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January 31st, 2021

City of Miami Beach
Planning Department- Second Floor

1700 Convention Center Drive
Miami Beach, Florida 33139

Attention: Planning Staff and Design Review Board

Re: Proposed new two-story residence to be located at 400 N. Hibiscus Drive on Miami Beach, FL.
Architect’s Letter of Intent.

Planning Staff and Design Review Board,

We have designed a new two-story residence to be located at 400 N. Hibiscus Drive on Miami Beach. The
property has 9,500 square feet and is in an AE-10 flood zone. This is a corner property, thus both street
elevations must read as front elevations. We feel we have achieved this combining shifting architectural
planes with the careful use of materials. The estimated cost of construction is 2,064,780.00.

We feel we comply with all zoning requirements except one. We are seeking a waiver from the maximum
allowed 60’ length on the South side elevation that has an adjacent property. We have a continuous run of
about 68’ but have circumvented the elevation with shifting plans and the use of materials and fenestration.

We are compliant with the unit size at 48.2%, the lot coverage at 25.9%, the front yard pervious area at 60.4%,
the rear pervious area at 80.1% and our maximum finished first floor to top of roof height is 24’-0”. The
existing residence on site to be demolished was constructed in 1956. Since the flood zone is AE-10, we are
required to go at a minimum of the flood zone elevation plus 1’-0”, this our finished first floor will be at
+11’-0” NGVD.

We hope that the Planning Staff and the Design Review Board will grant us the one waiver that we seek here.

Sincerely,

Ralph Choeff, President
Choeff Levy Fischman PA

OF Fi Digitally signed
by Ralph Choeff
Date:

