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Introduction
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Basecamp305
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• Innovative project-based learning: BaseCamp305 centers its curriculum 

on hands-on, project-based learning that encourages curiosity, 

exploration, innovation, communication, and real-world problem solving.

• Strong STEAM focus: Students engage with science, technology, 

engineering, arts, and math through activities like robotics, coding, 

design, and creative building.

• Small, personalized learning environment: BaseCamp305 emphasizes 

small class sizes and individualized attention, helping high-achieving 

students develop creativity, independence, and leadership skills.
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Approved School: 251 Washington Avenue
Basecamp305



Context
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Favorable Staff Recommendation
March 17, 2026 Hearing
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Original Bungalow: 313 Meridian Avenue
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Louver House: 313 Meridian Avenue
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Louver House Sculpture: 313 Meridian Avenue
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Louver House Sculpture: 313 Meridian Avenue
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Inversion: Plus Minus
Portland, Oregon 



12

Franklin Court Ghost Structures
Philadelphia, Pennsylvania 
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Park Side Hotel

1938 Microfilm1940 Photograph
(Miami Public Library Digital Collections)
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Ceramic Sunbreaks 
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Material: Ceramic Sunbreaks 
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Architectural Expression Inspired by the Original Structure
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Architectural Expression Inspired by the Original Structure
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Architectural Expression Inspired by the Original Structure
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Architectural Expression: Rendering



20

Architectural Expression: Rendering
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Breezeblock Examples
Miami Beach

Waterside Hotel (1957)
7310 Harding Avenue

Robert M. Nordin

Union Planters Bank (1958)
1133 Normandy Drive

Francis R. Hoffman

Creek Club Condominium (1963)
8040 Tatum Waterway

Gerard Pitt
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Architectural Expression:
Variance of Front Setback Required
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Restrictions on Demolition for Property 

• Collins Court Alley Constraints

 

• OSHA Power Line Regulations 
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Extent of Sidewalk and Street Occupancy for BaseCamp305: 
Maintenance of Traffic Restricted in Alley
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Equipment 
in Alley
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Alley Access: Current Parking & Neighbor Use
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City of Miami Beach Confirmation: Full Alley Closure Not Permitted
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Power Line
Proximity 
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Power Line Safety Requirements Restrict Rear Demolition

OSHA Standard 29 CFR §1926.1408:

OSHA allows three compliance options to address the power line clearance requirements:

• De-energizing and grounding the power lines

• Maintaining a uniform minimum separation distance from power lines

• Limiting equipment approach based on voltage (per OSHA Table A)

Based on Collins Court conditions, the applicable requirement is a minimum clearance of 

10 feet, which applies to all demolition equipment and operations.
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Power Line
Proximity
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Power Line
Proximity
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Rendering – Architectural Expression Structure 



200 S. Biscayne Boulevard

Suite 300, Miami, FL 33131

www.brzoninglaw.com

305.374.5300 office

305.377.6222 fax

Info@brzoninglaw.com

Thank You
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Staff Recommendation
April 14, 2026 Hearing



Staff Report Excerpt
March 17, 2026 Hearing
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Community Support



Current Conditions
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Current Conditions

38



39

Power Line Proximity: No Demolition at 251 Washington 
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Elevation Certificate

• The existing first floor finished floor 
elevation is at 6.1’ NGVD. 

• The structure is below the flood 
elevation, as the FEMA maps establish 
the elevation at 8.00′ NGVD.

• New construction is built at 10.00’ 
NGVD (8.00’ BFE + 2.00’ Freeboard).
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Existing Elevation Profile

+13.00’ NGVD (BFE + 5’ Maximum Freeboard)
+10.00’ NGVD (BFE + 2’ Minimum Freeboard)
+8.00 NGVD’ (Base Flood Evaluation)

→

→
→
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2008 HPB Order - File No. 5911
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2014 Supplemental HPB Order - File No. 5911
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Historic 
Plaque 



Property Violations at Hostel
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• The City’s CSS Portal reflects more than fifty (50) Code Case files 

associated with the Property prior to the Applicant’s ownership



Police Reports at Hostel
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Incident Number Call Date/Time Dispositions Location Incident Type Case Number
2024-00018172 2/15/2024 13:36 FI - 1 235 WASHINGTON AVE, Miami Beach SUSPICIOUS PERSON 2024-00018172

2024-00005508 1/14/2024 14:48 RE - 1 235 WASHINGTON AVE, Miami Beach SUSPICIOUS PERSON

2023-00107994 12/11/2023 5:14 NR - 1 235 WASHINGTON AVE, Miami Beach SUSPICIOUS PERSON

2023-00103156 11/27/2023 13:35 NR - 1 235 WASHINGTON AVE, Miami Beach TRAFFIC STOP

2023-00083276 10/2/2023 19:13 NR - 1 235 WASHINGTON AVE, Miami Beach SUSPICIOUS PERSON

2023-00072776 8/29/2023 22:12 NR - 1 235 WASHINGTON AVE, Miami Beach WATCHORDER

2023-00071174 8/24/2023 17:48 TW - 1 235 WASHINGTON AVE, Miami Beach SUSPICIOUS PERSON 2023-00071174

2023-00071160 8/24/2023 16:43 NR - 1 235 WASHINGTON AVE, Miami Beach INCIDENT/MISC

