railings with a white ceramic frit. The result is a 
distinctive contemporary new east façade that has many similarities to and is highly compatible 
with the original Roy France Versailles design. 

Amendment to Faena District Overlay 
The previously approved COA's included numerous variances that were granted for the 

project. The proposed project stays within the "envelope" of all the variances previously 
approved in HPB File No. 7603. Because the proposed project does not exceed any of the 
previously approved variances, the COA for the proposed project could restate and reapprove 
the same variances. However, Owner has made an application to the City to amend the Faena 
District Overlay regulations to, in essence, codify the previously approved variances. A copy of 
the proposed ordinance is enclosed as Exhibit A. As of the date of this submittal the ordinance 
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for the Overlay amendments has passed review by the LUSC subcommittee on July 21 and it 
was recommended favorably by the Planning Board on August 25. Because of the proposed 
amendments to the Faena District Overlay, the application does not include any requests for 
variances. 

With regard to the modification of setback requirements, it is important to note that the 
Property is a uniquely situated property in the RM-3 zoning district. It is the only oceanfront 
property in the RM-3 district that has a public parking lot on both sides of it instead of 
neighboring private property. Thus, the Property is separated from its nearest neighbors by a 
much greater distance than a typical property. From property line to property line the nearest 
property to the south is a little more than 100' away and to the north the nearest property is a 
little over 300' away. Also, the historic Versailles building was built prior to the adoption of the 
modern RM-3 zoning standards and the building encroaches into the required north side 
setback. The Gulf Stream Room and other additions to the historic tower will follow the existing 
setbacks of the historic building. 

Sea Level Rise Criteria 
In order to ensure that the Project is resilient in light of the effects of sea level rise, the 

sea level rise and resiliency review criteria from Section 133-50 of the LDRs is addressed 
below: 

1) A recycling or salvage plan for partial or total demolition shall be provided. 
The historic tower’s interior consists only of the concrete shell. All concrete 
removed during reconstruction will be separated from its reinforcement steel and 
both the concrete & steel will be sent to recycling plants. 

2) Windows that are proposed to be replaced shall be hurricane proof impact 
windows. 
All existing historic windows will be replaced with hurricane proof impact windows 
with identical configuration. 

3) Where feasible and appropriate, passive cooling systems, such as operable 
windows, shall be provided. 
Sliding glass doors and operable windows where possible have been proposed in 
all hotel guestrooms. 

4) Resilient landscaping (salt tolerant, highly water-absorbent, native, or Florida-
friendly plants) shall be provided, in accordance with chapter 126 of the city 
Code. 
Resilient landscaping has been provided. 

5) The project applicant shall consider the adopted sea level rise projections in 
the Southeast Florida Regional Climate Action Plan, as may be revised from 
time-to-time by the Southeast Florida Regional Climate Change Compact. The 
applicant shall also specifically study the land elevation of the subject property 
and the elevation of surrounding properties. 
The existing hotel structure is above the base flood elevation and cannot be raised 
due to its historical designation.  
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6) The ground floor, driveways, and garage ramping for new construction shall 
be adaptable to the raising of public rights-of-way and adjacent land, and shall 
provide sufficient height and space to ensure that the entry ways and exits 
can be modified to accommodate a higher street height of up to three 
additional feet in height. 
All ramps will be able to absorb the additional 3 feet in height based on the current 
street elevation of Collins Avenue. 

7) As applicable to all new construction, all critical mechanical and electrical 
systems shall be located above base flood elevation. All redevelopment 
projects shall, whenever practicable and economically reasonable, include the 
relocation of all critical mechanical and electrical systems to a location above 
base flood elevation. 
All critical mechanical and electrical equipment will be located between 1 and  2 feet 
above base flood elevation with the exception of the FPL vault, which will be 
located at grade elevation as required by FPL. 

8) Existing buildings shall, wherever reasonably feasible and economically 
appropriate, be elevated up to base flood elevation, plus City of Miami Beach 
Freeboard. 
The existing building is located above the base flood elevation but it cannot be 
raised up to the freeboard due to its historic designation. 

9) When habitable space is located below the base flood elevation plus City of 
Miami Beach Freeboard, wet or dry flood proofing systems will be provided in 
accordance with Chapter of 54 of the City Code. 
All proposed construction located below BFE will be dry flood proof construction up 
to the BFE plus freeboard. All entrances to the basement located below BFE plus 
freeboard will be protected with flood panels or gates. 

