July 13, 2025

VIA ELECTRONIC AND HAND DELIVERY

Ms. Deborah Tackett

Chief, Historic Preservation
City of Miami Beach Planning
Department 1700 Convention
Center Drive

Miami Beach, Florida 33139

Re: 809 2nd Street — First Letter of Intent Historic
Preservation Board Application (File No. HPB25- 0657)

Dear Ms. Tackett:

This shall constitute the First Letter of Intent on behalf of Jon Rosenblatt (the "Applicant”
and "Owner") in support of Application HPB25-xxxx to the Historic Preservation Board
for approval of the following requests:

1. Certificate of Appropriateness for the Construction of a new single-family
residence on a vacant lot;

2. Avariance to reduce by 3,093.4 sq. ft. the minimum required lot area of 5,750
sq. ft. within the RPS-2 district in order to construct a 3-story single-family
residential building on a property with a lot area of +2,656.6 sq. ft;

3. A variance to reduce the minimum required lot width of 50.0 feet within the
RPS-2 district by 2.56 feet in order to construct a three-story residential
building on a property with a lot width of 47.44 feet.

4. A variance to exceed by 1.1% (7.25") the maximum
permitted projection of an overhang into a required yard being
25% (1'-2.5") in order to construct a planter on level 2 & a balcony on level 3.

The Applicant is the Owner of the property located at 809 2nd Street in Miami Beach,
Florida (the "Property") and intends to make this his personal residence. The Property
is located within the Ocean Beach Local Historic District and is zoned Residential
Performance Standard, medium density district (R-PS2).

Backaground

The vacant lot is nestled between two identical lots of approximately 50 x 50 ft. as part
of Lot 8, Block 77 and later subdivided as three separate properties of approximately
50x50 ft each.

Proposed Design

The new home proposed on the Property is a 3-story modern residence with a rooftop
terrace and mechanical lift fully enclosed within the garage, to accommodate parking.
The home is designed by Studio de la Vega. The design incorporates a significant nod
to the neighboring dwelling, 891 Second Street and the approved dwelling on 803
Second Street. This will create a harmonious modern street fagade.



The Property is surrounded by multi-family, hotel, and commercial buildings. The scale,
height, and design of the new residence is consistent with the design of the recent
modern buildings in the Ocean Beach Historic District and approved by the Historic
Preservation Board in recent years. These buildings include Urbanica the 5th Street
Hotel, the Hohauser, and the tropical modern home located two parcels to the west at
819 2nd Street and 803 Second Street. Similarly, the new home's primary finish
materials will include elements of formed concrete, louver, breeze-blocks, glass and
substantial greenery from planters at every level.

Cetrtificate of Appropriateness for New Construction

This Application seeks approval of a Certificate of Appropriateness for Construction of
a new single-family home in accordance with Sec. 118-564 of the City's Land
Development Regulations (the "LDRs"). This is a vacant lot of land requiring no
demolition and it is wholly within the relevant code criteria.

The Application satisfies the criteria for issuance of a Certificate of Appropriateness
pursuant to the following criteria set forth in Section 118-564(a) of the LDRs:

1. Evaluation of the compatibility of the physical alteration or improvement with
surrounding properties and where applicable, compliance with the following:

a. The Secretary of Interior's Standards for Rehabilitation and Guidelines for
Rehabilitating Historic Buildings as revised from time to time.

Satisfied. The proposed design is compatible with the character of
the surrounding properties within the Ocean Beach local historic
district.

b. Other guidelines/policies/plans adopted or approved by Resolution or
Ordinance by the City Commission.

Satisfied. The proposed design of the new home complies with the
LDRs, including the requested variances as detailed in this letter of
intent.

c. Indetermining whether a particular application is compatible with surrounding
properties, the Board shall consider the following:

d. Exterior architectural features.

Satisfied. The home's design is in the Modern style and is compatible
with the architectural style of various new buildings approved by the
HPB in this district. These buildings include Urbanica the 5th Street
Hotel, the Hohauser, and the tropical modern home located two
parcels to the west at 819 2nd Street, as well as 803 Second St on the
corner of Meridian and Second Street.

e. General design, scale, massing and arrangement.