84_25 Eiscayne Blvd. Suite 201 www.clfarchitects.com (t) 305 .434 . 8338
Miami, FL 33138 (f) 305 .892.5292
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TREE TABLE
Diameter| Height |Spread
No|  Name (Ft) | (Ft) | (Ft) + 5
(&)
! TREE 10.0 35.0 | 30.0 )
2 EDGE 10.0 6.0 3.0 8
3 PALM 0.3 100 | 80 GRAPHIC SCALE =
4 PALMS CLUSTER 1.5 120 | 10.0 20 0O | O 20 40 80 %
5 PALMS CLUSTER 1.5 12.0 10.0 > '*(_3
6 PALM 1.5 60.0 | 15.0 H H H 5 M 2
7 PALM 0.6 5.0 6.0 &" > %
& PALM 0.6 30.0 | 12.0 I I I
9 PALM 0.6 30.0 10.0 A
0 PALM 06 | 120 | 100 W (IN FEET) 6’30(,3
I PALM 0.6 20.0 | 10.0 1INCH = 20 FEET Oy, 333 |
B PALM 0.7 25.0 | 8.0 9
13 PALM 0.6 30.0 8.0 N
|4 PALM 0.6 30.0 | 10.0 7%= LOCATION SKETCH 3
E PALM 0.7 20.0 | 15.0 SCALE =N.T.S. °
16 PALM 0.6 35.0 | 10.0 5
17 PALM 0.6 35.0 | 10.0 S " o
E PALM 06 | 350 | 100 LEGAL DESCRIPTION: 58
19 | ARECA CLUSTER 7.0 30.0 | 15.0 OT . 8 LOT 6, BLOCK W OF HIBISCUS ISLAND ACCORDING TO THE PLAT THEREOF, AS ﬁ &
20 PALM 0.6 30.0 | 10.0 - ‘ LOT -9 ‘ LOT - 10 ‘ LOT - | | RECORDED IN PLAT BOOK 34, PAGE 87 OF THE PUBLIC RECORDS OF MIAMI-DADE §_‘8
21 PALM 0.6 30.0 | 10.0 BLOCK -2 BLOCK -2 BLOCK -2 BLOCK -2 COUNTY, FLORIDA. S E
22 PALM 1.3 70.0 | 15.0 o
23 PALM 0.6 300 | 120 | HIBISCUS ISLAND ( P.B.8, PG.75) | | 9 %
24 PALM 0.6 25.0 | 12.0 § s
0 =
25 PALM 0.6 25.0 5.0
26 PALM 0.5 27.0 | 10.0 P SMH U.P. ABBREVIATIONS PROPERTY ADDRESS:
27 PALM 0.6 | 400 | 80 s/ RIMEL=565(NevD2d) o1 0-H— 0-H— —@ o O-H O-H O-H O-H W e 400 N HIBISCUS DRIVE MIAMI BEACH,
25 FICUS 5.0 70.0 25.0 ; g/g = ﬁﬁc%féoé;/gévig\#o FLORIDA 33139 —
29 PALM 0.8 70.0 | 10.0 SMH AR = ALUMINUM ROOF
30 PALM 2.0 70.0 5.0 Sq RIM EL.=4.99' (NGVD29) AS. = ALUMINUM SHED
3l TREE 3.0 70.0 | 40.0 ® E; ASPH. —ASPHALT CERTIFICATION:
32 PALM 0.7 300 | 12.0 - o o P o0, EB BLDG. =BUILDING ZEUS S HIBISCUS HOUSE LLC
A ¢ NN N C BM.  =BENCH MARK
33 PALM 0.7 30.0 10.0 . Ao T o T T 'ifb .................. )JQ . 2\ \/ALLEYGUTTER ...... JJQ ................ e J)E ................. J)z ......... B : B.C.R. =BROWARD COUNTY RECORDS
34 PALM 0.7 33.0 10.0 SAM =E SAN 1 SAN TSAN s B.0.B. =BASIS OF BEARING
35 PALM 0.6 28.0 8.0 o S e V. B.0.S. =BOTTOM OF STRUCTURE
36 PALM 0.6 26.0 | 10.0 R Pk 60" TOT Alf;o S RIGHT—OF—WAY @jﬁ? D%.\éqa@ oy PAcK e
— ——— — —P— == = C.B.  =CATCHBASIN
37 FALM -5 5.0 5.0 C.B.S. =CONCRETE BLOCK STRUCTURE
38 | ARECA CLUSTER 2.0 250 | 15.0 @ v o C.BW. = CONCRETE BLOCK WALL
) e} E CH. = CHORD
| T 5| e00 | 200 : pe a5 1 S °p @ F B ChL  ZcHoRDLENGTH
T ARECA CLUSTER | ‘O B O 5 o EEREEEEER B P LJ\\ ..... DVAUEY-GUTTER -~ - - - - -+ o e B | gfL :ggquRD LENGTH LEGAL NOTES To ACCOMPANY SKETCH OF SURVEY-
PALMS CLUSTER (2) O 7 45' 0 8'O . SET TBM NAIL & DISK L=23.56 C.0. =CLEANOUT o THERE MAY BE EASEMENTS RECORDED IN THE PUBLIC RECORDS NOT SHOWN ON THIS SURVEY.
