




























 
DIRECT LINE: (305) 377-6229 

E-Mail:  gpenn@BRZoningLaw.com 
   

VIA HAND DELIVERY 
 
May 13, 2016 
 
Thomas Mooney, Director 
Planning Department 
City of Miami Beach 
1700 Convention Center Drive, 2nd Floor 
Miami Beach, Florida 33139 
 
Re: “1212 Lincoln” Phased Development – New Application for Revised 

Development Program, Addition of Property, Supergraphics, and Related 
Variances.  

 
Dear Tom: 
 

This firm represents ARRP Miami, LLC, 1212 Lincoln, LLC, and Wells Fargo 
Bank (collectively the “Applicant”) the owners of an assemblage of land located on 
the west side of Alton Road between 16 Street and Lincoln Road. Please consider this 
letter the Applicant’s letter of intent in support of an application for phased design 
approval for an innovative mixed-use hotel and commercial development. As you 
know, the Design Review Board approved a similar project through File 23078.  

 
The instant application is similar in most respects to the approved plan, but 

reflects the revision to the design of the commercial space to create an innovative old-
world inspired “mercado” design, the addition of a hotel use, the expansion of the 
project south onto the site at 1600 Alton Road, and (as requested by the residential 
neighbors to the west of the Property) the removal of all garage access from the 
adjacent alley. 

 
The Property. The “1212 Lincoln” project spans the entire block on the west 

side of Alton just south of Lincoln Road: 1600, 1614, 1616, 1620, 1624, 1628, and 1634 
Alton Road (hereinafter “the Property”). The Property is zoned Commercial Medium 
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Intensity (CD-2) under the City’s land development regulations and is located in the 
recently created Parking District No. 6 for the Alton Road corridor.  

 
The subject property is developed with five commercial buildings of varying 

ages as well as a surface parking lot. A six structure was recently demolished to make 
way for the proposed development.  

 
Approved Development. Through File No. 23078, the Design Review Board 

approved the development of most of the Property with an innovative commercial 
building and associated structured parking. This application proposes a physical 
expansion of the project onto 1600 Alton Road and the design changes discussed 
herein. 

 
Proposed Development. The Applicant proposes to develop the Property with 

an innovative mixed-use building (featuring exterior facing supergraphics) and 
associated structured parking. As you will note from the provided plans, the 
Applicant seeks to locate retail/market/restaurant uses on the first and second floors, 
addressing both Alton Road and Lincoln Road. The center of the project will be taken 
up with a pedestrian-friendly “mercado" area that is proposed to be the home of 
multiple small establishments, including multiple food and beverage uses and food 
purveyors. In essence, the Applicant seeks to develop this portion of the project as a 
modern version of a traditional marketplace. We believe that this design concept will 
attract pedestrian activity along Alton Road in a manner simply not seen today. 
Pedestrian access to the mercado area will be from both Alton Road and 16 Street and 
has been encouraged by the architecture and orientation of the building. The design 
encourages pedestrian activity through the introduction of wide openings at the street 
level, attractive stairs leading from the Alton Road sidewalk to the second level, and 
the additional setback provided along approximately 60% of the Alton Road frontage. 
There is no ground floor pedestrian access to the alley currently proposed. 

 
The next two levels and rooftop of the southern portion of the building will be 

devoted to parking. Vehicular access to the parking will be exclusively from 16th 
Street, removing a concern that had been raised by adjacent residential property 
owners in the review of the previous “1212 Lincoln” design. The only drive remaining 
on Alton Road will be the existing driveway for the 1600 Alton property. As you will 
note, the Wells Fargo building currently has a drive and parking lot with Alton Road 
access. The 1212 Lincoln design will therefore represent a positive improvement for 
the neighborhood and should significantly increase pedestrian activity. 
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The northern portion of the project will consist of additional retail/service uses, 
including the relocated Wells Fargo bank branch, as well as the hotel use. The hotel 
entry, including valet stacking, will be located along Lincoln Road. The majority of 
the hotel will be located on floors three and above and it will include a rooftop pool, 
terrace and rooftop bar. The rooftop uses are proposed to be limited to hotel guests. 

 
Supergraphics. As you will note from the submitted plans, the Applicant is 

proposing to utilize supergraphics to enliven the Alton Road frontage. The 
supergraphic system, which will employ small projectors, will allow the Applicant to 
change the appearance of the graphics on a seasonal basis or to reflect important 
events or holidays, or to highlight the work of a specific artist. The targeted use of 
supergraphics on the building will further cement the Lincoln Road area as an 
exciting place for residents and visitors alike while not negatively impacting the 
residential uses to the west.  

 
 Phasing of Construction. As you know, Wells Fargo operates a successful bank 
branch on the north end of the Property. The uses at 1600 Alton also have certain lease 
rights that will make the immediate redevelopment of portions of that site impossible. 
In order to allow the bank to continue to operate during the construction of the project 
and to account for the lease terms, the Applicant hereby requests that the project be 
divided into three phases as depicted on the submitted plans.  
  

The proposed phasing schedule is as follows: 
 

Phase I shall be defined as depicted on the submitted plans. A building permit 
for the Phase I improvements shall issue within eighteen (18) months of the 
Board’s approval. 
 
Phase II shall be defined as depicted on the submitted plans. A building permit 
for the Phase II improvements shall issue within twelve (12) months following 
the issuance of the final certificate of occupancy for the Phase I improvements.  
 
Phase III shall be defined as depicted on the submitted plans. A building permit 
for the Phase III improvements shall issue within twelve (12) months following 
the issuance of the final certificate of occupancy for the Phase II improvements.  
 