10) As applicable to all new construction, stormwater retention systems shall be 
provided. 
The project’s Stormwater Management System will be designed to meet the 
requirements for on-site retention for the State of Florida Department Of 
Environmental Protection, the City of Miami Beach and the State of Florida 
Department of Transportation. 

11) Cool pavement materials or porous pavement materials shall be utilized. 
Cool pavement materials have been utilized. 

12) The design of each project shall minimize the potential for heat island effects 
on-site. 
The project’s parking is located below grade, eliminating parking lots which 
contribute to the heat island effect. Hardscape areas will be limited. Landscaped 
areas will be planted with green lawns, bushes and trees for shade. 
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For this application we believe the following edits should be made to existing conditions 
in the consolidated order (HPB20-0376) that are no longer applicable or have been addressed 
with this application (edits are explained and shown in strikethrough and underline format): 

I.C.1.a, b and d 
These three conditions were implemented due to the lack of design details provided at 

the June 9, 2020 HPB hearing. If found satisfactory to the Board, these conditions should be 
deleted. 

a. The design of the north, south and east elevations of the new eastern extension 
of the Versailles building, as shown in the plans dated February 10, 2020, inclusive of 
the balcony design shall be further developed, in a manner to be reviewed and 
approved by the Board prior to the issuance of a Building Permit or a revision to any 
active Building Permit. 

b. The plans for porte-cochere/entry canopy on the west side of the Versailles 
building, as shown in the plans dated February 10, 2020, shall be further developed and 
shall require the review and approval of the Board, prior to the issuance of a Building 
Permit or a revision to any active Building Permit that includes a porte-cohere/entry 
canopy. 

d. The design of the entire rooftop addition on the Versailles building, as shown in 
the plans dated February 10, 2020, shall be further developed, in a manner to be 
reviewed and approved by the Board prior to the issuance of a Building Permit or a 
revision to any active Building Permit that includes a rooftop addition.

I.C.1.c 
The interior design, including but not limited to materials, finishes and lighting elements 
of the new lobby of the Versailles building, as shown in the plans dated February 10, 
2020, shall be further developed, in a manner to be reviewed and approved by the 
Board prior to the issuance of a temporary certificate of occupancyBuilding Permit or a 
revision to any active Building Permit. 

I.C.1.e 
This condition related to a loading space shown on the approved plans from 2016 and 

should be deleted. 

e. The loading space proposed to be located at the drop off area for the new 
residential tower along Collins Avenue shall not be permitted.  All loading spaces 
required for the new residential tower shall be located internal to the structure.

I.C.1.k 
This condition related to the canopy on the west elevation of the historic tower shown 

on the approved plans from 2016 and should be deleted. 

k. The final design and details of the proposed canopy located at the west 
elevation of the historic Versailles tower shall be provided, and all lighting and any 
required sprinkler systems shall be completely recessed into the structure, in a manner 
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to be reviewed and approved by staff consistent with the Certificate of Appropriateness 
Criteria and/or the directions from the Board.

I.C.3 and subsection a 
This condition and sub-condition related to the demolition of the 1955 addition, which 

has already been demolished. 

3. In accordance with Section 118-564(f)(6) of the City Code, the requirement that 
a full building permit for the new construction be issued prior to the issuance of a 
demolition permit for existing noncontributing structures, is hereby waived, if the 
following requirement is met: 

a. A Building Permit for the reconstruction of the south wall of the historic 
Versailles tower, according to the plans approved by the Board, shall be issued prior to 
or concurrently with the permit for the total demolition of the 8-story 1955 south 
addition.

I.C.5.d, e, f, g and h 
These conditions relate to streetscape improvements, improvements to the 34th Street 

parking lot and public beach access at 34th Street that have all been completed so the 
conditions can be deleted. 

d. Pursuant to the Escrow Agreement executed between the owner and the City, 
signed by both parties in March 2009, the owner has agreed to enter into a Streetscape 
Agreement for all public right-of-way improvements abutting the subject property, 
including 32nd Street between Collins Avenue and the Ocean, Collins Avenue, and 34th 
Street between Collins Avenue and the Ocean, inclusive of the City’s public surface 
parking lot. The following conditions shall be required to be completed, as part of the 
Streetscape improvements, prior to the issuance of a Partial Certificate of Occupancy 
(P.C.O), Temporary Certificate of Occupancy (T.C.O.) or final Certificate of Occupancy 
(C.O.) for either the new building or existing building on the Versailles property (3425 
Collins Avenue), whichever occurs last. 

