
 

Michael Belush, Planning & Design Officer 

Planning Department 

City of Miami Beach 

1700 Convention Center Drive, 2nd Floor 

Miami Beach, Florida 33139 

 

RE: PB25-0754 – Lot Split Associated with Lots 4-5, Block 3D, of 

the Sunset Island No. 3 Subdivision, Miami Beach, Florida    

 

Dear Mr. Belush: 

 

This firm represents Bergar Enterprises LLC (the “Applicant”), 

the contract purchaser of the West 69’ of Lot 5, Block 3D (the “Lot 

Split Parcel”), of the Sunset Islands No. 3 Subdivision. The Lot Split 

Parcel is currently included within the property located at 1601 

West 24 Street, which consists of Lot 4 and the West 69’ of Lot 5, 

Block 3D (the “Property”). Please consider this letter the Applicant’s 

letter of intent in support of a lot split application to subdivide the 

Property into two (2) building sites. The existing single-family 

residence on the Property will remain and a new residence is 

proposed to be developed on the Lot Split Parcel.  

 

Property Description. The Property is comprised of one 

parcel located on West 24 Street in Sunset Island No. 3. See Figure 

1 below, Aerial. The Miami-Dade County Property Appraiser 

identifies the Property with Folio No. 02-3228-001-1420. See 

Exhibit A, Property Appraiser Summary Report.  The Property is in 

the RS-3 Single Family Residential District and is platted as part of 

the Sunset Islands No. 3 Subdivision, recorded in Plat Book 40, 

Page 8, of the Public Records of Miami-Dade County. See Exhibit 

B, Plat. The Applicant is concurrently processing design review 

application File No. DRB25-1089 with the City’s Planning 

Department. 

 

April 6, 2025        

 

  VIA ELECTRONIC DELIVERY 

200 S. Biscayne Boulevard 

Suite 300, Miami, FL 33131 
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Figure 1, Aerial 

 

Lot Split Request.  Section 2.5.4.1 of the Resiliency Code provides that wherever there may 

exist a main permitted structure and any accessory/auxiliary building or structure, or any other 

improvement on one or more platted lots or portions thereof, such lots thereafter constitute 

only one building site. A permit cannot be issued for the construction of more than one main 

permitted structure on the site unless the site is approved for the division or lot split by the 

Planning Board.  Therefore, a Lot Split approval from the Planning Board is required prior to the 

development of a new home on the Lot Split Parcel.  

 

The Applicant is seeking to develop the portion of Lot 5, Block 3D, that is currently part 

of the Property. The proposed Lot Split Parcel is approximately 12,076 square feet in size. Lot 4, 

Block 3D, is approximately 13,126 square feet in size (“Remainder Parcel”). The dimensions of the 

resulting lots will be consistent with the City’s land development regulations, resulting in lots 

that will be compatible with the properties in the surrounding area. In Sunset Island No. 3, there 

are more than ten (10) parcels that have a lot area of 10,500 square feet or less in size and both 

of the post-split lots will exceed this threshold.  Therefore, this Lot Split results in lots that are 

comparable in size to the existing neighborhood context and comply with the minimum required 

lot size of the RS-3, Single-Family Residential District.  
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Proposed Home. On the Lot Split Parcel, the Applicant proposes an attractive one-story 

residence that complements the Sunset Island No. 3 neighborhood and has a minimal impact 

on the surrounding community. The Applicant’s design complies with the current Resiliency Code 

requirements for height, unit size, and lot coverage. The proposed home features a resilient 

design and ground floor elevation of 10’ NGVD. The design utilizes attractive and high-quality 

materials such as hurricane rated terracotta roof tiles, impact rated steel windows, and smooth 

stucco finishes within a compact structure that responds to the Property’s street-facing and 

waterfront-facing frontages. The proposed home design will be accentuated by lush native and 

Florida-friendly landscaping throughout the property. Overall, the proposed home complements 

the character of the neighborhood with a modern resilient style appropriate for waterfront 

homes in the City. The estimated cost of construction is $2,500,000.00.  

Review Criteria. According to Section 2.5.4.2 of the Resiliency Code, the Planning Board 

shall apply the following criteria to the review of any lot split application: 

 

(a) Whether the lots that would be created are divided in such a manner that they are in 

compliance with the regulations of these land development regulations. 