42 : : : _ ELEV=5.46'(NGVD29 R=1]5 OO' CLF. =CHAINLINK FENCE o EXAMINATIONS OF THE ABSTRACT OF TITLE WILL HAVE TO BE MADE TO DETERMINE RECORDED
43| ARECACLUSTER | 25 | 200 | 100 ; ASPHALT 461 ) T CME = CANAL MANTENANCE EASEMENT INSTRUMENTS, IF ANY, AFFECTING THE PROPERTY.
44 TREE 2.5 700 | 300 ] RETURN ELEV=3.91(NAVD8S) T=15.00 CUP. = CONCRETE UTILITY POLE o THIS SURVEY IS SUBJECT TO DEDICATIONS, LIMITATIONS, RESTRICTIONS, RESERVATIONS OR L
45 TREE 1.0 28.0 | 15.0 @ A=090°00'00" CP. = CONCRETE PORCH EASEMENTS OF RECORD.
C.S.  =CONCRETE SLAB U -
46| PALMS CLUSTER 3.0 30 |100 | N CEER N o~ e A~ e Nnoerr B ] S OB Y e | SN ARl o LEGAL DESCRIPTIONS PROVIDED BY CLIENT OR ATTESTING TITLE COMPANY. g
47 | ARECA CLUSTER 2.0 200 | 10.0 %9 C.0; N .00’ oPo, . DE  =DRAINAGE EASEMENT o BOUNDARY SURVEY MEANS A DRAWING AND/ OR A GRAPHIC REPRESENTATION OF THE SURVEY Z =
48| ARECA CLUSTER 25 20.0 | 10.0 g ﬁf g 1% DME = DRAINAGE MAINTENANCE EASEMENT WORK PERFORMED IN THE FIELD, COULD BE DRAWN AT A SHOWN SCALE AND/OR NOT TO SCALE: LUl P
29 | ARECA CLUSTER 5 20 | co = \o S DEGREES THE WALLS OR FENCES MAY BE EXAGGERATED FOR CLARITY PURPOSES. N s
50 PALMS CLUSTER 3.0 30.0 10.0 }) @ el EBTP fgggg@??&);VSFORMER oAD o EASEMENTS AS SHOWN ARE PER PLAT BOOK, UNLESS DEPICTED OTHERWISE. — O a
51 PALMS CLUSTER 3.0 25.0 10.0 @ @ @ | ELEV = ELEVATION o THE TERM "ENCROACHMENT" MEANS VISIBLE AND ABOVE GROUND ENCROACHMENTS. (D g E
55 PALMS CLUSTER 5 250 0.0 > . ENCR. = ENCROACHMENT o ARCHITECTS SHALL VERIFY ZONING REGULATIONS, RESTRICTIONS, SETBACKS AND WILL BE LLI OO
TREE | . : 5 ‘ - Q) \\ B F.H. =FIRE HYDRANT RESPONSIBLE FOR SUBMITTING PLOT PLANS WITH CORRECT INFORMATION FOR "APPROVAL FOR D: n -
T S 52 00 ‘ %l 00 FIR = FOUNDIRONROD AUTHORIZATION" TO THE PROPER AUTHORITIES IN NEW CONSTRUCTION. =L
. . . EY4e) A% o) +O- . . FF.E.  =FINISHED FLOOR ELEVATION o UNLESS OTHERWISE NOTED, THIS FIRM HAS NOT ATTEMPTED TO LOCATE FOOTING AND/OR = T
55 | PALMS CLUSTER 3.0 25.0 | 10.0 | 2.50" ALLEYIN.A.P &S B @2 STEP co STEP /25 BRICKS i F.N.D. =FOUND NAIL & DISK FOUNDATIONS. i T (I_)
Il RO . L. FT. =FEET
56 | PALMS CLUSTER 1.5 300 | 120 (UNIMPROVED) | 5.50' 2@0 o) - 25 . . FNIP. = FEDERAL NATIONAL INSURANCE PROGRAM ¢ FENCE OWNERSHIP NOT DETERMINED. Z j
57 ARECA CLUSTER 2.0 8.0 8.0 . % 55 > < W [O('[b F.N.  =FOUND NAIL o THIS PLAN OF SURVEY, HAS BEEN PREPARED FOR THE EXCLUSIVE USE OF THE ENTITIES NAMED D: 8 e
. Dh B O\ H. = HIGH OR (HEIGHT)
58 PALMS CLUSTER 1.5 25.0 15.0 LOT - 3 b @ H b -ﬁf '*P’ N 8EG = /NGRESSQND EG,)?ESS EASEMENT HEREON, THE CERTIFICATE DOES NOT EXTEND TO ANY UNNAMED PARTY. Lu < §
59 PALM 1.5 60.0 | 15.0 BLOCK - W > W% @@ :5) PR V2 - r I.C.V.  =IRRIGATION CONTROL VALVE T
60 TREE 1.5 50.0 | 20.0 P %%p 8 @ NO CAP IE =INVERT ELEVATION < <
’ - . . I.F. =/RON FENCE
Gl PALMS CLUSTER 3.0 28.0 | 12.0 o ERNaRE o ONE STORY (@ U . t.g =ﬂgiﬁlggusw£ss 1 =
