
June 16, 2021 

VIA ELECTRONIC DELIVERY 

Mr. Eric Carpenter, Interim Director 

Public Works Department 

City of Miami Beach 

1700 Convention Center Drive, 4th Floor 

Miami Beach, Florida 33139 

Re: RWP0421-7301 Revocable Permit Request for 224 2nd Street 

Dear Mr. Carpenter: 

This law firm represents 224 2nd Street, LLC (the 

“Applicant”), owner of the property located at 224 2nd Street 

(“Property”) in the City of Miami Beach (“City”).  The Applicant is 

seeking approval of a Revocable Permit, RWP0421-7301, to allow 

certain necessary safety and accessibility encroachments within the 

abutting sidewalk on 2nd Street.  This request is in compliance with 

development approvals granted by the Planning Board (“PB”) and 

Historic Preservation Board (“HPB”), and the permit plans review 

and approved by the City Public Works Department. 

Property Description.  The Property is located on the 

southeast corner of the intersection of Washington Avenue and 2nd

Street.  The Miami-Dade County Property Appraiser identifies the 

Property with Folio No. 02-4203-003-1250.  See Exhibit A, Property 

Appraiser Summary Report.  The lot area is approximately 6,500 

square feet (0.15 acres) in size.  The Property is zoned Limited 

Mixed-Use Commercial “C-PS1” and is also located within the 

Ocean Beach Local Historic District.   

The surrounding uses include: a residential apartment to the 

west across Washington Avenue; Washington Park is located to the 

north across 2nd Street; City-owned dog park is to the east across 

the alley, and a City-owned surface parking lot is adjacent to the 

Property to the south. 
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Approved Development.  On July 11, 2017, the City’s Historic Preservation Board (“HPB”) 

approved a Certificate of Appropriateness (“COA”) for partial demolition and renovation of the 

existing site, construction of a 1-story addition, and a waiver for off-site loading.  The intent of 

the previous owner was to reuse the Property for a restaurant.  More recently, on July 9, 2019, 

the HPB approved a modification of the COA for alterations of the prior design for function of 

the school use, and construction of an addition to the structures for additional classroom space, 

HPB19-0298 a.k.a. HPB 17-0122.  See Exhibit B, HPB Supplemental Order.  The Property is 

currently under renovation in accordance with the modified COA.   

Satisfaction of the Revocable Permit Criteria.  The City Code of Ordinances (the “Code”) 

provides that a revocable permit  is required for any proposed encroachments in the public right 

of way.  The Applicant satisfies the revocable permit criteria stated in Section 82-94 of the Code 

as follows: 

 The Applicant’s need is substantial. 

The Applicant respectfully requests the revocable permit in order to construct an 

improved, raised sidewalk to the proposed new school entrance.  Given the fact that the existing 

structure is classified as a contributing building within a local historic district, raising the sidewalk 

is the only reasonable method to make the entrance of the school accessible. There is not 

sufficient space within the existing for ramping and the existing condition of the abutting 

sidewalk on 2nd Street is not pleasant for parents with strollers bring or young children.  

Additionally, the success of the new schools relies, in part, on providing improved access to the 

existing structure.  Therefore, the proposed sidewalk improvements with railings and proper 

sloping is critical.  The sidewalk complies with all City regulations and provides the necessary 

access to make this a successful site.

 The Applicant holds title to an abutting property.  

The Applicant for the revocable permit and holds title to the Property. 

 The proposed improvements will comply with applicable codes, ordinances, 

regulations, neighborhood plans and laws. 

The proposed sidewalk will comply with applicable codes, ordinances, regulations, 

neighborhood plans and laws, as evidenced by the PB and HPB approvals.  The Applicant has 

requested a revocable permit to ensure that sidewalk complies with the applicable regulations.  
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 The grant of the application will have no adverse effect on 

governmental/utility easements and uses on the property. 

The grant of the revocable permit will allow the Applicant to improve the Property with 

the approved design and use.  The sidewalk will be installed at an appropriate height, which will 

permit pedestrian access to the Property and does not obstruct the abutting right of way.  The 

new sidewalk will have no adverse effect on governmental/utility easements and uses on the 

Property.  

 That the grant of the revocable permit will enhance the neighborhood and/or 

community by such amenities as, for example, enhanced landscaping, 

improved drainage, improved lighting, and improved security.  

The proposed encroachment will allow for the use and design of the Property as approved 

by the PB and the HPB.  The Applicant has gone through great lengths to preserve much of the 

existing contributing structures on this site, which will maintain the character  of the existing 

local historic.  Additionally, the Applicant is providing public benefits that is compatible with the 

highly pedestrian environment and proposed use.  Overall, approval of the revocable permit  will 

beautify the sidewalk and make it functionally appropriate and safe for the new of the Property.  

Side walk improvements will directly enhance the neighborhood with enhanced landscaping and  

improved drainage, as well as improved safety.  

 That granting the revocable permit requested will not confer on the applicant 

any special privilege that is denied by this article to other owner of land, 

structures or buildings subject to similar conditions located in the same 

zoning district.  

Granting the revocable permit will not confer any special privilege upon the Applicant.  

Any property owner within the City can apply for a revocable permit provided that the application 

meets the criteria stated in the Code, does not interfere with the utilization of public property, 

and enhances the community.   

 That granting the revocable permit will be in harmony with the general intent 

and purpose of this article, and that such revocable permit will not be 

injurious to surrounding properties, the neighborhood, or otherwise 

detrimental to the public welfare. 

Granting the revocable permit will not devalue any of the adjacent properties and will not 

have a detrimental effect on the public welfare.  In fact, it will allow for an improved design upon 
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the Property and a favorable use in the neighborhood, while providing accessibility for the 

students and parents of the school. 

Conclusion.  Approval of this revocable permit application is necessary to successfully 

operate a private school at the Property.  The sidewalk improvements will directly enhance the 

walkability of this portion of 2nd Street.  We respectfully request your recommendation of 

approval for the revocable permit to allow the PB an HPB approved use and design for this 

charming contributing Property in a local historic district.   

As always, we look forward to your review.  Should you have any questions, please do not 

hesitate to contact me at (305) 377-6231. 

Sincerely, 

Michael W. Larkin 

Enclosures 

CC: Emily K. Balter  












