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December 16, 2016 
 
To: Design Review Board Members and Planning Department Staff, 
 
Re: Request for Design Review Approval & Waivers for New Residence Located at 40 W. San Marino Dr. Miami Beach, FL. 
 
Dear Board Members and Planning Staff,  

The applicant is SRR Property Holdings LLC, the owner of the property located at 40 W. San Marino Dr. Let this letter serve 
as the letter of intent in support of the owner’s request for Design Review Board (DRB) approval and waivers for the construction of a 
new, two-story, single-family residence to replace an existing pre-1942, one-story residence in an RS-3 zoning district.  

The applicant is seeking Design Review approval for the new home. The proposed residence is a 4,981 sq. ft. single-family 
home built in the tropical modern style. The total unit size for the property will be 4,981 sq. ft., 50% of the 9,823 sq. ft. lot. The lot 
coverage will be 2,752 sq. ft. or 28.0% of the total lot size, which is below the lot coverage allowable for the property (30%, 2,947 sq. 
ft.).  The residence features warm accents such as ipe wood planes, and vertical wood louvers, in addition to board-formed concrete 
feature walls, and white stucco finishes. The residence has been designed to create exciting movement at all four sides. The front of 
the residence features a large overhang with a volume of vertical louvers that continue and wrap the side of the house. Board formed 
concrete walls extrude and give movement and privacy at the front façade, and the garage is side facing with a large planter box at 
the front. Large spans of clear sliding glass doors have also been used. The rear of the residence features a large second floor 
balcony with views to Biscayne Bay and the Downtown skyline beyond. 

The applicant is requesting three (3) waivers and two (2) variances for the property.  
The first waiver is to request that the second to first floor ratio be granted at 85.8%. The second floor volume is set back 

significantly from the front property line (59’-0”) and would not be detrimental to the streetscape. Additionally, movement in the side 
facades and a large courtyard at the north façade create interesting architecture for the neighbors to the north and south. As shown 
in the renderings, the calculation does not tell the true story of the architecture. The second floor is sized proportionally to the first, 
and is not perceived as overbearing or massive. 

The second waiver requested from the board is to allow the residence to have a height of 25’-4”. As proposed, the majority 
of the residence is 24’-0” tall as measured from BFE. Only a small portion located at the rear is requested at the full 25’-4” height. By 
designing in this manner, the residence becomes much more exciting with the varying overall heights of the garage, the front of the 
residence, and the rear ipe volume. 

The third waiver is in regard to the side yard open space requirement. Per the code, we have located a large courtyard at 
the north side of the residence in order to break up the façade. This created an opportunity to locate the spiral stair for roof access in 
the courtyard. By doing this, there is no need for a large stair tower to access the roof, and the spiral stair is tucked away, obscured, 
unnoticeable to neighbors. The waiver requests that the open space courtyard be elevated above adjusted grade so that the stair 
may be located in the courtyard and be usable from the ground floor. 

The first variance is in regard to the minimum lot size. Code states that a property located in the RS-3 zoning district is 
required to have a lot area of 10,000 S.F. Measured from the centerline of the seawall, the property 40 W. San Marino has a lot area 
of 9,823 S.F. We are requesting a variance to reduce the minimum required lot area of 10,000 S.F. for a property located in the RS-3 
district in order to construct a new two-story home on a property with a lot area of 9,823 S.F. 
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The second variance is in regard to the minimum lot width requirement. Code states that a non-oceanfront property 
located in the RS-3 zoning district is required to have a lot width of 60’-0”. Measured at the 20’-0” front setback, the property 40 W. 
San Marino has a lot width of 54’-6”. We are requesting a variance to reduce the minimum required lot width of 60’-0” for a property 
located in the RS-3 district in order to construct a new two-story home on a property with a lot width of 54’-6”. 

I ask for your support and your vote in favor of the design, waivers, and variances described in this letter of intent so that 
we may proceed with the project. We ask that the Board approve our application as submitted. Should you have any questions 
regarding the application, please do not hesitate to contact our offices at the number listed below. 

Sincerely,  
 
Ralph Choeff 
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Legal Description 

 

40 W San Marino Drive 

 

 

 

Lot 6, Block 1, of "PLAT OF SAN MARINO", as recorded in Plat Book 9, Page 22, of the Public 

Records of Miami-Dade County, Florida: 

  

TOGETHER WITH THE FOLLOWING DESCRIBED PARCEL:  

 

Begin at the Southeast corner of Lot 7, Block 1, PLAT OF SAN MARINO, as recorded in Plat 

Book 9, Page 22, of the Public Records of Miami-Dade County, Florida, thence West along the 

South Line of said Lot 7 for 175 feet to the Southwest corner of said Lot 7; Easterly 175.11 feet to 

the East line of said lot 7, said point being 6.25 feet North of the Southeast corner of said Lot 7; 

thence Southerly along the East line of said Lot 7 for 6.25 feet to the Point of Beginning.  

Containing 9,953 Square feet or 0.23 Acres, more or less, by calculation. 

http://www.clfarchitects.com/
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