 As depicted on the plans, Phase I will include most of the development south 
of the existing bank branch, except it will exclude the existing buildings on the 1600 
Alton site. Phase II will include the demolition of the bank and construction of the 
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retail and hotel uses. Phase III will include the demolition of the western building on 
the 1600 Alton site. 
 
 Variances. In order to realize its development plan, which (among other things) 
will create an unprecedented pedestrian experience along this portion of Alton Road, 
the Applicant is hereby requesting the approval of four minor setback variances, all 
designed to keep this mixed-use building a unified and functional design. The 
variances are as follows: 
 

1. (A) A rear pedestal setback variance to permit the hotel use to be located 10 
feet from the rear on the first and second floors. 
 
(B) A rear setback pedestal variance to permit the hotel use to be located 0 
feet from the rear on the third floor and above. 
 

2. A rear setback tower variance to permit the hotel use to be located 0 feet 
from the rear. 
 

3. A side street setback pedestal variance to permit the hotel use to locate from 
0 feet to 15’7” from the north property line. 

 
4. A side street setback tower variance to permit the hotel use to locate 0 feet 

from the north property line. 
 

5. A front setback pedestal variance to permit the hotel use to locate from 0 
feet to 4’9” from the east property line above the second floor.  

 
6. A front setback tower variance to permit the hotel use to locate from 0 feet 

to 4’9” from the east property line.  
 

7. (A) A rear setback pedestal variance to permit the commercial floors 
(second and above) to be located at 0 feet where 5 feet would be required. 

 
(B) A rear setback tower variance to permit the commercial floors (second 
and above) to be located at 0 feet where 5 feet would be required. 
 

Code Standards. The relevant listed standards in Section 118-353(d) are below 
and will be followed by a brief analysis. In general, care has been taken to develop the 
building as a pedestrian-friendly experience along Alton Road. The Applicant has 
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also taken great care to provide “off-street” loading for the largest possible trucks 
along the alley – pulling the entire first floor in by ten feet to accommodate the 
stacking of large trucks (north to south) while still retaining traditional loading spaces 
in the building.  

 
(1) special conditions exist that are peculiar to the applicant’s land;  
 

This site is uniquely burdened by location, size, existing development (including 
the need to retain the Wells Fargo use and portions of the 1600 Alton uses), and 
street frontage.  
 
The location of the Property, taking up the entire length of the block, as well as the 
Property’s orientation, creates issues with certain setback requirements, especially 
the side street requirements.  
 
The need to phase development in order to protect the Wells Fargo use while still 
providing the needed parking for the overall development has resulted in the hotel 
use being pushed into the northern portion of the site, which has resulted in multiple 
variances associated with the placement of the hotel element. In the absence of the 
need to phase the development, which also requires the parking garage to be 
developed in the first phase, the variances associated with the hotel element may not 
have been required. 
 

(2) the special conditions were not created by the applicant;  
 
The Applicant did not create the special conditions inflicted on the Property – 
including. size, street frontage, existing development status. 
 

(3) granting the requested variance would not confer upon the applicant 
special privileges;  
 
The approval of the requested variances will only serve to bring the Property into 
parity with similarly situated sites, which have not been burdened with the size, 
elevation, and orientation issues seen here, and would allow the Applicant to 
directly benefit the public through the creation of a first class pedestrian experience 
along Alton Road. 

 
(4) literal application of the City’s standards would result in unnecessary and 

undue hardship; 
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This Property is so uniquely impacted by the above-described issues that it would 
cause unnecessary hardship on the Applicant if the variance was not approved.  
 
As noted above, most of the variances are associated with the hotel use, which, unlike 
the remainder of the building, would be subjected to the City’s residential zoning 
standards. It creates a significant hardship and practical difficulty to require the 
hotel element of a mixed-use/integrated structure to locate at a different setback, 
especially in the CD-2 zoning district where, because of height limits, no true 
“tower” element can reasonably be constructed. For new construction in the CD-2 
zone, the “tower” cannot be reasonably divorced from the pedestal of the building.  
 
Forcing the hotel uses to comply with a separate setback would so negatively impact 
the integrity of the overall development that the hotel use would simply be 
impossible.  

 
(5) the variance would be the minimum necessary for a reasonable use of the 

land, building, or structure;  
 
The requested variances are the minimum needed to develop a mixed-use project 
that is internally consistent in layout and design, while still providing an increased 
setback on 60% of the building’s frontage and accommodating all necessary loading 
and delivery spaces (including capacity not required by the City’s regulations).   

 
(6) the variance would be in harmony with the general intent of the City’s 

regulations; and 
 
The approval of the requested variances would permit the development of an 
innovative and compatible mixed-use development on this Property. The City’s 
regulations are intended to promote compatible development throughout the City. 
The instant application seeks approval of a project that is compatible with its 
surroundings and provides significant amenities open the general public. The 
revised design concept will drastically reduce the impact of the development on our 
residential neighbors, including removing essentially all non-delivery and trash 
traffic from the alley. 

 
(7) the granting of the variance would be consistent with the City’s 

comprehensive plan and does not reduce minimum levels of service 
established in the comprehensive plan. 
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The requested variances will keep the development consistent with the 
Comprehensive Plan and will not intensify the development of the land in a manner 
inconsistent with established levels of service. 

 
Conclusion. The Applicant is excited to bring this new development to the 

Lincoln Road area. We look forward to your recommendation on our application. If 
you have any questions or comments, please call me at 305-377-6229. 

 
Sincerely, 
 
 
Graham Penn 

cc:  Russell Galbut 
 Marisa Galbut 
 Jose Gelabert-Navia, AIA 
 Kricket Snow, AIA 
 Michael Larkin, Esq. 










