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October 10,2022

VIA HAND DELIVERY

The Chairperson and Members of the
Miami Beach Historic Preservation Board
c/o Ms. Deborah J. Tackett
City of Miami Beach Planning Department
1700 Convention Center Drive, 2nd Floor
Miami Beach, Florida 33139

Re HPB22-0545 (Formally 6'HPBL9-0354") Application for a Certificate of
Appropriateness for Design and Demolition and Variance for Loading
Spaces I Sanctuary Hotel | 1745 James Avenueo Miami Beach (the

"Properfy")

Dear Chairperson and Members of the Historic Preservation Board:

Our firm represents 1745 James, LLC (the "Applicant"), in connection with land use and

zontng matters relating to the Property before the Historic Preservation Board ("HPB"). Please

accept this Letter of Intent as part of the application, on behalf of the Applicant, for a Certificate
of Appropriateness for design, total demolition and approval of variances ("COA") in connection

with the redevelopment of the Property (the "Project"). The Project achieved an approval from
the HPB under HPB19-0354 on July 14,2020 ("Expired HPB Order") (see Attached). As a

result of the pandemic period the Project was delayed in obtaining the full building permit and as

a result the original order expired. The Applicant has continued to work on the construction

documents in order to secure a full building permit for the proposed Project but would need the

HPB to approve a new order for a Building permit to be issued.

I. The Property

The Property is located within the Museum Historic District and the Miami Beach

Architectural District. The Property is zoned Residential Medium Density District (RM-2) on

the City of Miami Beach Official Zoning Map and designated Residential Medium Density
District (RM-2) on the City's Future Land Use Map.

The Property contains what was originally 2 separate buildings, 1735 James Avenue,

built in 1953 as a 2-story apartment-hotel building designed by Manfred Ungaro and 1745 James

Avenue was built in 1951 as a 2-story apartment-hotel building designed by Leonard H. Glasser.

Each was originally an apartment-hotel building for seasonal tourists with 18 units each, for the
total combined of 32 units. Therefore, from 1951 to the 1980s, each property were two
independent sites. The courtyard was divided by the property line, the first building opened to
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the south and then when the second building was built it opened to the north, giving the

appearance of a shared courtyard. In 1984 both sites were unified, and the front fagades

demolished of each building to create a combined new front faqade with a lobby and then

connecting the properties at the rear. Once combined in the 1980s it operated as an Assisted

Living nacitity ('ALF"; before its last use as a hotel with a destination restaurant &bar and Spa.

Separately enclosed with the submittal you will find a copy of a Historic Resource Report

("Historic Report") prepared by Arthur J. Marcus Architect P.A., which includes the building

cards for the Property.

II. Proiect

Applicant is submitting to the HPB for the total demolition of buildings which are

currently .rnin.a. The Property is currently listed as contributing to the Museum Historic

District. It should be noted, that originally when the district was created it was listed as

conforming to the character of the historic district, when the City eliminated that classification, it
was automatically listed as contributing. The original apartment buildings were two independent

sites, having no public spaces and in the 1980s had their front fagade demolished to build a new

fagade and lobby. The new front fagade followed the "Miami Vice" art deco faux design which

is what is currently present. The request for total demolition of the existing building would allow

for a contemporary 5 story, 50' building with approximately 90 hotel rooms and small restaurant.

ilI. Request for Certi{icate of Appronriateness

Applicant is hereby requesting an approval of the COA for the design and total

demolition of Property. This would allow the continued use of the property as a boutique hotel

within the Museum Historic district making it compatible with the surrounding properties which

many have been renovated hotels with 5 story or larger additions and there are existing

apartments of 5 to 11 stories. Since the Property should no longer be classified as contributing,

ailowing total demolition would permit a more compatible new building within the area'

IV. Compliance with COA Criteria

In accordance with Section 118-564 of the Code, the Application complies with the

criteria for issuance of a COA. The proposed physical improvements and additions are designed

to be compatible with the surrounding properties. The general design, scale and massing of the

renovations to the Property are appropriate to the size of the lot and compatible with the

surrounding properties.
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V. Variance request

Under Section 130-101(a) the Project would require a minimum of 2 loading spaces in to

build the 90 hotel rooms. The Project is not required to provide any parking spaces for the

project, and to require the construction of the loading spaces would be out of character with the

surrounding neighborhood. The hardship in providing the loading spaces, would require cutting

into the sidewalk to create a driveway in an area you typically do not have curb cuts. The

granting of the variance will not c In addition, the previous hotel and destination restaurant

atready had a loading zone parking space designated on the public right of way, which is
currently still located in front of the property. We are working with the Parking department to

maintain the existing loading space and modifu as needed.