Satisfied. The design, scale, massing, and arrangement are
consistent with the character of the Ocean Beach local historic
district. The home to the west is 3 stories, the Courts multi-family
building to the south is 5 stories, the Cosmopolitan multi-family
building is 6 stories, and other buildings in the vicinity also range
from 2 to 6 stories in height.

f. Texture and material and color.
Satisfied. The new home's primary finish materials will include formed
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concrete, louvers, breezeblocks, glass elements and greenery from planters
at every level.

The relationship of a, b, ¢, above, to other structures and features of the district.

Satisfied. The design is wholly to scale with the other structures and
features of the district.

The purpose for which the district was created.

Satisfied. The district is a mixed-use district characterized by a
concentration of buildings and sites that are united by the historical
development of Ocean Beach as a vibrant but modest seaside resort,
abundant with enticing recreational amenities.

The relationship of the size, design and siting of any new or reconstructed
structure to the landscape of the district.

Satisfied. The proposed contemporary design is in keeping with it’s
new neighboring house (819 Second St as well as the newly approved
house on the corner of Meridian and Second St (803). The design is
wholly to scale with the other structures and features of the district.

An historic resources report, containing all available data and historic
documentation regarding the building, site or feature.

Not Applicable.

The original architectural design or any subsequent modifications that have
acquired significance.

Not Applicable.

The examination of architectural drawings for consistency with the criteria
stated below, with regard to the aesthetics, appearances, safety, and
function of any new or existing structure, public interior space and physical
attributes of the project in relation to the site, adjacent structures and
properties, and surrounding community:

. The location of all existing and proposed buildings, drives, parking spaces,
walkways, means of ingress and egress, drainage facilities, utility services,
landscaping structures, signs, and lighting and screening devices.

Satisfied. The enclosed plans, prepared by Studio de la Vega identify
the location of all of the above existing conditions and proposed
improvements on the Property.

The dimensions of all buildings, structures, setbacks, parking spaces, floor
area ratio, height, lot coverage and any other information that may be
reasonably necessary to determine compliance with the requirements of the
underlying zoning district, and any applicable overlays, for a particular
application or project.

The Applicant has requested variances to reduce the minimum
required lot size and lot width to reflect the Property's actual size.

The color, design, surface finishes and selection of landscape materials and
architectural elements of the exterior of all buildings and structures and
primary public interior areas for developments requiring a building permit



in areas of the city identified in section 118-503.

Satisfied. The enclosed plans provide details relating to all color,
design, finishes, and landscape materials for the new residence.

The proposed structure, and/or additions to an existing structure is
appropriate to and compatible with the environment and adjacent
structures, and enhances the appearance of the surrounding properties, or
the purposes for which the district was created.

Satisfied. The Property is surrounded by multi-family, hotel, and
commercial buildings. The new residence’s scale, height, and design is
consistent with the design of the recent modern buildings in the Ocean
Beach Historic District and approved by the Historic Preservation
Board in recent years.

The design and layout of the proposed site plan, as well as all new and
existing buildings and public interior spaces shall be reviewed so as to
provide an efficient arrangement of land uses. Particular attention shall be
given to safety, crime prevention and fire protection, relationship to the
surrounding neighborhood, impact on preserving historic character of the
neighborhood and district, contiguous and adjacent buildings and lands,
pedestrian sight lines and view corridors.

Satisfied. The design and layout will provide the Owner with comfort,
amenities, and security in the most efficient manner possible on this
non-conforming lot.

Pedestrian and vehicular traffic movement within and adjacent to the site
shall be reviewed to ensure that clearly defined, segregated pedestrian
access to the site and all buildings is provided for and that any driveways and
parking spaces are usable, safely and conveniently arranged and have a
minimal impact on pedestrian circulation throughout the site. Access to the
site from adjacent roads shall be designed so as to interfere as little as
possible with vehicular traffic flow on these roads and pedestrian movement
on to and within the site, as well as permit both pedestrians and vehicles a
safe ingress and egress to the site.