~ . . [avd ° P =
T I 16776 Lf RS 1409 0 . oE Ol | FLOOD ZONE INFORATION -
= . . . Q @ E r_— F E — 6 I O. % @ b i QDD B ’L.M.E. :mﬁﬁ%;glNTENANCE EASEMENT .
PALM -5 0.0 | 15.0 Lo B oy ¥ ®) o S & x LOT - 5 (M) = MEASURED DISTANCE THE NFIP FLOOD MAPS HAVE DESIGNATED THE HEREIN DESCRIBED LAND TO BE SITUATED IN:
66 PALM 0.4 30.0 | 60 oo 1958~ AN 2 | X } M.D.C.R = MIAMI DADE COUNTY RECORDS BASE FLOOD ELEVATION:  10FT.
c7 TREE .5 5.0 35.0 ~ S/ g EAY) o - ME. = MAINTENANCE EASEMENT COMMUNITY: 120635
68 | PALMS CLUSTER (2) | 1.5 30.0 | 12.0 53 < ) S BRI P MH. = MANHOLE PANEL: 0316
. : : o + 24.07' O = o p N.AP. =NOTAPART OF SUFFIX‘ L
69 | PALMS CLUSTER (3) .5 30.0 5.0 91 oy %3;.0 '* ~ NGVD = NATIONAL GEODETIC VERTICAL DATUM :
70 PALMS CLUSTER (3) |5 30.0 15.0 @ U;‘ N.T.S. =NOT TO SCALE DATE OF FIRM: 09/1 1/2009
71 | PALMS CLUSTER (2) 1.0 30.0 | 10.0 _— — BRICKS 3625 & . 25.15 @ % #OgNO-: gglﬁ”SBEETR THE SUBJECT PROPERTY DOES LIE IN A SPECIAL FLOOD HAZARD AREA.
72 PALM 0.4 35.0 | 8.0 R 5) o ey ] = > OH. = OVERHEAD
() — O.H.L. =OVERHEAD UTILITY LINES
73 PALM 2.0 35.0 | 15.0 , @ AC PAD U @ @ . @ @ < O.RB. = OFFICIAL RECORDS BOOK ,
74 TREE 2.0 35.0 | 35.0 /A ok 7 EL2 754" N . ; o o O.VH. = OVERIANG SURVEYOR'S NOTES:
75 | PALMS CLUSTER (3) .0 30.0 | 10.0 9e1e 0)'5/.\ NGVD29 \ @ o)?‘ @(0 @ - @ ! @V o)(-or_o@ @.;)q gXMT- ;’;Z‘XZ";’E}Q’T 1. IF SHOWN, BEARINGS ARE REFERRED TO AN ASSUMED MERIDIAN, BY SAID PLAT IN
N _‘2 N L b _4 . - THE DESCRIPTION OF THE PROPERTY, IF NOT, BEARINGS ARE THEN REFERRED TO
76 FALM 07 | 330 |12.0 ° A0, D @ t o+ " PC.C. = POINT OF COMPOUND CURVATURE COUNTY, TOWNSHIP MAPS ’ ’
77 TREE 5.0 300 | 300 € 2:507, O, % ; LP. | o o P.C._ =POINT OF CURVATURE 2. THE CLOSURE IN THE BOUNDARY SURVEY IS ABOVE 1:7500 FT.
78 PALM 2.0 600 | 15.0 NSy PREIRY @ ) B kit N b P.O.T. =POINT OF TANGENCY 5
9 TREE CLUSTER I O 0 b P O 4“2 EB * *‘f' 25.00' 7 | R o 125,00 P.O.C. =POINT OF COMMENCEMENT 3. CERTIFICATE OF AUTHORIZATION LB # 7806.
: : : | 3 [ A1BB = |- . P.OB. fPO/NT OF BEGINNING 4. ALL ELEVATIONS SHOWN ARE REFERRED TO NATIONAL GEODETIC VERTICAL DATUM
80 TREE CLUSTER 1.0 10.0 6.0 U.P. F.rR. /2" /' ¢ C.L L 28 EB | . . P.R.C. =POINT OF REVERSE CURVATURE
5] ARECA CLUSTER = o > 0 0 @ @ @ L - & , % A/C PAD ] FIR. 1/2" | . PWY  =PARKWAY OF 1929 MIAMI-DADE COUNTY BENCH MARK # CMAB HIB01. LOCATION INTERSECTION ARO0D09879
: : ‘ } NO CAP K ol 7125.00 S| EL.= 7.08% NO CAP |- PRM. = PERMANENT REFERENCE MONUMENT OF W, PALM MIDWAY & S. HIBISCUS DRIVE: ELEVATION IS 4.07' FEET OF N.A.V.D. OF 01/20/2022 A
SURVEYORS NOTE: - 4 CBS WALL— 9| =l © o WM | LOT - 3 PLS. = PROPESSIONAL LAND SURVEYOR 1988, CONVERTED TO NGVD (29) USING CORPSCON, USING CONVERSION FORMULA °
, & av . (R =RECORD DISTANCE
MAY NOT BE THE CORRECT NAME OF THE TREES. | J ) /\L gg =I§IIE4$DRI,:'(I)VACDI:'