e. 34th Street: The owner will install drainage structures and hardscape 
improvements (including sidewalks, A.D.A. ramps, and vehicular approaches, as 
described in the City right-of-way plans adjacent to the east side of Collins Avenue at 
34th Street), or will provide funding for such work, at the discretion of the City’s Capital 
Improvement Projects Department. 

f. 34th Street Surface Parking Lot: The owner will provide landscape and irrigation, 
or will provide funding for such improvements at the discretion of the City’s Capital 
Improvement Projects Department for the 34th Street surface lot. 

g. Public Beach Access at 34th Street: The owner will construct the paved public 
beach access, including all associated hardscape, landscape, and irrigation, from 
Collins Avenue to the Ocean. This shall also include all landscape, hardscape, and 
irrigation located between the east end of the 34th Street parking lot and the Ocean. 
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h. Pursuant to Condition 3.d.i below, the owner shall provide lighting in all 
landscape areas constructed or funded by the owner, in a manner to be reviewed and 
approved by staff. 

I.C.6 and all sub-sections 
These conditions all relate to construction of the public beachwalk, which has been 

completed so the conditions can be deleted. 

6. The applicant has proffered and agreed to construct a grade level Public Beach 
Walk along the rear of the subject site, subject to the following conditions.  The 
approval of the subject application is contingent upon such Public Beach Walk being 
constructed in accordance with the following conditions: 

a. The existing raised boardwalk adjacent to the dune and the site, in between 
34th and 35th Streets, shall be demolished and removed.  A new Public Beach Walk 
shall be designed, permitted and built by the applicant and shall connect to the existing 
raised boardwalks to the north and to the south.  All costs associated with the design, 
permitting and construction of the Public Beach Walk, as described herein, shall be 
borne by the applicant.   

b. The applicant shall enter into and record a restrictive covenant, approved by the 
Miami Beach City Attorney, which runs with the land, confirming the applicant’s 
agreement to design, permit and construct a Public Beach Walk, in accordance with the 
conditions herein.  The restrictive covenant shall be recorded in the public records, at 
the expense of the applicant. 

c. The Public Beach Walk shall be generally consistent with the beach walk master 
plan, and shall require the review and approval of the Public Works Department, as well 
as all other applicable regulatory agencies and authorities. 

d. The Public Beach Walk shall be substantially completed as soon as reasonably 
possible after the issuance of all required permits for its construction.  

e. The construction of the Public Beach Walk will be timed to coincide with the 
beach walk project behind the Saxony Hotel.  If the Versailles is ready for C.O. and 
construction of the Public Beach Walk has not commenced and completed, then the 
applicant shall post a bond, or provide other security acceptable to the City Attorney, 
for the cost of construction of the Public Beach Walk, to guarantee its construction and 
completion. 

II.A. 1 through 17 
These conditions spell out the variances previously approved. None of these variances 

are necessary due to the proposed amendments to the Faena District Overlay. 

A. The applicant filed an application with the Planning Department for the following 
variance(s): 

1. A variance to reduce 6’-0” from the minimum required setback of 11’-0” from 
the Erosion Control Line in order to construct a perimeter fence in the Dune 
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Preservation Overlay District at 5’-0” from the Erosion Control Line and a height up to 
16.50 NGVD. 

2. A. A variance to reduce 10’-0” from the minimum required setback of 15’-0” 
from the side property line in order to construct a perimeter fence in the Oceanfront 
Overlay District at 5’- 0” from the north property line and a height up to 16.50 NGVD. 

B. A variance to reduce 10’-0” from the minimum required setback of 15’-0” from the 
side property line in order to construct a perimeter fence in the Oceanfront Overlay 
District at 5’- 0” from the south property line and a height up to 16.50 NGVD. 

3. A. A variance to reduce all minimum required pedestal street side setback of 
16’-0” in order to construct new stairs up to the north property line facing 35th Street. 

B. A variance to reduce 5’-7” from the minimum required pedestal street side setback 
of 16’-0” in order to construct a column in the elevated terrace at 10’-5” from the north 
property line facing 35th Street. 

4. A. A variance to reduce by a range from 13’-2” to 5’-2” the minimum required 
pedestal street side setback of 16’-0” in order to construct the first and second floor at 
a setback ranging from 2’-10” to 10’-10” from the south property line facing 34th 
Street.  

B. A variance to reduce a range from 15’-4” to  3” the minimum required pedestal street 
side setback of 16’-0” in order to construct the third and fourth floors of the new 16 
story addition at a range from 8” to 15’-9” from the south property line facing 34th 
Street. 