Satisfied. The public pedestrian environment will be preserved, and all
points of ingress/egress to the Property for both pedestrians and
vehicles will be clearly delineated to ensure safe access and
circulation for all.

Lighting shall be reviewed to ensure safe movement of persons and vehicles
and reflection on public property for security purposes and to minimize glare
and reflection on adjacent properties and consistent with a City master plan,
where applicable.

Satisfied. The lighting design complies with the above criteria.

Landscape and paving materials shall be reviewed to ensure an adequate
relationship with and enhancement of the overall site plan design.

Satisfied. The landscape and paving design will enhance the Property
and its relationship with the surrounding area.

Buffering materials shall be reviewed to ensure that headlights of vehicles,
noise, and light from structures are adequately shielded from public view,
adjacent properties and pedestrian areas.



Satisfied. The materials proposed accomplish adequate shielding for the
residence.

v. Any proposed new structure shall have an orientation and massing which is
sensitive to and compatible with the building site and surrounding area and
which creates or maintains important view corridor(s).

Satisfied. The orientation and massing are wholly compatible with the
site and surrounding area, and all public view corridors are preserved.

w. All buildings shall have, to the greatest extent possible, space in that part of
the ground floor fronting a sidewalk, street or streets which is to be occupied
for residential or commercial uses; likewise, the upper floors of the pedestal
portion of the proposed building fronting a sidewalk street, or streets shall
have residential or commercial spaces, or shall have the appearance of being
a residential or commercial space or shall have an architectural treatment
which shall buffer the appearance of a parking structure from the surrounding
area and is integrated with the overall appearance of the project.

Satisfied. The design of the residence complies with the above criteria.

x. All buildings shall have an appropriate and fully integrated rooftop
architectural treatment which substantially screens all mechanical
equipment, stairs and elevator towers.

Satisfied. The residence features an amenitized rooftop terrace that
incorporates appropriate screening of all mechanical equipment.

y. Any addition on a building site shall be designed, sited and massed in a
manner which is sensitive to and compatible with the existing
improvement(s).

Not applicable.

z. All portions of a project fronting a street or sidewalk shall incorporate an
amount of transparency at the first level necessary to achieve pedestrian
compatibility.

Satisfied. The first level fagade aptly balances the need for privacy
with transparency in strategic locations to ensure pedestrian
compatibility.

aa. The location, design, screening and buffering of all required service bays,
delivery bays, trash and refuse receptacles, as well as trash rooms shall be
arranged so as to have a minimal impact on adjacent properties.

Satisfied. The design locates these features on the ground level within
the residence's footprint.

Variance to reduce minimum required Lot Area

The Applicant seeks approval of a variance to reduce the minimum required lot area of
5,750 sq. ft. within the RPS-2 district by 3,094.60 sq. ft., in order to construct a 3-story
single-family residence on a property with a lot area of 2,656.60 sq. ft. The Property was
originally platted in 1914 with the two adjacent sites to the west as part of Lot 8, Block
77 and later subdivided as three separate properties, including 6 feet of Lot 7 to the
north. Deed records indicate that the Property has maintained this legal description since
at least 1983. All three properties fronting 2nd Street are non-conforming with regard to
lot area and lot width in their current configurations. The subject lot size is 2,656.60 sq.



ft., where the minimum required is 5,750 sq. ft. within the RPS-2 district.

The plans and supporting documents submitted with the Application satisfy Article 1,
Section 2 of the Related Special Acts of the Code, allowing the granting of a variance if
the Board finds that practical difficulties exist with respect to implementing the proposed
project at the subject Property. Without the granting of the variance, no construction on
the Property would be permitted.

The request further satisfies Section 118-353(d) of the LDRs, and thereby meets the
criteria required for this Board to authorize the lot area variance:

(1

2

3)

“4)

)

(6)

That 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;

Satisfied. The configuration of the Property is unique to the 3 parcels
facing 2nd Street that were created from the platted Lots 7 and 8 of
Block 77 of the Plat of Ocean Beach, Fla. Addition No.3, as recorded in
Plat Book 2 at Page 81 of the Public Records of Miami-Dade County,
Florida.