(d) In order to authorize any variance from the terms of these land development

regulations and sections 6-4 and 6-41(a) and (b), the applicable board shall find that:

(1) Special conditions and circumstances exist which are peculiar to the land, structure, or

building involved and which are not applicable to other lands, structures, or buildings in the

same zoning district;
* The Project is located in an area that adding driveways and curb cuts would negatively

impact the pedestrian trffic.

(2) The special conditions and circumstances do not result from the action of the

applicant;
* In this area there is no parking requirements for hotels and therefore only a loading

parking space would trigger driveways and curb cuts.

(3) Granting the variance requested will not confer on the applicant any special privilege

that is denied by these land development regulations to other lands, buildings, or structures in the

same zoning district;
*Majority of the buildings in the area have no parking spaces with driveway or curb cuts'

(4) Literal interpretation of the provisions of these land development regulations would

deprive the applicant of rights commonly enjoyed by other properties in the same zoning district

under the terms of these land development regulations and would work unnecessary and undue

hardship on the applicant;
* While required parking has been eliminated the issues on loading spaces has not been

addressed.

(5) The variance granted is the minimum variance that will make possible the reasonable

use of the land, building or structure;
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*The requested variance is the minimum to avoid a driveway and curb cut

(6) The granting of the variance will be in harmony with the general intent and purpose of
these land development regulations and that such variance will not be injurious to the area

involved or otherwise detrimental to the public welfare; and
*Granting the variance would benefit the public welfare by avoiding driveway and curb

cuts.

(7) The granting of this request is consistent with the comprehensive plan and does not

reduce the levels of service as set forth in the plan. The planning and zoning director may require

applicants to submit documentation to support this requirement prior to the scheduling of a

public hearing or any time prior to the board voting on the applicant's request.
*The Proiect has been using loading on city parking spaces since the 1980's.

(S) The granting of the variance will result in a structure and site that complies with the

sea level rise and resiliency review criteria in chapter 133, article II, as applicable.
*N/A

VI. Sea Level Rise and Review Waiver

Section 133-50(a) provides review criteria for compliance with the City's recently

adopted sea level rise and resiliency criteria.

(i) A recycling or salvage plan for partial or total demolition shall be

provided.

*The demolition of the Property may require recycling or salvaging. To

the extent required, Applicant will comply with this requirement.

(ii) Windows that are proposed to be replaced shall be hurricane proof impact
windows.

*N/A

(iii) Where feasible and appropriate, passive cooling systems, such as operable

windows, shall be provided.

*N/A.
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*Yes

(iv) Whether resilient landscaping (salt tolerate, highly water absorbent, native

or Florida friendly plants) will be provided.

(v)

*All new landscaping will consist of Floridafriendly plants'

Whether 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, including a study of
land elevation and elevation of surrounding properties were considered.

*Yes, the new construction is being built at base flood elevation plus I'

(vi) The ground floor, driveways, and garage ramping for new construction

shall be adaptable to the raising of public rights-of-ways and adjacent

land.

*N/A.

(vii) Where feasible and appropriate, all critical mechanical and electrical

systems shall be located above base flood elevation.

*Yes.

(viii) Existing buildings shall be, where reasonably feasible and appropriate,

elevated to the base flood elevation.

*N/A.

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 54 of the City Code.

(ix)

*Yes

(x) Where feasible and appropriate, water retention systems shall be provided.
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VII. Conclusion

The Applicant is requesting the approval of the COA of design and total demolition. In

addition, the request for variance to not provide loading parking spaces is granted. These

uppro,rui, would 
-be 

the same as the HPB has previously approved under the Expired HPB Order.

tle approval by Board would create a boutique hotel that would service the Miami Beach

Convention Center. Based on the foregoing, we respectfully request your favorable

consideration of this Application.

Sincerely

Attachment

Greenberg Traurig, P.A. I Attorneys at Law
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trisnrring,',:la6e **nrpir*n;*, Elvilsinq llupcr:tr'*snt,-F1-e $cfetyi, in sn$ure u":rrtp{innoe wltl'l

the piens *ppncveri by tna ssard anci sorirJiti*ns of lhis orclsr

iilfhe rei+r:ali*n sf any tree sirall be surl:iect tr: ihe ffpl]ruval oi the Hrivirannter:t &

$ustxi ila bil ityr sirect+r a nijlur Lli'bari Fors$t+r, as appli*a,Ltle.