C. A variance to reduce 11’-0” from the minimum required pedestal street side setback 
of 16’-0” in order to construct a perimeter fence at 5’-0” from the south property line 
facing 34th Street and a maximum height of 16.50 NGVD.  

5. A variance to reduce 31’-4” from the minimum required pedestal sum of the side 
setbacks of 32’-0” in order to provide a sum of the side yards of 8”.  

6. A variance to reduce 1’-10” from the minimum required subterranean street side 
setback of 10’-0” in order to construct columns at 8’-2” from the south property line 
facing 34th Street.  

7. A. A variance to reduce a range from  15’-4” to 3” the minimum required tower 
street side setback of 16’-0” in order to construct the fourth through sixteen floors of 
the new 16 story addition at a range from 8” to 15’-9” from the south property line 
facing 34th Street.  

B. A variance to reduce 7’-2” from the minimum required tower street side setback of 
16’-0” in order to construct the pool and pool deck at 8’-10” from the south property 
line facing 34th Street. 
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8. A variance to reduce 25’-9” from the minimum required tower sum of the side 
setbacks of 32’-0” in order to provide a sum of the side yards of 6’-3”.   

9. A variance to exceed by 3’-0” the maximum permitted building height of 200’-0” 
in order to construct a new 16 story residential addition on the southwest side of the 
property with a maximum height of 203’-0” measured from base flood elevation plus 1’-
0” (9.00’ NGVD) to the top of the roof kitchen counter.  

10. A. A variance to reduce 4’-0” from the minimum required subterranean street 
side setback of 10’-0” in order to leave underground sheet piles for the construction of 
the basement retaining walls at 6’-0” from the north property line facing 35th Street.  

B. A variance to reduce a range from 10’-0” to 6’-0” from the minimum required 
subterranean street side setback of 10’-0” in order to leave underground sheet piles for 
the construction of the basement retaining walls at a range from 0’-0”  to 4’-0” from the 
south property line facing 34th Street.  

11. A variance to reduce 4’-0” from the minimum required subterranean rear 
setback of 50’-0” in order to leave underground sheet piles for the construction of the 
basement retaining walls at 46’-0” from the rear property line. 

12. A variance to reduce 4’-0” from the minimum required subterranean front 
setback of 20’-0” in order to leave underground sheet piles for the construction of the 
basement retaining walls at 16’-0” from the front property line facing Collins Avenue. 

13. A variance to exceed by 10.6% (9’-5”) the maximum permitted width of 30% 
(26’-7”) of the building’s core front (88’-8”) in order to construct a new porte-cochere 
with a width of 40.6% (36’-0”)  of the building’s front, facing Collins Ave. 

14. A variance to exceed by 3’-0” the maximum permitted height of 16’-0” for a 
porte-cochere in order to construct a new porte-cochere in front of the property up to 
19’-0” in height, facing Collins Ave. 

15. A variance to reduce 11’-6” from the minimum required front setback of 20’-0” 
for at grade parking in order to construct a new driveway at 8’-6” from the front 
property line facing Collins Avenue. 

16. A variance to reduce by 10.47’ the minimum required pedestal side facing a 
street setback of 16.0’ in order to extend the floorplates on floors 2 through 5. 

17. A variance to reduce by 10.47’ the minimum required tower side facing a street 
setback of 16.0’ in order to extend the floorplates on floors 6 through 14. 

III.A 
This Final Order consolidates all conditions and requirements for Certificate of 

Appropriateness approval as same are contained herein, in the original Orders dated 
November 14, 2014, and March 8, 2016 and June 9, 2020.  Accordingly, this Order shall serve 
as the Final Order for the proposed project and, in the event of conflict between the provisions 
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hereof and those of the November 14, 2014, or March 8, 2016 or June 9, 2020 Orders, the 
provisions hereof shall control. 

For all of the aforementioned reasons we respectfully request your favorable review of 
the proposed project and we look forward to working with your staff and presenting the project 
to the Historic Preservation Board. 