That the special conditions and circumstances do not result from the action
of the applicant;

Satisfied. This configuration was not created by the Owner, nor any of
the recent prior owners of the Property. The lot size has been a
condition of the Property since at least 1983 pursuant to the deed
records available on the Miami-Dade Clerks of Courts website.

That granting the variance requested will not confer on the applicant any
special privilege that is denied by this Ordinance to other lands, buildings, or
structures in the same zoning district;

Satisfied. The granting of the variance will legalize the existing
nonconformity of the Property and will not confer any special privilege
to the Applicant. In fact, it will provide the Owner with the same rights
as other property owners in the District.

That literal interpretation of the provisions of this Ordinance would deprive the
applicant of rights commonly enjoyed by other properties in the same zoning
district under the terms of this Ordinance and would work unnecessary and
undue hardship on the applicant;

Satisfied. Without the granting of the variance, the Owner would be
deprived of the fundamental right to improve his Property. Otherwise,
construction would not be permitted on the Property.

That the variance granted is the minimum variance that will make possible
the reasonable use of the land, building or structure;

Satisfied. The requested variance is the absolute minimum request to
make the reasonable use of the land possible.

That the granting of the variance will be in harmony with the general intent
and purpose of this Ordinance and that such variance will not be injurious to
the area involved or otherwise detrimental to the public welfare;



Satisfied. The granting of the variance would be consistent and
harmonious with the Code and will not be injurious to the area or the
public welfare. In fact, improvements to Property are required to
ensure the protection of the public's health, safety, and welfare.

@) That 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; and

Satisfied. The request is consistent with the comprehensive plan and
does not impact any levels of service.

) 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 I,
as applicable.

Satisfied. Please refer to the analysis provided in the sea level rise and
resiliency section below.

Variance to reduce the minimum required Lot Width

The Applicant is seeking approval of a variance to reduce the minimum required lot width
of 50.0 feet within the RPS-2 district by 2.56 feet to 47.44 feet, in order to construct
a three-story single-family residence on the Property. As discussed above, the
Property was originally platted in 1914 with the two adjacent sites to the west as part of
Lot 8, Block 77 and later subdivided as three separate properties, including 6 feet of Lot
7 to the north. Deed records indicate that the Property has maintained this legal
description since at least 1983. All three properties fronting 2nd Street are non-
conforming with regard to lot area and lot width in their current configurations.

The plans and supporting documents submitted with the Application satisfy Article 1,
Section 2 of the Related Special Acts of the Code, allowing the granting of a variance if
the Board finds that practical difficulties exist with respect to implementing the proposed
project at the subject Property. Without the granting of the variance, no construction on
the Property would be permitted.

The request further satisfies Section 118-353(d) of the LDRs, and thereby meets the
criteria required for this Board to authorize the variance:

(1) That 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;

Satisfied. The configuration of the Property is unique to the 3
parcels facing 2nd Street that were created from the platted Lots 7
and 8 of Block 77 of the Plat of Ocean Beach, Fla. Addition No.3, as
recorded in Plat Book 2 at Page 81 of the Public Records of Miami-
Dade County, Florida.

(2) That the special conditions and circumstances do not result from the
action of the applicant;

Satisfied. This configuration was not created by the Owner, nor any
of the recent prior owners of the Property. The lot width has been a
condition of the Property since at least 1983 pursuant to the deed
records available on the Miami-Dade Clerks of Courts website.

3) That granting the variance requested will not confer on the applicant any
special privilege that is denied by this Ordinance to other lands, buildings,
or structures in the same zoning district;



(4)

)

(6)

(7)

(8)

Satisfied. The granting of the variance will legalize the existing
nonconformity of the Property and will not confer any special
privilege to the Applicant. In fact, it will provide the Owner with the
same rights as other property owners in the District.