0, ,Ail flF$iii*rfibic ilfll trunsfcrfi'lsr"s sr vault,roGrlls en$ bachflorr pset:*ntion.devic;es ghall nnl

b* l,tcra{,*C withi*, an}r recuir*d y*r,d with thr* €xD$ptiiln,if ihe v$ive; lPlV) wlri*h rtt*y be

visihle snd aot$s,$ible frnm the striant.

[-]. Whur* $ns or r{}sr-{a }lapssls are unifja,.': fcr a srngle d€',.e}*prtct.\i, il}s Uw}i}grty swilsf sllinil

*Xecut* ancj rgs0rd a unity CIf tltie or' ,tit ,.]Ovep.arrt in iisi: of Unily of' {tt{e, as rYlay bs

,lipplic*bie, irt a fcrrn ar:t*ptaFil* ia llt* Sity Altarrt*y'

E. A cr:5ry of ali poges cf ihe |ecoi'Ced F inai Order shall he scanneci tnto thtl plens sutlmritecl

$eli. ttiirl<t,ng pe*iit &n* $ha{! he lcln,str;ci iml*e*intely aftnr the frs'nt. cnvelr pnge of'the permit

pla'rs.

F. The Finat tlrd*r sliali be reccrde"J rr-r the Fubli* Resor'ds of fv{iattri'CIaCe Cturrtv' pnnr tn

the issuran** *f a *uiiding F*rtnii'

S. $atisfnctian cf ali ccinrjitions i* requrrncJ {orthe Plnnnrng Repartnt*nt ln_gi'.;'* iit aBi}l'CIvfiI

$n a Csrtifi*at* CIf *ce.upaney; fr T$l,]tparffry f;ertificAts cf Qcuupffns!' *r Parlial Cetiifiua{*

*1f3*cupnn*y ft:tay *ls6 be *,:rnclitio*aliy grnarrte# Planning fJ*pxrtnr*ntal *6rpr*vai.

f.l. Tire Final *r,rjer is n$t severable, and if crrirr' n:rc'visiun ur candition h*reof is held v*id or

un*ortslituliorlal in a linai rlecisrsn by a ccurt cf canrpt+tent jarirdicticn' the nrd*r'shail bn

r-eturnfid tn the Beard fcr reC*nsideratiOr] ae tc, r,uf'*etner th(J nr*Jer c^neete ihe crilarie trrr'

llppr*vai sbseni th* stricken previ$,i*n,or D*n$itisn, afidior it is o:ppralrriets tc moaify the

rttmaining conditicrrs or impn$e trelfii s$nriitions

.N${
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{ The ilsnditlsil$ of sppr,*val helein are binding *n ths $pph$i-lnt, tire prnpilny'e owttt?}:s.

opernl$r$, llnti ail sil[')ss$srs in inter*st und a'ssignt

-i. NDtninU iri th;s ,)iri*rr itr.ithoiicss a i,riolation *!'tire,*iiy C+ti* $r oift*r sF{iliii:iii}li! ls:'v, n{}r

,?llows n rei*xottnn $t ;.\ny rr+qltiren:+rrit nr standar:d stll fsrth rrr thc Oity Cc*ls'

id iJp*n the i$$,..:enrEr *t a final *ilrtifi*ate or'iluut.ip*ncy nr $*:rliiiuai* t:f ilnmpictien. es

G:Fpiir:l:ble, tl-re plcrlsst *pprnved ilgrt*irr sheli i:s miqinl$irra{J in ac;csrdsrttt wilh lhe pla*s

spprvv*i$ iry lhe u.*rxr$ snci sh.qil iris s:ui':j*ci ln ilii *crrtl'itigrtt gl ap$l:o\'r'*l llefe:irl -ti:ni*ti$

sth6t:\iiisie iiladifi*rj i:y the B*arqj. l:raiiure io ritaiiris:fi shnil resull i'n th* i*ut"r*nc* oi * tlorl*

#urnpii*lrce +ita,liE:l'i, i-lnd conliriulecl failirr* t$ ,CorTlply m*y reerult in revo*atiurr af tir*
Certiiirxts> uf Sr;cup*n*:t, Ccntplel-iE n an$ Bursirtess Tax R*ceipt'

if ls i-,l:F.gs\. ft$qnrREi]. i:ri*eei u:rr$ri iile f*reg$ir--rg llnttinii<s ai ll,:<:t. ,tne evicen*e, inf*rrtrdlt*ri,

festiinr..rry anc nrat*riats pr*sen.t*d *i tlls pili:lic heuring, wir,cit i*re part *f tire ier'>rd l':t' thi*

r?x*tlpr, *nc the $tatf r*p*rt nnC nnniysr*. vt'$rDh ilre ncl*pted herein, incltl*in6 thc ststt