2023-00057076 7/7/2023 1:06 OI - 1 235 WASHINGTON AVE, Miami Beach SUSPICIOUS PERSON 2023-00057076

2023-00021956 3/10/2023 3:53 RE - 9, OI - 1, AR - 2 235 WASHINGTON AVE, Miami Beach SUSPICIOUS PERSON 2023-00021956

2023-00018694 3/1/2023 18:12 NR - 1 235 WASHINGTON AVE, Miami Beach INCIDENT/MISC

2022-00067803 8/13/2022 2:39 NR - 2 235 WASHINGTON AVE, Miami Beach INCIDENT/MISC

2022-00033171 4/18/2022 10:04 CA - 1 235 WASHINGTON AVE, Miami Beach CRIME SCENE REQUEST

2022-00033161 4/18/2022 9:17 NR - 1 235 WASHINGTON AVE, Miami Beach BURGLARY

2022-00032465 4/16/2022 0:03 OI - 1, FI - 1 235 WASHINGTON AVE, Miami Beach BURGLARY 2022-00032465

2022-00017394 3/1/2022 16:22 OI - 1 235 WASHINGTON AVE, Miami Beach BURGLARY 2022-00017394

2022-00003802 1/15/2022 12:24 NR - 1 235 WASHINGTON AVE, Miami Beach ASSIST OTHER AGENCY

2021-00088748 9/19/2021 22:07 NR - 1 235 WASHINGTON AVE, Miami Beach SUSPICIOUS PERSON

2021-00065777 7/1/2021 16:05 FL - 1 235 WASHINGTON AVE, Miami Beach ACCIDENT

2021-00028847 3/16/2021 14:52 RE - 20, OI - 2, AR - 2 235 WASHINGTON AVE, Miami Beach STOLEN VEHICLE 2021-00028847

2020-00022942 3/15/2020 9:02 NR - 2 235 WASHINGTON AVE, Miami Beach SUSPICIOUS PERSON

2020-00022925 3/15/2020 6:59 NR - 1 235 WASHINGTON AVE, Miami Beach DISTURBANCE

2020-00018711 3/4/2020 3:52 EMS - 1, NR - 1 235 WASHINGTON AVE, Miami Beach ASSIST OTHER AGENCY

2020-00015943 2/23/2020 4:57 EMS - 1, NR - 1 235 WASHINGTON AVE, Miami Beach SUSPICIOUS PERSON

2020-00011247 2/6/2020 16:42 NR - 1 235 WASHINGTON AVE, Miami Beach INCIDENT/MISC

2020-00010609 2/4/2020 17:02 OI - 1 235 WASHINGTON AVE, Miami Beach LARCENY 2020-00010609

2020-00010544 2/4/2020 11:57 NR - 1 235 WASHINGTON AVE, Miami Beach FRAUD

2020-00010432 2/4/2020 3:36 NR - 1 235 WASHINGTON AVE, Miami Beach DISTURBANCE

2020-00009505 2/1/2020 14:47 EMS - 1, NR - 1 235 WASHINGTON AVE, Miami Beach SICK/INJ PERSON-PD

2020-00002647 1/9/2020 7:18 OI - 1, AR - 1 235 WASHINGTON AVE, Miami Beach DISTURBANCE 2020-00002647

2020-00002511 1/8/2020 20:09 NR - 1 235 WASHINGTON AVE, Miami Beach DISTURBANCE

2019-00112177 12/20/2019 7:07 NR - 2 235 WASHINGTON AVE, Miami Beach DISTURBANCE

2019-00103026 11/19/2019 10:51 OI - 1 235 WASHINGTON AVE, Miami Beach LARCENY 2019-00103026

• MBPD records reflect 59 Police Reports associated with Property since 2019.
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Importance of Recreational Space

• Studies have found that exposure to green space around schools was associated 

with improved working memory and reduced inattentiveness.

• Recess improves attention, on-task behavior, and classroom productivity.

• Access to outdoor recreational space has been associated with reduced stress 

levels, improved emotional regulation, and enhanced overall student well-being, 

which supports a more positive and effective learning environment.
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Turf and Hardscape

• Product: TigerTurf Everglade Spring Pro — a permeable synthetic turf with a drainage 

rate of 30+ inches per hour per square yard.

• Performance & Application: Engineered for high-traffic environments and continuous 

youth recreation, providing superior shock absorption and long-term durability.
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TigerTurf Everglade Spring Pro

• Multi-tone blend of field and lime green fibers with a brown 

thatch layer creates a natural grass appearance that 

integrates seamlessly into the campus environment

• Maintains a uniform and visually consistent open-space 

surface despite intensive daily student use, avoiding the 

deterioration and patchiness typical of natural sod in high-

traffic school settings

• Permeable system supports on-site drainage and prevents 

standing water, ensuring the recreation area remains 

functional without creating runoff or maintenance concerns
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Fence Elevations



Flooding Issues
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Figure 10 of the City’s 2024 Stormwater Master Plan (LOS 

Compliance Map) indicates that the subject property is 

located in close proximity to areas identified as failing the 

adopted stormwater Level of Service standard, reflecting 

limited available capacity within the surrounding public 

drainage system during design storm events.