Sincerely, 

Neisen O. Kasdin 
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Exhibit A 
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FAENA DISTRICT OVERLAY 

ORDINANCE NO. _______ 

AN ORDINANCE OF THE MAYOR AND CITY COMMISSION OF THE CITY OF 
MIAMI BEACH, FLORIDA, AMENDING THE LAND DEVELOPMENT 
REGULATIONS OF THE CODE OF THE CITY OF MIAMI BEACH, BY 
AMENDING CHAPTER 142, ENTITLED “ZONING DISTRICTS AND 
REGULATIONS," ARTICLE III, ENTITLED "OVERLAY DISTRICTS," 
AMENDING DIVISION 10, ENTITLED "FAENA DISTRICT OVERLAY," TO 
AMEND THE PARKING REQUIREMENT FOR PLACE OF ASSEMBLY USE; 
AMEND THE ALLOWABLE HEIGHT FOR RM-3 OCEANFRONT LOTS 
GREATER THAN 70,000 SQUARE FEET IN SIZE, WHICH ALSO CONTAIN A 
CONTRIBUTING HISTORIC STRUCTURE; AND AMEND THE ALLOWABLE 
SETBACKS AND REQUIRED YARDS FOR RM-3 OCEANFRONT LOTS 
GREATER THAN 70,000 SQUARE FEET IN SIZE, WHICH ALSO CONTAIN A 
CONTRIBUTING HISTORIC STRUCTURE; AND PROVIDING FOR 
REPEALER, SEVERABILITY, CODIFICATION, AND AN EFFECTIVE DATE. 

WHEREAS, the City of Miami Beach ("City") desires to encourage private property 
owners to redevelop and manage properties under common ownership comprehensively rather 
than in a piecemeal manner; and 

WHEREAS, the City seeks to encourage and incentivize new development and the 
preservation and restoration of structures located within the Collins Avenue corridor; and  

WHEREAS, contributing historic structures located within the Collins Avenue corridor 
pre-date the City's land development regulations and therefore do not meet the zoning 
standards and are frequently permitted as legal nonconforming structures; and  

WHEREAS, the preservation and restoration of the City's historic buildings and 
character furthers the general welfare and is especially important to the citizens of Miami Beach; 
and 

WHEREAS, the preservation and restoration of historic structures is often possible 
through the construction of additions and/or new buildings on the same property; and 

WHEREAS, the amendment set forth below is necessary to accomplish all of the above 
objectives. 

NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND CITY COMMISSION 
OF THE CITY OF MIAMI BEACH, FLORIDA:

SECTION 1.  Chapter 142, Article III entitled "Overlay Districts", Division 10 "Faena District 
Overlay" is hereby amended as follows: 

CHAPTER 142 
ZONING DISTRICTS AND REGULATIONS 

* * * 



52726847;5 

ARTICLE III 
OVERLAY DISTRICTS 

* * * 

DIVISION 10.  FAENA DISTRICT OVERLAY 

Sec. 142-867.  Location and purpose. 

The overlay regulations of this division shall apply to the properties identified in the Overlay Map 
below:  
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The purpose of this overlay district is to allow limited flexibility of uses, and limited increases in 
heights, and limited flexibility in setbacks because of the common ownership and operation of 
the properties within the overlay district and the value of preserving historic buildings within the 
overlay district. 

* * * 

Sec. 142-869. Compliance with regulations. 

The following overlay regulations shall apply to the Faena District Overlay.  All development 
regulations in the underlying regulations shall apply, except as follows: 

* * *

(a)  One place of assembly may be permitted as a main permitted use, within the areas that 
have an underlying zoning designation of RM-2, in accordance with the following minimum 
requirements: 

* * *

xvii. The required parking for a place of assembly is one space per eighty (80) square 
feet of floor area available for seating. 

* * *

(g) Within areas that have an underlying zoning designation of RM-3, lots which are 
oceanfront lots with a lot area greater than 70,000 sq. ft. that also contain a contributing historic 
structure shall have a maximum height of 250 feet.  

i. Any building with a height exceeding 203 feet shall have a front setback of 75 feet as 
measured to the closest face of a balcony. 

(h) Within areas that have an underlying zoning designation of RM-3, lots which are 
oceanfront lots with a lot area greater than 70,000 sq. ft. that also contain a contributing historic 
structure: 

i. The required pedestal and tower side street setback for alterations to and 
extensions of a contributing historic structure shall be equal to the existing 
setback of the contributing historic structure. 

ii. The required pedestal side street setback for attached or detached additions to a 
contributing historic structure that are located on the ground is 0'. 

iii. The subterranean, pedestal and tower side setbacks shall be zero (0’) feet for 
properties abutting a GU zoned parcel, and which also provide a view corridor 
between an existing contributing building and the construction of a detached 
ground level addition, subject to the review and approval of the historic 
preservation board, in accordance with the certificate of appropriateness review 
criteria. 
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vi. There are no required sum of the side yard setbacks for pedestal or tower side 
setbacks. 

