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Preliminary Remarks

This study comprises a survey of the buildings at 161 Washington Avenue and 224 2nd Street in 
Miami Beach, a contributing historic property located in the Ocean Beach Historic District (City 
of Miami Beach,1995).  The study has been prepared for 224 2nd Street, LLC in anticipation of 
an adaptive use project involving restoration and modifications, and additions to the existing 
historic buildings.

Based on available documentation and site verification, this study presents the project 
historically and surveys its extant historic resources.  It includes the available historical imagery 
as well as microfilms and the City of Miami Beach Building Card.  A photo survey of current 
conditions is also included.

The present project, designed by Shulman + Associates, calls for the adaptive use of the 
buildings to allow for private school use. The project largely retains the existing historic 
structures, and takes a variety of targeted approaches towards the historic facades. The major 
structures and courtyard are retained in the new project. The middle structure, comprising the 
remnants of the original 1921 school building, is left largely in its current state. The front of the 
building, comprising the rooming house addition of 1926, is reinterpreted. The present projects 
removes the facades that were added in a 1980s renovation in favor of elements more typical 
of the 1920s, albeit used in a contemporary configuration. Also, this structure is extrapolated 
through the use of a clerestory and trellis roof to emphasize its presence on the corner of 2nd 
Street and Washington Avenue. Finally, the rear structure comprising the original 1937 garage 
and later residential additions (1947) is left largely intact, although the exterior stairs have 
been removed and the facades updated to reflect the adaptive use of the building. The roof will 
remain unactivated. The final project restores and celebrates the original intent of the buildings 
and courtyard. A new private school is created that is contextual in massing and articulation, and 
offers an appropriate use for the neighborhood.
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Aerial, 2017
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Historical Analysis and Imagery
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Historical Outline

The project site is on the Southeast corner of 2nd Street and Washington Avenue in Miami Beach. 
It is located on Lot 16, Block 9 of the Ocean Beach Subdivision, the first of many platted by the 
Lummus brothers in 1912. The site is located within in the Ocean Beach Historic District (City of 
Miami Beach, 1995).

The buildings comprising the site have been modified and added on to numerous times over the 
years, most radically in its adaptive use as a medical offices and residential complex in the 1980s. 
The historic layers can perhaps best be understood through diagramming:

Undated
The City of Miami Beach Building Card notes a 200 SF “Poultry House” that may have been the 
original structure on the site.  

1917: School
This one-story stucco building seems to have predated the City of Miami Beach Building Card 
for the property, but is found in the 1918 Sanborn Map labeled “Private School.” City Directories 
list the Iva Sproule Baker School of Music, which offered courses in language and performing 
arts, also as the residence of its founder, Ms. Iva Sproule-Baker. The 1921 Sanborn map, with 
Washington Avenue listed as “Miami Avenue,” shows the structure.

GROUND FLOOR SECOND FLOOR

1917
IVA SPROULE BAKER SCHOOL OF MUSIC

1926
SHANDELL HOTEL ROOMING HOUSE AND RESTAURANT

1929
ADDITION TO RESTAURANT

1937
SINGLE STORY TWO CAR GARAGE

1985
SOTO MEDICAL CENTER

1947
2 UNIT SECOND STORY OVER GARAGE
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1926: Hotel/Rooming House & Restaurant
The Shandell Hotel additions, the first to be dated on the Building Card, flank the original school 
building. This addition, comprising 9 rooms and 3 apartments, was built for owners the Sexneth 
Brothers.

1929: Restaurant Addition
The Building Card lists a small addition made to the restaurant in 1929, built by the contractor 
Sammons. 

1937: Garage
Eight years later a one story, 2-car garage was added to the site, and the restaurant was remodeled 
into 9 hotel rooms and one apartment. This project was designed by architect Henry Hohauser 
for owner J. Neeham; microfilms exist of the elevations of the structure. The apartment was 
remodeled by architect Gerald Pitt in 1944. 

1947: Garage Addition
A 2-unit addition was made over the garage building in 1947 by architect L. Murray Dixon. Microfilm 
plans were not found for this structure, but it appears on the 1951 Sanborn Map (p. 9).

1950s-early 1980s
In this period, the buildings on the site underwent maintenance and occasional minor upgrades. 
In 1957, the building at 224 2nd Street was listed as the Neham Apartments. By the early 1980s 
the site had been bought by Dr. Rafael Soto. In 1985, the buildings were converted for use and 
heavily renovated to create a medical complex and residence. In that renovation, historic parapet 
heights were changed, window sizes and locations were altered, and entrance locations were 
altered. 

Analysis: 
It is the author’s opinion that the extant facades are of no historic value, as they do not represent 
the historic character of the buildings. The historic courtyard and main entrance are retained in 
the present project, designed by Shulman + Associates, to respect and integrate the existing 
structures on the site. The new project strips away later modifications to create a building that, 
while certainly contemporary, adds an appropriate new layer to the rich history of the site.
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1921 Sanborn Map (Washington Avenue is “Miami Avenue,”)
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1951 Sanborn Map 
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Building Data
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Building Card. City of Miami Beach.



April 15, 2019
Shulman + Associates

Page 12

224 2nd Street/161 Washington Avenue 
Miami Beach

Building Card. City of Miami Beach.



April 15, 2019
Shulman + Associates

Page 13

224 2nd Street/161 Washington Avenue 
Miami Beach

Building Card. City of Miami Beach.



April 15, 2019
Shulman + Associates

Page 14

224 2nd Street/161 Washington Avenue 
Miami Beach

Building Card. City of Miami Beach.



April 15, 2019
Shulman + Associates

Page 15

224 2nd Street/161 Washington Avenue 
Miami Beach

Building Card. City of Miami Beach.



April 15, 2019
Shulman + Associates

Page 16

224 2nd Street/161 Washington Avenue 
Miami Beach

Building Card. City of Miami Beach.

insert microfilms here
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Photo Survey 
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