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A RCHITETCTURE + DEZSIGN

March 9, 2017

To: Design Review Board Members and Planning Department Staff,

Re: Request for Design Review Approval, Waivers, and a Variance for New Residence located at 6342 North Bay Road,

Miami Beach, FL.

Dear Board Members and Planning Staff,

The applicant is 6342 NBR LLC, the owner of the property located at 6342 North Bay Road. Let this letter serve
as the letter of intent of the owner’s request for Design Review Board (DRB) approval of modifications made to a previously
approved design, and newly sought waivers and variance requests for the construction of a new two-story residence to
replace an existing pre-1942 home.

Miami Beach Design Review Board had previously granted approval for the construction of a new two-story
residence to replace an existing pre-1942 home at 6342 N Bay Rd during the November 03, 2015 hearing (Final Order
#23215). Included in this approval were the following waivers:

1. The 70% limitation for the second floor volumn shall be waived as proposed. The waiver was granted at

87.7%

2. The interior side open space requirement shall be waived as proposed.

As was the intent with the originally approved design, the modified residence will feature large spans of corner-
opening sliding glass doors, a roof terrace with roof-top planters, a pool, and pool deck. The residence will be unique in
that the exterior facade will be constructed with a fiberglass structure, allowing forms to be created that would otherwise
be unachievable. Additionally, the home features warm stone cladding, bronze aluminum, clear frameless glass, and
blonde hardwood finishes, as well as a feature Banyan tree that has been relocated on site. As designed, the house's lot
coverage is 7,004 sq. ft. (28.4%), a 96 sq. ft. reduction from the previously approved design. The unit size is 12,303 sq. ft.

(49.9%), a 10 sq. ft. reduction to the previously approved design. In the front of the house, the design modifications are as

follows:
1. The wood wall featured on the side of the garage has been removed and replaced with full glass wrapping to
the front of the garage.
2. A 3-0" high clerestory feature has been added to the top of the two-story main stair. Additionally, a storefront
glazing system has been incorporated to match the remainder of the residence.
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3. The shape/profile of the angled “pictureframe” moldings has been slightly modified to take on a curved
shape.

4. The elevation of the southern front facade was modified, as the frame detail was changed from the second
floor only. The frame now follows the southern wall vertically for the entirety of both floors and the top frame
remains as previously designed. Storefront glass with a spandrel central panel as been added to the design
of this facade.

5. An entry portal at the front door has been added.

In the rear of the house, the design modifications are as follows:
1. The profile used in the front elevation overhangs and roof is now incorporated into the rear elevation so that

the design element is continuous throughout.

2. The pool deck has been modified in order to create the potential for infinity edges on 3 sides of the pool.
3. A pool cabana bath has been added to the rear pool deck.
4. All glass railings have been modified to incorporate a decorative picket rail.

The applicant had previously sought and been given approval for a waiver from the 70% second floor to first floor
ratio. During the November 03, 2015 hearing, the applicant had requested an 87.7% second floor to first floor ratio. The
applicant has reduced the square footage of the second floor by 16 sq ft, which generates a new second to first floor ratio
of 87.5% (.2% less than what was previously approved). This provision of the Code is intended to control the volumetric
architectural design of a residence. As you'll notice in the drawings and renderings submitted as part of this application,
the home is articulated with extrusions that break-up the facade and give the home movement. The transparency of the
large spans of glass gives the home a sense of lightness. Also, the second story structure of the residence is set back
significantly from the front property line (55'-2"), making the residence disappear behind the landscaping and large,
relocated Banyan tree. The adjacent home to the north has a second to first floor ratio of 84%, henceforth our home is in

keeping with the surrounding context.

The second waiver is regarding the 1% courtyard space required for a two-story elevation exceeding 60'-0" in
length. The intent of this code is to break up long two-story expanses of uninterrupted facade and make the facades more
dynamic. We have achieved the minimum required open space on each side of the residence, but in order to make the
spaces architecturally significant and usable, we have raised the grade in the courtyards to an elevation that is traversable
from the interior of the home. This serves to bring the outside of the home to the inside and vice versa. We request to waive
the elevation requirement pertaining to the side open courtyard spaces. This waiver was previously granted at the

November 03, 2015 hearing. Additionally, the previously approved design featured a square, open-well staircase in the
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North courtyard that spanned from the ground level to the roof. The design of this stair has been modified, and now spans
only from the second floor to the roof. This not only reduces the overall massing within the courtyard itself, but also opens

the entire ground level to become usable and landscapable space.

