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VIA ELECTRONIC SUBMISSION  
 
April 5, 2026 
 
Debbie Tackett 
Historic Preservation & Architecture Officer  
City of Miami Beach 
1700 Convention Center Drive, 2nd Floor 
Miami Beach, Florida 33139 
 
Re:  PB26-0821 – Modification of Conditional 
Use Permit for 235-251 Washington Avenue   
 
Dear Ms. Tackett: 
 

This firm represents 251 Washington LLC 
and 235 Washington LLC (collectively, the 
“Applicant”), the owners of the properties located 
at 235-251 Washington Avenue (the “Property”) in 
the City of Miami Beach (the “City”). Please 
consider this letter the Applicant’s Letter of Intent 
supporting the request for a modification to the 
previously approved Conditional Use Permit to 
allow the proposed recreational open space area 
forming part of the BaseCamp305 campus. 
 

Property Description. The Miami-Dade 
County Property Appraiser identifies the Property 
with Folio Nos. 02-4203-003-1090 (“North Parcel”) 
and 02-4203-003-1070 (“South Parcel”). The 
Property is located on Washington Avenue, 
between 3rd Street and 2nd Street.  See Figure 1 
below, Aerial.  The total lot area is approximately 
19,500 square feet (0.448 acres) in size. The 
Applicant has a pending application before the 
Historic Preservation Board (File No. HPB25-0645) 
seeking demolition of the existing contributing 
structure on the South Parcel. The BaseCamp305 
school (the “School”) is under construction on the 
North Parcel.  
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Figure 1, Aerial  
 

The Property is zoned “Medium-High Density Residential Performance 
Standard” District (“RPS-3”) and is also located within the Ocean Beach Local 
Historic District.  The structures previously located on the North Parcel were 
demolished in 1989 and 2003. Through File No. HPB22-0513, the Applicant 
obtained Certificate of Appropriateness approval for design of a permanent new 
structure for the educational facility to be located on the North Parcel. See Exhibit 
A, Final Order File No. HPB22-0513.   
 

Prior Approvals.  On September 24, 2019, the Planning Board approved an 
application for conditional use approval for the School as a new educational 
institution in the RPS-3 District.  See Exhibit B, Final Order File No. PB19-0304.  
The approval included a maximum of forty (40) students, operation from 7:00 AM 
to 3:00 PM, and various operational standards to ensure no negative impact on 
the abutting residential and commercial uses.  In 2023, the Planning Board 
approved a modification to the Conditional Use Permit to provide for a four-story 
permanent school structure and extend the hours of operations until 5:00 PM. 
See Exhibit C, Final Order File No. PB22-0497. 
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Applicant Proposal.  As noted, the Applicant previously obtained 
Conditional Use Permit approval from the Planning Board to operate a private 
educational institution within the RPS-3 District on the North Parcel. See Exhibit 
C. As part of the ongoing development of the School, the Applicant has now 
acquired the adjacent South Parcel located to the south at 235 Washington 
Avenue. The Applicant, therefore, requests a modification to the previously 
approved Conditional Use Permit (File No. PB22-0497) in order to incorporate the 
South Parcel into the overall school campus and allow the parcel to function as 
recreational open space for the students of the School (the “Project”). 

 
Pursuant to Section 2.5.2.6 of the Resiliency Code, when an applicant 

requests an amendment to an approved conditional use, the Planning Director 
must determine whether the amendment constitutes a minor or substantial 
amendment. The Code specifically provides that any increase in lot area shall be 
considered a substantial amendment, requiring review by the Planning Board 
under the same procedures as a new application. Because the proposal seeks to 
add the South Parcel to the previously approved school site (thereby increasing 
the total lot area associated with the conditional use) the Applicant is returning to 
the Planning Board for approval of this Conditional Use Permit modification. 

 
The proposed amendment does not increase the student enrollment, 

intensity of use, or operational characteristics of the previously approved school. 
Instead, the amendment will allow the adjacent parcel to be used as a landscaped 
recreational open space area that will serve the students attending the School is 
currently under construction on the North Parcel. The proposed recreational area 
will function as an outdoor assembly, exercise, and play area, providing an 
important amenity for students while improving the overall site design and 
enhancing open space within the neighborhood.  