Flooding Issues
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• City records indicate that Public Works receives multiple calls 

annually reporting flood-related issues in the immediate area.



Structural Conclusions 

• Based on original construction methods and significant damage: 

o Existing first finished floor elevation (6.1′ NGVD) is below the FEMA flood elevation

o Extensive interior and exterior demolition needed

oWeak concrete that is exposed to corrosion  

o The structural system components, including foundations, load-bearing walls, and  
concrete columns, are compromised and cannot support the loads imposed on it

o Raising the structure would require mechanical lifting, and successful lifting cannot 
be guaranteed due to the deteriorated structural condition.
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Structural Report at Pages 11-12



Structural Assessment by Youssef Hachem, P.E.

•Site observations 

•Current structural systems 

•Structural evaluations 

•Concrete testing 
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Site Observations from Structural Report

1. Roof structure failures leading to water intrusion and wood members sagging, 
rotting, failing, and total collapse in multiple areas 

2. Concrete columns and beams exhibit spalling affecting approximately 40% of 
their surface area, with cracking evident throughout the building

3. Evidence of prior repair areas re-cracking

4. Presence of mold and water intrusion on interior walls and ceilings exhibit 
varying levels of failure 
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Structural Report at Page 6



Structural Systems 

• Distress signs: cracking, spalling, water damage, and termite 
damage 

• Structural system: the building’s structural system, including 
concrete columns, beams, slabs, and load-bearing walls, does 
not comply with the current Florida Building Code
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Structural Report at Page 7



Foundation

• Slab on grade 

• Shallow foundation supporting concrete stem walls  

• Foundation has to be strengthened to resist lateral loads 
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Structural Report at Page 5



Floors

• All wood joists are “fire 
cut” into the wood wall, 
not connected to walls 
via strapping or any 
other mechanism
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Structural Report at Page 5



Walls and Openings

• Opening protection and wood 
reinforcing is non-existent

• Requires shearwalls to be installed 
in order for the building to be 
Florida Building Code compliant
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Structural Report at Page 7



Roof 

• Roof waterproofing has failed in 
multiple locations 

• Connections for wind uplift forces and 
wind lateral resistance are non-existent

• Requires roof connection tie-downs be 
installed to strengthen the roof for 
Florida Building Code compliance
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Structural Report at Page 7



Concrete Strength  

• Ability to withstand pressure before breaks or fails

• Low compressive strength concrete is more prone to cracking and spalling

• Can lead to structural failure and compromised stability
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Structural Report at Page 8



Concrete Strength  
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Structural Report at Page 8

• Extracted core samples confirm a low-density, 

deteriorated concrete matrix, consistent with 

compressive strengths well below the Florida 

Building Code–required 5,000 PSI.



Concrete Testing 

• Depth of carbonation is 
measured from the 
surface of the concrete

• Carbonation exposes the 
rebars to corrosion 

• Carbonation is extensive 
and is as high as 7.00”
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Structural Report at Page 10



Concrete Testing 

• One-third of samples show carbonation 
extending beyond the typical depth of 
reinforcing steel in concrete (>2 inches)

• Another one-third of samples are at or 
approaching the depth where reinforcing 
steel is located (≈1.5 inches)

• This indicates that much of the structure 
has lost or is losing protection against 
steel corrosion, as carbonation has 
reached or passed the reinforcing steel
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Structural Report at Page 10



Concrete Testing 
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• Chloride exposure reduces alkaline 

protection of reinforcing steel

• Chloride-ion concentrations 

ranged from 656 to 3,332 ppm

• Values exceed the typical U.S. 

threshold range of approximately 

263–395 ppm (American Concrete 

Institute)

Structural Report at Page 9
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Examples of Bracing
Façade Retention 

Collins Park Bracing

Collins Park Bracing

Kaskades Bracing

Richmond and South Seas Bracing
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Raising of the Structure

• To comply with flood elevation requirements, the existing building would 

need to be raised to a minimum of 10' NGVD, which is a complex process 

with significant structural and engineering implications. 

• Raising the structure would require mechanical lifting of the entire 

building, and due to its deteriorated structural condition, Youssef 

Hachem, P.E., has concluded that a successful lift cannot be guaranteed 

and presents substantial risk.

Structural Report at Page 11



68

Step 1: Cut Building From Foundation
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Step 2: Add Reinforcement, Saw-Cut Wall at 32” on Center, Install 
Rebar, and Pour Concrete



Step 3: Add 2’× 2’ Openings to Access the Beams at 5’ Intervals
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Saw Cutting, Rebar Installation, and Openings Throughout
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Proposed Landscape Plan