Included in the modification of the previously approved design is the addition of a clerestory element above the
main stair. The applicant is requesting a variance for a 3’ height exception for the addition of this architectural element. The
elevation height of the main roof is 28'-0”, therefore the applicant is requesting a a height of 31’-0" to the top of the
clerestory roof. This additional height adds vertical movement to the exterior aesthetic of the residence. It should be noted
that this element occurs centrally on the site, away from all sides and centered in the architectural fagade of the residence.
The area of clerestory roof does not exceed 10% of the total roof area of the roof in which it is placed. The applicant feels

as though utilizing a clerestory would be an exceptional way of allowing natural light into the multi-story space as well.

Please refer to the attached table which references calculations for the previously approved design, and how they

compare to the design that is now being proposed.

| ask for your support and your vote in favor of the design and requested waivers 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,

Paul Fischman, AlA, LEED AP
Principal, Choeff Levy Fischman

Architecture + Design
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6342 N Bay Rd
Miami Beach, FL 33141

Previously Approved

Design Modified Design
Nov. 3, 2015 March 9, 2017
[BUILDING DATA |
Main House
First Floor (AC) 5,904 5,900
Second Floor (AC) 5,712 5,655
[ Total (AC): 11,616 11,555
Garage 269 270
Cabana N/A 44
Balconies and Terrace O.H. 428 434
Total (Non-AC) 697 748
Total Unit Size (AC+Non-AC) 12,313 12,303
49.90% 49.90%
IFLOOR RATIO PERCENTAGE
Total First Floor 6,673 6,670
Total Second Floor 5,851 5,835
87.70% 87.50%

[SITE DATA

|Existing Lot Size

24,671 s.f (100%)

24,671 s.f (100%)

Building Lot Coverage

Main House 6,831 6,690
Garage 269 270
Cabana 0 44
Total Building Lot Coverage 7,100 7,004
28.80% 28.40%
|ROOF DECK
Area of Floor Below 5,864 5,835
Area of Roof Deck 1,394 1,397
Total 23.80% 23.90%
|Front Setback Calculations
Area 2,127 s.f. +2,127 s.f.
Impervious Area 536 523
Landscape Area 1,591 1,603
74.80% 75.40%
|Rear Setback Calculations
Area +3,594 13,594
Impervious Area 653 732
Landscape Area 2,941 2,860
81.80% 79.60%

-4 sq. ft. REDUCTION
-57 sq. ft. REDUCTION

-61 sq. ft. REDUCTION

1 sq. ft. INCREASE
44 sq. ft. INCREASE
6 sq. ft. INCREASE

51 sq. ft. INCREASE
-10 sq. ft. INCREASE

-3 sq. ft. REDUCTION
-16 sq. ft. REDUCTION
-0.2% REDUCTION

-141 sq. ft. REDUCTION
1 sq. ft. INCREASE
44 sq. ft. INCREASE
-96 sq. ft. REDUCTION
-0.4% REDUCTION

-29 sq. ft. REDUCTION
3 sq. ft. INCREASE
0.1% INCREASE

-13 sq. ft. REDUCTION
12 sq. ft. INCREASE
0.6% INCREASE

79 sq. ft. INCREASE
-81 sq. ft. REDUCTION
-2.2% REDUCTION
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DATE:11/13/2015 11:16:28 AM
HARVEY RUVIN, CLERK OF COURT, MIA-DADE CTY

DESIGN REVIEW BOARD
City of Miami Beach, Florida

MEETING DATE: November 03, 2015

FILE NO.: 23215

PROPERTY: 6342 North Bay Road

APPLICANTS: 6342 NBR LLC

LEGAL: Lot 8 and NE 25 feet of Lot 9, Block 1 of La Gorce Golf Subdivision,

according to the Plat thereof as recorded in Plat Book 14, Page 43, of the
Public Records of Miami-Dade County, Florida.

IN RE: The Application for Design Review Approval for the construction of a new
two-story single family house to replace an existing architecturally
significant two-story home.

ORDER

The City of Miami Beach Design Review Board makes the following FINDINGS OF FACT,
based upon the evidence, information, testimony and materials presented at the public hearing
and which are part of the record for this matter:

l. Design Review

A. The Board has jurisdiction pursuant to Section 118-252(a) of the Miami Beach Code.
The property is not located within a designated local historic district and is not an
individually designated historic site.

B. Based on the plans and documents submitted with the application, testimony and
information provided by the applicant, and the reasons set forth in the Planning
Department Staff Report, the project as submitted is inconsistent with Design Review
Criteria 3, 5-7 and 12 in Section 118-251 of the Miami Beach Code.
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C. The project would be consistent with the criteria and requirements of Section 118-
251 if the following conditions are met:

1. Revised elevation, site plan, and floor plan drawings for the proposed new
home at 6342 North Bay Road shall be submitted, at a minimum, such
drawings shall incorporate the following:

a. The 70% limitation for the second floor volume shall be waived as
proposed.

b.  The interior side open space requirement shall be waived as proposed.