LAND SURVEYORS ARE NOT ARBORIST. b b A L. oW = RIGHT OF WAY SURVEYOR'S CERTIFICATION: Ralph Choeff
| RAD. = RADIUS OR RADIAL | HEREBY CERTIFY: THIS "BOUNDARY SURVEY' OF THE PROPERTY DESCRIBED HEREON, HAS reg‘i‘ggeodoggged
R.OE. =ROOF OVERHANG EASEMENT RECENTLY BEEN SURVEYED AND DRAWN UNDER MY SUPERVISION, AND COMPLIES WITH THE
SEC. = SECTION AA26003009
STY.  =STORY STANDARDS OF PRACTICE AS SET FORTH BY THE FLORIDA BOARD OF PROFESSIONAL LAND
SWK =SDEWALK SURVEYORS IN CHAPTER 5J-17, FLORIDA ADMINISTRATIVE CODE PURSUANT TO 472.027,
' s = SOUTH FLORIDA STATUTES. comm no.
ADDITIONAL SURVEYOR'S NOTES: STW = STORM WATER MANHOLE
TREE OR PALM SMH = SANITARY MANHOLE 2 1 7 6
S.P. = SCREENED PORCH
£ S.\V.  =SEWER VALVE
: & T Tanemnr 12/10/2021
o T = TANGENT
+———= ELEVATIONS DATUM TB = TELEPHONE BOOTH BY: date:
T.B.M. =TEMPORARY BENCHMARK
REFERS TO NATIONAL T.UE. = TECHNOLOGY UTILITY EASEMENT JOHN IBARRA (DATE OF FIELD WORK) 12/15/2021
GEODETIC VERTICAL DATUM OF TSB = TRAFFIC SIGNAL BOX
T.S.P. =TRAFFIC SIGNAL POLE
oo Roonoone 1929 (NGVD29) W = ToWNSHP PROFESSIONAL LAND SURVEYOR NO.: 5204  STATE OF FLORIDA _
: 2 ‘FFF UE. = UTILITY EASEMENT (NOT VALID WITHOUT THE SIGNATURE AND THE ORIGINAL RAISED SEAL OF A FLORIDA LICENSET revised:
s o . ELEVATIONS DATUM up.  =UTLTYPOLE SURVEYOR AND MAPPER),
| TREE PROTECTT .T.S. REFERS TO NORTH AMERICAN W.F.  =WOOD FENCE REVISED ON:
g/?;giERTO BE CONTINUOUS AROUND THE TREE OR GROUP OF TREES. VER TICAL DA TUM OF 1988 '%Z ;‘l//lv/(o)gg Z?)g([::H '
1. MINIMUM SIX (6) FOOT HIGH TEMPORARY CHAIN LINK FENCE SHALL BE PLACED AT THE w.v. = WATER VALVE REVISED ON
FENCE SHALL COMPLETELY ENCIRCLE TREE(S), INSTALL FENCE POSTS USING PIER BLOCK (NAVD88) M =MONUMENT LINE :
ONLY. AVOID POST OR STAKES INTO MAJOR ROOTS. MODIFICATIONS TO FENCING MATERIAL C = CENTER LINE LEGEND
AND LOCATION MUST BE APPROVED BY PLANNING OFFICIAL. =DELTA —————————————
2 T 00T SIS DG SONTIUCION 19, oo o o 4 ELEVATION CONVERESION NOTE: o+ = OVERHEAD UTILITY LINES DRAWN BY: | LK
N Wi e SR 0 cuENT e s CoVFRE Wi 01 e o NGVD 1929 TO NAVD 1988 = = CONCRETE BLOCK WALL
POSSIBLE.
3. NO STOCKPILING OF MATERIALS, VEHICULAR TRAFFIC, OR STORAGE OF EQUIPMENT OR SUB TRACT 1.55 FEET FROM NGVD x X x X = CHA/N LINK FENCE
BE MOVED OR REMOVED UNLESS APPROVED BT THE CITY PLANNING OFFCIAL, WORK 1929 = NAVD 1988; 0 0 0 0 = IRON FENCE FIELD DATE: | 12/10/2021
WITHIN PROTECTION FENCE SHALL BE DONE MANUALLY UNDER THE SUPERVISION OF THE
ON-SITE ARBORIST AND WITH PRIOR APPROVAL BY THE CITY PLANNING OFFICIAL. # # # # =WOOD FENCE
4. FENCING SIGNAGE AS DETAILED ABOVE MUST BE POSTED EVERY FIFTEEN (15) ALONG THE —_ BUILDING SETBA CK L/NE
FENCE. -
= UTILITY EASEMENT SURVEY NO: | 21-004151 sheet no.
VITR—T FTTR—" = LIMITED ACCESS R'W
4/ 4 4 = NON-VEHICULAR ACCESS RIW SHEET: 10F 1
x 0.00 =EXISTING ELEVATIONS .
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