 

The Property will be divided in such a manner that is consistent with the minimum requirements 

of the applicable land development regulations for RS-3 zoned properties. Section 7.2.2.3 of the 

Resiliency Code provides that the minimum required lot area is 10,000 square feet. The proposed 

resulting lots will be greater than the minimum required at approximately 12,076 square feet 

and 13,126 square feet in size. Section 7.2.2.3 of the Resiliency Code also provides that the 

minimum lot width is fifty (50) feet for oceanfront lots, which the proposed lots will exceed.  

 

(b) Whether the building site that would be created would be equal to or larger than the 

majority of the existing building sites, or the most common existing lot size, and of the 

same character as the surrounding area. 

 

The resulting building sites will be consistent with the existing building sites on the Island and 

of the same character as the surrounding area. Dividing the Property will create two lots that are 

more in line with buildings sites on the Island.  

 

(c) Whether the scale of any proposed new construction is compatible with the as-built 

character of the surrounding area, or creates adverse impacts on the surrounding area; 

and if so, how the adverse impacts will be mitigated. To determine whether this criterion 

is satisfied, the applicant shall submit massing and scale studies reflecting structures and 

uses that would be permitted under the land development regulations as a result of the 

proposed lot split, even if the applicant presently has no specific plans for construction. 
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The scale of the proposed new residence on the Lot Split Parcel will be compatible with the 

surrounding single-family homes on the Island. Additionally, the existing residence will remain 

consistent with the neighborhood. The proposed lot split maintains lot sizes that are compatible 

with the Island, ensuring the new home integrates well with the existing character of the area. 

 

(d) Whether the building site that would be created would result in existing structures 

becoming nonconforming as they relate to setbacks and other applicable regulations of 

these land development regulations, and how the resulting nonconformities will be 

mitigated. 

 

The existing single-family residence will remain and will align with the applicable zoning 

requirements to the maximum extent practicable. Once the existing pergola structure is 

removed, the existing home will have a side setback of approximately 9’8”, where 10’ is required. 

However, the nonconforming setback is de minimis and the proposed buffering along the shared 

property line will mitigate any adverse impacts. Additionally, the proposed new home on the Lot 

Split parcel will be centrally located and was designed to meet all setback and zoning regulations. 

 

(e) Whether the building site that would be created would be free of encroachments from 

abutting buildable sites. 

  

The building site that will be created is free of encroachments from the abutting buildable sites.  

 

(f) Whether the proposed lot split adversely affects architecturally significant or historic 

homes, and if so, how the adverse effects will be mitigated. The board shall have the 

authority to require the full or partial retention of structures constructed prior to 1942 

and determined by the planning director or designee to be architecturally significant 

under subsection 142-108(a). 

 

The Property is not within a historic district. The existing home includes various features and 

amenities such as a tennis court, patio, trellis structure, and paving that will need to be removed. 

However, the structural integrity of the existing home will remain and there will be no demolition 

of the actual residence. 

 

(g) The structure and site complies with the sea level rise and resiliency review criteria in 

chapter 133, article II, as applicable. 

 

The proposed home on the Lot Split Parcel will fully comply with sea level rise and resiliency 

review as summarized below. The finish flood elevation is proposed at 10’ NGVD.  



Mr. Michael Belush 

Page 5 

 

 

Bercow Radell Fernandez Larkin & Tapanes | 305.377.6238 direct | 305.377.6222 fax | mmarrero@brzoninglaw.com 

 

Sea Level Rise and Resiliency Criteria.  The new home will advance the sea level rise and 

resiliency criteria in Section 7.1.2.4 of the Resiliency Code as follows: 

 

1. A recycling or salvage plan for partial or total demolition shall be provided. 

 

A recycling and salvage plan will be provided at permitting. 

 

2.  Windows that are proposed to be replaced shall be hurricane proof impact 

windows. 

 

New windows will be hurricane proof impact windows.  

 

3. Where feasible and appropriate, passive cooling systems, such as operable 

windows, shall be provided. 

 

The Applicant will provide, where feasible, passive cooling systems.  

 

4. Whether resilient landscaping (salt tolerant, highly water-absorbent, native or 

Florida friendly plants) will be provided. 

 

All landscaping will be Florida friendly and resilient.  

 

5. Whether 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, including a study of land elevation and elevation 

of surrounding properties were considered. 

 

The Applicant will proactively address seal level rise projections.  

 

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. 

 

The new single-family home will be adaptable to the raising of the abutting public right-of-way 

in the future. 