1,$(:fjmniendirii$ns, urhicir wcts amsniis$ Rn{l ad*sie* by tt're l}*src, that lhe *ppiic*i:istt is

t]$\Al,,J'j'HD fe$' rhrr ebclirs-l*,rainnB;ci l:wi{)i:t sillljesct 'is tiit:s$ csi'lein rlnn$iti*tts silficn'i${.{ i*

Fnrugi:a;:ir I, ti.lii of tiie f:in$rr$s of Fnui. lc nihich tnn *$Fl'inailt hes 8grssfi'

fR$Vl,DEn. tn* applicant shell buiid crbste nttaiiy tn acccro4s*ce v;ilh the 
.El*ns- J':l'J,L$

,,$snctuaqy Fdstv$", prep*rsr$ hy Revuulta &rahitactur* ltrterne*[**al, date$ Juns f $, R$S$,

us aplrro,.,u<l ily the t-lisloriu tltt*$errx-licn $r:nrri, as det*'rtrtirteU i:V stAJ'i.

rrvh*n requeuiing a buiiciing pernrit, the tr:{ans subrnrtlerl tcr ih* Huildir';g i}upari:nr*nt f$r pernrit shail

he cr:r'rsislen{ u'riih thsi piani alrf:r'*vtaci i:y ti'i* $*nrc' *tot'lifieti i* a***r"cJance willr ihe concli{iCItts

snt farth in thtu iircer i\io builciing p*rmit rrray h* issti*d tliriess and *ntii a{l cnndiiions nf appt's';ai

ti)fft inijsl h* s*tisfieri Ft"i$r i$ ri*imit i$suarrce, s$ s*l fsfiil iil ti\is {irdel", nffr'e !:*en met"

The issuance cl tt.re appr^cval doer nol reli*'.le ltre appiicent l'r'ottt obtr*inirig eli aihsr.rvquired

lrr!unr*ipei" Caunty and,ui $tate rev'ieu;s sl'rtl perrits. inrir;dinp f insi eciring arlprav*|, lf a<lequ*t*

hi.intlic*nped i1un*ss is nnt *sroriid*d *n ihs ii$srd'*pgrr.,rve'1 pinns,, thi* ^tppxtvnl rl*es n*t msen

ihsl .$rj$h trenciic*pBed a*cs,ss i$ *r:t iequireC. 'u\{hsr: r*qu+sting * suii*iItg pe$stii'

th* pl*ns s*bmrfled 
'tr: 

the Si.r!l*'ing ill*pni'lniar:t f*r gr*rmit shall i:e i:r:r",sistant with tn€ pi*n$

apprcv*C Lry gie tl,lairS, rnndifi*C irr ac{$iderrce with the r:onr.titiutls set i''artit in iiri* OrrJ*r.

ii'tile fuii nuitging [sernrit for lh,s projeci is noi iesuqd withrtr *ighteerr (1S,'lrnonths o{ the rfisatiilg

-daie at whrch the *riginai oi;proual wns gr,antc.C, the uSrpii*;*ti*n '-vill expirtl and becostc rtuil and

vrlrrl, unless tne apnlic*nt nr*hes ar"i a$:niication ta tite Snanl tcr an extnneifirr at timt:, in

acc*rdcnce ,#ith the feqlrtra*lents an$ prssndures *f Chepiet 1 i S sf the 
_Sity' 

Oo{e; t19 griiillins

;i;,ty irrcli extenui*n nf tir.ne shnil bs at the Siscrstifin of t{r* Bcar*, lf th* Full Suilding Petntit

for tti* rirrJjeft shoul'J exnrir* for arry reds*r-r {ir"rcludirrg bul i'rct iimite,* to construction ne't

cerrr.rmerrej*i; en<t canlinui116. wrth rerlurii.sd inspegiorrrs, ii:r acccrdance vurth ih* applieaule Built-{irtg

.*o<3e), the *pplicatian wiil '*xpii'e and hP*ame nuii and v*itj'

in flr)oDrdancs with chopter 118 nt tirn $i{y *orie, the vir:iai!*n 0lar'ry cn'-rditions anci safegulit'ds

thnt nre a pfirt cf ti'ris, Srder sheit be ceel'?'le'd a 'rrslation ef the lanc daveiapnrent reguiatrcns' *f
*.,u *ltv #ede. F.*ilure to cr:mply wiih thi* *ret*r s*ali sui$ject the appli+s.tiotl lo Chaplet 1 18 t:f

ihe city c*de, f'*r reuucali*n cr rnodificaticrr of the *pplicatian,

t ...--

.N'
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