viii. The required subterranean rear setback is 46' from the bulkhead line. 

ix. The required subterranean front setback is 15'. 

x. The required front setback for at-grade parking and driveways is 8'-6". 

xiv. The maximum permitted width of a porte-cochere for a contributing building may 
exceed the requirements of allowable encroachments as outlined in the city code 
section 142-1132, not to exceed the width of an original porte-cochere. The 
maximum permitted height of such porte-cochere shall be 19'. 

xvi. The term "grade, average existing" which means the average grade elevation 
calculated by averaging spot elevations of the existing topography taken at ten-
foot intervals along the property lines, shall be substituted for the term "grade" for 
purposes of fence and wall heights and setbacks. However, a fence or wall which 
faces Collins Avenue shall be measured from grade (the city sidewalk elevation 
at the centerline of the front of the property). 

SECTION 2. CODIFICATION. 
It is the intention of the Mayor and City Commission of the City of Miami Beach, and it is hereby 
ordained that the provisions of this ordinance shall become and be made part of the Code of the 
City of Miami Beach, Florida. The sections of this ordinance may be renumbered or re-lettered 
to accomplish such intention, and, the word "ordinance" may be changed to "section", "article", 
or other appropriate word. 

SECTION 3. REPEALER. 
All ordinances or parts of ordinances in conflict herewith be and the same are hereby repealed. 

SECTION 4. SEVERABILITY. 
If any section, subsection, clause or provision of this Ordinance is held invalid, the remainder 
shall not be affected by such invalidity. 

SECTION 5. EFFECTIVE DATE. 
This Ordinance shall take effect ten days following adoption. 

PASSED and ADOPTED this _____ day of __________________, 2020. 

ATTEST:
__________________________________ 

Dan Gelber 
Mayor 

_________________________________  
Rafael E. Granado 
City Clerk                        
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APPROVED AS TO 
          FORM AND LANGUAGE 

& FOR EXECUTION 

___________________    ____________ 
    City Attorney                     Date 

First Reading:  
Second Reading:  

Verified by: _____________________  
       Thomas Mooney, AICP 
       Planning Director 

Underscore denotes new language 
Strikethrough denotes removed language 
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First submittal:  August 17, 2020 
Comments issued:  August 28, 2020 
Applicant responses in red: September 08, 2020 

SUBJECT: HPB20-0389, 3425 Collins Avenue.  

Please provide a narrative response to the comments listed below.  

1. LETTER OF INTENT 
a. none

2. ZONING 
a. Revise FAR drawings. Covered terrace at the rooftop restaurant counts in FAR. 

Note that as per plans, remaining FAR for this 10 sf.  
The covered terrace area has been replaced by an aluminum louvered system. 
No changes in FAR. 

b. Include details of covered terrace at the roof restaurant on pages AH-1.402, AH-
1.403 and AH1.404.  
Covered roof detail added sheet AH1.404.1. 

3. DEFICIENCIES IN ARCHITECTURAL PRESENTATION 
a. When will the design for the rear yard be presented? Ownership anticipates 

submitting the rear yard design in approximately October or November of 2020. 
b. The FAR diagrams in the new tower package show FAR removed from the 4th 

level in the historic Versailles tower. These plans show from level 3. Please revise 
the FAR diagram and the section on sheet AH-1.608 to show the 4th floor 
removed.  
FAR Diagrams A-005 have been updated. Section on sheet AH-1.608 corrected. 

c.  A-006 GSF comments:  
i.  Ground, provide GSF for lobby extension only  
ii.  Level 2, there does not appear to be any new GSF on this level, the lobby 

extension is double height.  
iii.  Level 14, all area in the proposed rooftop addition shall be included in the 

GSF.  
iv.  Level 15, GSF on this level only includes the stairs to the mechanical 

mezzanine level and any enclosed mechanical areas within the new rooftop 
addition.  

Gross calculation have been corrected Sheet A-006. 
d.  AH-101.P, the hatched areas should be red, labeled and page number larger. 

Revised. 
e.  AH-1.104, according to historical photos the windows on the tower portion have 

3 divisions not 4.  
Revised sheets AH-1.102 to AH-1.106. 

f.  The height of the porte cochere is not consistent between the elevations and 
renderings. Revised sheets AH-1.102 to AH-1.106. 

g.  Remove the top support rail in the signage.  
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Revised sheets AH-1.102 to AH-1.106. 

h.  Provide the existing/demo elevation for the restaurant drop off area. 
Sheet AH-1.501 added.  