¢. The final Design details of the exterior materials and finishes shall be
submitted, in a manner to be reviewed and approved by staff consistent
with the Design Review Criteria and/or the directions from the Board.

d. A copy of all pages of the recorded Final Order shall be scanned into the
plans submitted for building permit, and shall be located immediately after
the front cover page of the permit plans.

e.  Prior to the issuance of a Certificate of Occupancy, the project Architect
shall verify, in writing, that the subject project has been constructed in
accordance with the plans approved by the Planning Department for
Building Permit.

2. A revised landscape plan, and corresponding site plan, shall be submitted to
and approved by staff. The species, type, quantity, dimensions, spacing,
location and overall height of all plant material shall be clearly delineated and
subject to the review and approval of staff. At a minimum, such plan shall
incorporate the following:

a.  Prior to the issuance of a building permit, the applicant shall submit a tree
protection plan for all trees to be retained on site. Such plan shall be
subject to the review and approval of staff, and shall include, but not be
limited to a sturdy tree protection fence installed at the dripline of the
trees prior to any construction.

b.  In order to identify, protect and preserve mature trees on site, which are
suitable for retention and relocation, a Tree Report prepared by a
Certified Tree Arborist shall be submitted for the mature trees on site.

¢.  Any tree identified to be in good overall condition shall be retained, and
protected in their current location if they are not in conflict with the
proposed home, or they shall be relocated on site, if determined feasible,
subject to the review and approval of staff. A tree care and watering plan
also prepared by a Certified Arborist shall be submitted prior to the
issuance of a Building Permit or Tree Removal/Relocation Permit.
Subsequent to any approved relocation, a monthly report prepared by a
Certified Arborist shall be provided to staff describing the overall tree
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performance and adjustments to the maintenance plan in order to ensure
survivability, such report shall continue for a period of 18 months unless
determined otherwise by staff.

Existing trees to be retained on site shall be protected from all types of
construction disturbance. Root cutting, storage of soil or construction
materials, movement of heavy vehicles, change in drainage patterns, and
wash of concrete or other materials shall be prohibited.

A comprehensive detailed plan for the relocation of the existing ficus
tree—Tree #1 in the Tree Disposition Plan, near the front of the property,
along with all proposed landscaping and hardscaping within the newly
created garden along the south side of the site, where the existing tree is
proposed to be relocated, shall be provided, in a manner to be reviewed
and approved by the Planning Department and the City’s Urban Forester.
Any redesign of the garden area, including reduction of hardscaping shall
be at the sole discretion of the Planning Department and the City’s Urban
Forester. In addition, a monthly condition report from a Certified Arborist
with updates on the condition of the tree will be required during the
relocation establishment period—during construction and up to a year
after final CO or as determined by staff.

If for any reason the relocated tree dies within 2 years of its relocation,
the applicant shall return to the Board for the review and approval of any
replacement mitigation plan.

The proposed planting materials along the side property lines shall
comprise of planting materials that will adequately screen the massing of
the proposed structures in order to mitigate the impact of the proposed
home on the neighbor's property, in a manner to be reviewed and
approved by staff consistent with the Design Review Criteria and/or the
directions from the Board.

Street trees shall be required within the swale at the front of the property
if not in conflict with existing utilities, in a manner to be reviewed and
approved by the Public Works Department.

Any existing plant material within the public right-of-way may be required
to be removed, as the discretion of the Public Works Department.

A fully automatic irrigation system with 100% coverage and an automatic
rain sensor in order to render the system inoperative in the event of rain.
Right-of-way areas shall also be incorporated as part of the irrigation
system.

The utilization of root barriers and/or Silva Cells, as applicable, shall be
clearly delineated on the revised landscape plan.
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The applicant shall verify, prior to the issuance of a Building Permit, the
exact location of all backflow preventors and all other related devices and
fixtures. The location of backflow preventors, Siamese pipes or other
related devices and fixtures, if any, and how they are screened with
landscape material from the right-of-way, shall be clearly indicated on the
site and landscape plans, and shall be subject to the review and approval
of staff.

m. The applicant shall verify, prior to the issuance of a Building Permit, the
exact location of all applicable FPL transformers or vault rooms. The
location of any exterior transformers and how they are screened with
landscape material from the right of wall shall be clearly indicated on the
site and landscape plans and shall be subject to the review and approval
of staff.

n. Prior to the issuance of a Certificate of Occupancy, the Landscape
Architect or the project architect shall verify, in writing, that the project is
consistent with the site and landscape plans approved by the Planning
Department for Building Permit.