That literal interpretation of the provisions of this Ordinance would
deprive the applicant of rights commonly enjoyed by other properties in
the same zoning district under the terms of this Ordinance and would
work unnecessary and undue hardship on the applicant;

Satisfied. Without the granting of the variance, the Owner would be
deprived of the fundamental right to improve his Property.
Otherwise, construction would not be permitted on the Property.

That the variance granted is the minimum variance that will make
possible the reasonable use of the land, building or structure;

Satisfied. The requested variance is the absolute minimum request
to make the reasonable use of the land possible.

That the granting of the variance will be in harmony with the general intent
and purpose of this Ordinance and that such variance will not be injurious
to the area involved or otherwise detrimental to the public welfare;

Satisfied. The granting of the variance would be consistent and
harmonious with the Code and will not be injurious to the area or
the public welfare. In fact, improvements to Property are required
to ensure the protection of the public's health, safety, and welfare.

That 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;
and

Satisfied. The request is consistent with the comprehensive plan
and does not impact any levels of service.

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 Il, as applicable.

Satisfied. Please refer to the analysis provided in the sea level rise
and resiliency section below.

Variance to reduce minimum required setback projections

We are seeking a variance for the south second floor planter overhang and the third floor

balcony to be aligned with the planter. The variance to exceed by 1.1% (7.25") the maximum

permitted projection of an overhang into a required yard being 25% (1'-2.5").

The planter overhang on the south elevation serves both practical and aesthetic purposes,

providing sun-shading and enhancing the building's visual appeal by increasing the greenery.

It will soften the front fagade as well as add modulation to the street elevation. The

balustrade will continue from level 2 to level 3 as an aesthetic element that helps to break up

the horizontality of the fagade.

Compliance with Sea Level Rise and Resiliency Review Criteria

Section 133-50(a) of the LDRs establishes review criteria for sea level rise and resiliency
that must be considered as part of the review process for board orders. The following is



an analysis of the request based upon these criteria:

1. Arecycling or salvage plan for partial or total demolition shall be provided.
Not Applicable.
2. Windows that are proposed to be replaced shall be hurricane proof impact windows.

Satisfied. All applicable new windows will be hurricane proof impact
windows.

3. Where feasible and appropriate, passive cooling systems, such as operable
windows, shall be provided.

Satisfied. The design will feature passive cooling systems where feasible
and appropriate.

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.

Satisfied. The plans propose resilient landscaping, including salt
tolerant, highly water-absorbent, native or Florida friendly plants.

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.

Satisfied. The land elevation of the site is consistent with the surrounding
properties.

6. The ground floor, driveways, and garage ramping for new construction shall be
adaptable to the raising of public rights-of-ways and adjacent land and shall
provide sufficient height and space to ensure that the entryways and exits can
be modified to accommodate a higher street height of up to three (3) additional
feet in height.

Satisfied. The design of the residence features parking and other non-
habitable features of the home on the ground level and the interior
habitable areas on the second and third levels.

7. In all new projects, all critical mechanical and electrical systems shall be located
above base flood elevation. Due to flooding concerns, all redevelopment projects
shall, whenever practicable, and economically reasonable, move all critical
mechanical and electrical systems to a location above base flood elevation.

Satisfied. The residence's mechanical and electrical systems will be
located above base flood elevation.

8. Existing buildings shall be, where reasonably feasible and economically
appropriate, elevated up to base flood elevation, plus City of Miami Beach
Freeboard.

Not Applicable.

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.



Not Applicable. Habitable space is not proposed below base flood
elevation plus freeboard.

10. In all new projects, water retention systems shall be provided.

Satisfied. Additional information shall be provided at the time of building
permit review.

11. Cool pavement materials or porous pavement materials shall be utilized.

Satisfied. Additional information shall be provided at the time of building
permit review.

12. The project design shall minimize the potential for a project causing a heat island
effect on site.

Satisfied. The design incorporates landscaping and light solar reflective
materials to minimize any potential heat island effects.

Based on the above, we respectfully seek your favorable review and recommendation of
approval for this application. If you have any questions or require additional information,
please call me directly at 786 461 7356.

Respectfully submitted,

Ricardo de la Vega
Architect
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