4. DESIGN/APPROPRIATENESS COMMENTS (Recommendations) 
a. None. 

5. LANDSCAPING 
a. comments pending 
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VERSAILLES HOTEL

3425 COLLINS AVENUE, MIAMI BEACH

I. Contextual History

The stretch of oceanfront property from 21st to 44th Streets in Miami Beach

was first platted in 1916 by the Collins/Pancoast family. Zoned for hotels and

apartments, this area was only sparsely developed until the 1930s when, within

a decade, Chicago architect Roy F. France (1888-1972) designed over a dozen

buildings that virtually created the mid-beach skyline. These included the

Whitman, Ocean Grande, and Shoremede Hotels (all now demolished), the

Patrician, the Sovereign, and three “skyscrapers”: the Sea Isle (now Palms Hotel),

the Cadillac, and the Versailles. His Saxony and Sans Souci hotels were added in

the Postwar years. All of these are now included as “Contributing” buildings in

the Collins Waterfront Historic District, designated by the City in 2000.

II. Specific History

The Versailles property occupies the entire oceanfront block between 34th

and 35th Streets. The hotel as it was first designed in 1940 consisted of the 16-

story (including cupola) Art Deco-style tower at the northwest corner of the

property, with a one-story lounge and dining room extending to the east, and a

(salt-water) swimming pool deck on the south. Due to a curve in Collins Avenue

at this point, the tower was, and still remains, a prominent visual landmark.

This construction, containing 141 hotel rooms and one apartment, originally

cost $300,000. The hotel opened in January 1941 for seasonal occupancy, from

December to April. Within a year of its opening, the U.S. entered World War II,

and while hundreds of Miami Beach buildings were leased for military use at

that time, no record as been found that the Versailles was one of these.

In 1955, Roy F. France & Son designed an eight-story addition to the

Versailles, containing 132 more hotel rooms, for then-owner Daniel Lifter,

president of the Liflans Corporation. This addition, built during the Beach’s
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Postwar Boom, was designed in Postwar Modern style and cost $700,000. An L-

shaped structure at the southwest corner of the property, it obliterated a section

of cabanas and what was originally an open yard, and partly blocked the view of

the tower from the south, but the original building and swimming pool remained

intact. In the 1950s, hotels in Miami Beach were becoming all-inclusive resorts,

and the Versailles followed this trend by putting retail space and a nightclub in

this addition.

III. Architecture

As one of France’s three landmark “skyscraper” hotels, all built in 1940,

the original Versailles closely resembles the other two: the Sea Isle (Palms) and

the Cadillac. All three have a soaring vertical shaft that has a lozenge-shaped

footprint:, and on the east and west elevations, the center portion is

symmetrically flanked by three setbacks on each side. In the Versailles, the

setbacks on the Collins Avenue elevation alternate between round and square

edges, while in the rear all the setbacks are square-edged. This arrangement of

setbacks allowed the Versailles to advertise “floor on floor of spacious, sun-

flooded rooms…90% with corner windows,”1 which literally doubled the chance

of catching a night breeze in that era before air-conditioning. Early photographs

show the rooms’ windows were awning type.

Unlike the Sea Isle or Cadillac, the Versailles is topped with a copper-

domed open cupola that strongly resembles the one on France’s National Hotel

at 17th Street, built the previous year. The bottom two floors on the west

elevation are faced in stone, and the entry was originally quite plain, with no

porte-cochere. Two plain square pillars supported an overhang above a narrow

porch, then a flight of steps interspersed with planter bins led down to the

driveway. Channel-letter neon signage was mounted two stories up over the front

door.

1 Advertisement, circa 1940.
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Roy France’s 1940 plans for the Versailles were found on Microfilm

#14269 in the Miami Beach Building Department; in addition, a brochure

produced in 19412 includes a plot plan, two floor plans, and several interior and

exterior photographs. One of these views shows the original one-story rear

extension fronting the beach. Adjacent to the vertical tower, first a plain, square

cocktail lounge projects to the south; next is a plain, square corner of the lobby

lounge; and lastly there is a rounded end of the dining room projecting eastward.

Wrapped around all of these in the 1941 photograph is an expansive, sloped,

apparently canvas awning. This area is labeled on the floor plan as a “dining

terrace.” The Building Permit Card (#17141) documents architect Albert Anis

“enclosing dining room terrace” in 1945. This project, costing $13,000, is borne

out in later postcard images that show this area enclosed and without the

awnings.