 

7. Where feasible and appropriate. All critical mechanical and electrical systems are 

located above base flood elevation. 
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All mechanical and electrical systems will be located above base flood elevation.  

 

8. Existing buildings shall be, where reasonably feasible and appropriate, elevated 

to the base flood elevation. 

 

Future development of the Lot Split Parcel will be entirely new construction located well-above 

base flood elevation. 

 

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. 

 

No habitable space will be located below base flood elevation.   

 

10. Where feasible and appropriate, water retention systems shall be provided. 

 

Where feasible, water retention systems will be provided. 

 

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

 

Cool pavement or porous pavement materials will be utilized where any new pavement is 

proposed.  

 

 12.  The design of each project shall minimize the potential for heat island effects 

on-site. 

 

The new residence will strategically minimize the potential for heat island effects on site.  The 

new home will incorporate passive design strategies, such as shading devises and natural 

ventilation, and significantly increases the vegetation on the Property.   

 

Conclusion. Granting this Lot Split application will allow the development of a beautifully 

designed, single-family home that will add much more value and safety to the surrounding 

neighborhood. The new home will address the balance between the Island’s authentic style of 

architecture and the neighborhood’s current living standards.  
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Based on these reasons, the Applicant respectfully requests your favorable review and 

recommendation of this application.  

 

 

Sincerely, 

                
Michael J. Marrero 

 

CC: Roberto A. Alvarez, Esq.  



Generated On: 03/03/2025

 PROPERTY APPRAISER OF MIAMI-DADE COUNTY
Summary Report

Property Information
Folio 02-3228-001-1420

Property Address 1601 W 24 ST
MIAMI BEACH, FL 33140-4526

Owner FRANCK COHEN , AGNES COHEN

Mailing Address 1601 W 24 ST
MIAMI, FL 33140

Primary Zone 0800 SGL FAMILY - 1701-1900 SQ

Primary Land Use 0101 RESIDENTIAL - SINGLE FAMILY : 1
UNIT

Beds / Baths /Half 5 / 5 / 1

Floors 2

Living Units 1

Actual Area 6,236 Sq.Ft

Living Area 4,498 Sq.Ft

Adjusted Area 5,073 Sq.Ft

Lot Size 25,200 Sq.Ft

Year Built Multiple (See Building Info.)

Assessment Information
Year 2024 2023 2022
Land Value $17,640,000 $16,632,000 $10,584,000

Building Value $915,036 $926,089 $937,140

Extra Feature Value $81,013 $81,977 $82,941

Market Value $18,636,049 $17,640,066 $11,604,081

Assessed Value $6,135,420 $5,956,719 $5,783,223

Benefits Information
Benefit Type 2024 2023 2022
Save Our
Homes Cap

Assessment
Reduction $12,500,629 $11,683,347 $5,820,858

Homestead Exemption $25,000 $25,000 $25,000

Second
Homestead Exemption $25,000 $25,000 $25,000

Note: Not all benefits are applicable to all Taxable Values (i.e.
County, School Board, City, Regional).

Short Legal Description
SUNSET ISLAND-ISLAND NO 3

PB 40-8

LOT 4 & W69FT OF LOT 5 BLK 3-D

LOT SIZE 144.000 X 175

OR 20462-0912 06 2002 5

Taxable Value Information
Year 2024 2023 2022
COUNTY

Exemption Value $50,000 $50,000 $50,000

Taxable Value $6,085,420 $5,906,719 $5,733,223

SCHOOL BOARD

Exemption Value $25,000 $25,000 $25,000

Taxable Value $6,110,420 $5,931,719 $5,758,223

CITY

Exemption Value $50,000 $50,000 $50,000

Taxable Value $6,085,420 $5,906,719 $5,733,223

REGIONAL

Exemption Value $50,000 $50,000 $50,000

Taxable Value $6,085,420 $5,906,719 $5,733,223

Sales Information

Previous Sale Price OR Book-
Page

Qualification
Description

06/03/2011 $4,250,000 27727-0386 Qual by exam of deed

The Property Appraiser is continually editing and updating the tax roll. This website may not reflect the most current information on record. The
Property Appraiser and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidad
e.gov/info/disclaimer.asp

2024 Aerial Photography

200 ft

Exhibit A

http://www.miamidade.gov/info/disclaimer.asp
http://www.miamidade.gov/info/disclaimer.asp
http://www.miamidade.gov/info/disclaimer.asp
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