In accordance with Section 118-262, the applicant, or the city manager on behalf of the
city administration, or an affected person, Miami Design Preservation League or Dade
Heritage Trust may seek review of any order of the Desigh Review Board by the City
Commission, except that orders granting or denying a request for rehearing shall not be
reviewed by the Commission.

L. Variance(s)
A. No variance(s) were filed as part of this application.

. General Terms and Conditions applying to both ‘l. Design Review Approval
and Il. Variances’ noted above.

A. During Construction of the new home, the Applicant will maintain gravel at the
front of the construction site within the first 15’-0” of the required front yard to
mitigate disturbance of soil and mud by related personal vehicles existing and
entering the site and with an 8'-0” high fence with a wind resistant green mesh
material along the front of the property line. All construction materials, including
dumpsters and portable toilets, shall be located behind the construction fence
and not visible from the right-of-way. All construction vehicles shall either park on
the private property or at aiternate overflow parking sites with a shuttle service to
and from the property. The Applicant shall ensure that the contractor(s) observe
good construction practices and prevent construction materials and debris from
impacting the right-of-way.

B. A Construction Parking and Traffic Management Plan (CPTMP) shall be
approved by the Parking Director pursuant to Chapter 106, Article ll, Division 3 of
the City Code, prior to the issuance of a Building Permit.
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C. The final building plans shall meet all other requirements of the Land
Development Regulations of the City Code.

D. The Final Order shall be recorded in the Public Records of Miami-Dade County,
prior to the issuance of a Building Permit.

E. Satisfaction of all conditions is required for the Planning Department to give its
approval on a Certificate of Occupancy, a Temporary Certificate of Occupancy or
Partial Certificate of Occupancy may also be conditionally granted Planning
Departmental approval.

F. The Final Order is not severable, and if any provision or condition hereof is held
void or unconstitutional in a final decision by a court of competent jurisdiction, the
order shall be returned to the Board for reconsideration as to whether the order
meets the criteria for approval absent the stricken provision or condition, and/or it
is appropriate to modify the remaining conditions or impose new conditions.

G. The conditions of approval herein are binding on the applicant, the property’s
owners, operators, and all successors in interest and assigns.

H. Nothing in this order authorizes a violation of City Code or other applicable law,
nor allows a relaxation of any requirement or standard set forth in the City Code.

IT IS HEREBY ORDERED, based upon the foregoing findings of fact, the evidence, information
testimony and materials presented at the public hearing, which are part of the record for this
matter, and the staff report and analysis, which are adopted herein, including the staff
recommendations, which were amended and adopted by the Board, that the application is
GRANTED for the above-referenced project subject to those certain conditions specified in
Paragraph |, 11, Hll of the Finding of Fact, to which the applicant has agreed.

PROVIDED, the applicant shall build substantially in accordance with the plans, entitled “6342
North Bay Road’, as prepared by Choeff Levy Fischman P.A. signed, sealed and dated
September 14, 2015, and as approved by the Design Review Board, as determined by staff.

When requesting a building permit, the plans submitted to the Building Department for permit
shall be consistent with the plans approved by the Board, modified in accordance with the
conditions of approval that must be satisfied prior to permit issuance, as set forth in this Order,
have been met.

The issuance of the approval does not relieve the applicant from obtaining all other required
Municipal, County and/or State reviews and permits, including final zoning approval. If adequate
handicapped access is not provided on the Board approved plans, this approval does not mean
that such handicapped access is not required. When requesting Building permit, the plans
submitted to the Building Department for permit shall be consistent with the plans approved by
the Board, modified in accordance with the conditions set forth in this Order.

If the Full Building Permit for the project is not issued within eighteen (18) months of the meeting
date at which the original approval was granted, the application will expire and become null and
void, unless the applicant makes an application to the Board for an extension of time, in
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accordance with the requirements and procedures of Chapter 118 of the City Code, the granting
of any such extension of fime shall be at the discretion of the Board. If the Full Bullding Permit
for the pre}ac’f shall expire for any reason (including but not limited fo construction not
commeancing and continuing, with required inspections, in accordance with the applicable
Ruilding Code), the application will expire and become null and void.

In accordance with Chapter 118 of the City Code, the violation of any conditions and safeguards
that are a part of this Order shall be desmed a violation of the land development regulations of
the City Code. Failure fo comply with this QOrder shall subject the application to Chapter 118 of
the City Code, for revocation or modification of the application.
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