The same 1941 brochure shows that the original lobby merged into an

open lounge area at the rear, providing entering guests an immediate view all the

way through to the ocean. From the front door, the reception desk was set into

the wall to the right, and the elevators were to the left. The eastern walls of both

the lobby-lounge and adjoining dining room are lined with floor-to-ceiling

windows, embodying Roy France’s design philosophy: “Let in the air and sun.

That’s what people come to Florida for.”3 Nonetheless, the Versailles took

advantage of technical progress and added an “air cooling unit” in 1947, and air-

conditioned the cocktail lounge in 1948.

The 1955 Postwar Modern style addition, designed by France when he was

in partnership with his son, is clearly of another time. Plain and recti-linear, its

distinguishing feature is the way the bottom two floors telescope out toward

Collins Avenue, where a boxed-in mosaic art mural wraps around the southwest

2 Curt Teich Postcard Archive, Lake County Museum, Wauconda, Illinois.
3 Obituary, Miami Herald, Feb. 17, 1972.



4

corner of the second story. The mural is signed “Stewart Studios N.Y.C. 1955;”

no further information about it has so far been found, but it appears to be an

abstract depiction of the sun god with his horse-drawn chariot and attendant

figures. (It may be a play on a plaster bas-relief of the Sun King applied to the

east façade of the Fontainebleau Hotel in 1954, that has been replicated and

slightly relocated on the recently-remodeled Fontainebleau.)

Plans for the 1955 addition to the Versailles were found on Microfilm

#47326. These document that the porte-cochere was added at that time; it still

survives in an altered state, tapering out over the driveway, with convex edges,

but it was originally supported by a V-shaped pylon, and its underside was

studded with down-lights, as seen in a 1950s photograph.

Some changes were made to the hotel lobby at this time as well; since the

new addition adjoined the lobby at the site of the original reception desk, the

desk was moved to the west wall, on the south side of the front door. A “plant

bin” was also installed in the middle of the lobby floor.

In place of the original reception desk were put two stairways; the first led

down to a “lower lobby” in the addition that extended along a windowed wall on

Collins Avenue. Set in the interior was retail space for a coffee shop, beauty

parlor, florist, drugstore, gift shop, and stores for jewelry, sportswear, shoes, and

men’s and women’s apparel. The other stair curved up to an “upper lobby” that

overlooked the swimming pool to the east, and another set of steps to the west

led up to the windowless area behind the mural wall. This area contained a

cocktail lounge with dance floor, an amoeba-shaped bar, and a television room

where guests, without in-room TVs, could enjoy black-and-white entertainment.
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IV. Architect Biography

Roy F. France (1888-1972)was born in Hawley, Minnesota, worked as a

draftsman in Chicago as a young man,4 and studied at the Armour Institute of

Technology (1905-6) and the Chicago Technical School.5 Several buildings from

his early career, some in Tudor and Gothic styles, are preserved in Chicago’s

historic districts.

After France and his wife took a train trip to Florida in 1931, they moved

permanently to Miami Beach where, inspired by the sunlight and sea air,

France’s design style changed drastically. Here he first worked for Chicago

publisher William F. Whitman, who had an oceanfront home at 32nd Street and

invested in local real estate.6 France’s Indian Creek Apartments and Whitman

Hotel (both now demolished) across Collins Avenue from each other at 33rd

Street were followed by dozens of hotels and apartments throughout the City, in

Med-Deco Transitional, Art Deco, and Postwar Modern styles. His son, Roy

France Jr., worked as his partner for several years but died in 1957.

Many of France’s Miami Beach buildings have been demolished but

twenty still remain between 24th and 44th Streets, in the Collins Waterfront

Historic District. His surviving buildings include:

National Hotel 1677 Collins Ave.
Cavalier “ 1320 Ocean Drive
Pines & Palms Apts. 2463 Pine Tree Dr.
Sea Isle Hotel 3025 Collins Ave.
Saxony “ 3201 Collins Ave.
Cadillac “ 3925 Collins Ave.
Sovereign “ 4385 Collins Ave.
Casablanca “ 6345 Collins Ave.

---Carolyn Klepser, researcher
August 9, 2011

amended Aug. 15, 2014

4 Obituary, Miami Herald, Feb. 17,1972.
5 Keith Root, Miami Beach Art Deco Guide; MDPL, 1987, p.32.
6 Interview with Whitman’s son Dudley, 1998.
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