 
As described in the application materials submitted to the Historic 

Preservation Board, the improvements to the South Parcel will include landscaped 
open space, seating areas, perimeter fencing, and a synthetic turf recreation area 
designed to accommodate student play and physical education activities. The 
open space will be securely enclosed and accessed in coordination with the 
School operations. Landscaping and fencing improvements along Washington 
Avenue and the rear alley will enhance the pedestrian environment and ensure 
compatibility with the surrounding civic and residential uses. 
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Accordingly, the proposed amendment represents a logical expansion of 
the previously approved school campus, allowing the Applicant to utilize the 
adjacent parcel to provide much-needed outdoor space for students of the 
School while maintaining the same scale, enrollment, and operational 
characteristics previously approved by the Planning Board. 
 

Satisfaction of Review Criteria.  The Applicant’s request satisfies the review 
criteria and guidelines enumerated in Section 2.5.2.2 of the City of Miami Beach 
Resiliency Code as follows: 

 
(1)   The use is consistent with the comprehensive plan or neighborhood 
plan if one exists for the area in which the property is located. 
 
The proposed amendment remains consistent with the Comprehensive Plan, 
which permits the conditional uses specifically authorized in the land use 
category R-PS3, such as private schools. The Planning Board has already 
determined that a private educational institution at this location is consistent with 
the Comprehensive Plan through the previously approved Conditional Use 
Permit. The current application does not introduce a new use; rather, it modifies 
the existing approval to allow the adjacent parcel to function as recreational open 
space associated with the school campus.  
 
(2)   The intended use or construction will not result in an impact that will 
exceed the thresholds for the levels of service as set forth in the 
comprehensive plan. 
 
The proposed amendment will not result in impacts that exceed the thresholds 
for the levels of service set forth in the Comprehensive Plan. The school’s 
maximum enrollment of forty (40) students and operational characteristics remain 
unchanged from the previously approved Conditional Use Permit. The addition of 
recreational open space on the South Parcel will not increase student enrollment, 
traffic generation, or intensity of use. To the contrary, the proposed use will result 
in fewer vehicular trips than the prior lodging and commercial use on the South 
Parcel. 
 
 
(3)   Structures and uses associated with the request are consistent with 
these land development regulations. 
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The structures and uses associated with the request remain consistent with the 
City’s Land Development Regulations. The previously approved school building 
on the North Parcel complies with the applicable development standards. The 
proposed improvements to the South Parcel consist primarily of open space, 
landscaping, fencing, and recreational turf areas, which are compatible with the 
surrounding neighborhood and consistent with the intent of the RPS-3 District. 
Additionally, the design of the recreational open space is subject to separate 
review by the Historic Preservation Board. 
 
(4)   The public health, safety, morals, and general welfare will not be 
adversely affected. 
 
The proposed amendment will not adversely affect the public health, safety, 
morals, or general welfare. Instead, the addition of dedicated outdoor space will 
enhance the educational environment for students and improve the overall site 
design by replacing an underutilized parcel with landscaped open space 
designed specifically for student recreation and supervision. The recreational area 
will be securely enclosed, properly landscaped, and integrated into the school’s 
operational plan to ensure safe and controlled use by students and staff. 
 
(5)   Adequate off-street parking facilities will be provided. 
 
Adequate off-street parking facilities will continue to be provided in accordance 
with the previously approved Conditional Use Permit. The school building on the 
North Parcel provides the required off-street parking spaces under the structure, 
with access from Collins Court. The proposed recreational open space on the 
South Parcel does not introduce new parking demand, as it serves the previously 
approved school use. 
 
(6)   Necessary safeguards will be provided for the protection of 
surrounding property, persons, and neighborhood values. 
 
Necessary safeguards will continue to be provided to protect surrounding 
properties and neighborhood values. The recreational open space will be 
enclosed with secure fencing and landscaping to ensure safe and controlled use 
by students. The addition of landscaping, open space, and active daytime use will 
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enhance the appearance of the property and contribute positively to the 
surrounding neighborhood. 
 
(7)   The concentration of similar types of uses will not create a negative 
impact on the surrounding neighborhood. Geographic concentration of 
similar types of conditional uses should be discouraged. 

 
The proposed amendment will not result in a concentration of similar conditional 
uses that would create a negative impact on the surrounding neighborhood. The 
Planning Board previously approved the school as an appropriate educational use 
within the RPS-3 District. The addition of recreational open space on the adjacent 
parcel supports the functioning of the already approved school and does not 
introduce a new use within the area. 
 
(8)    The structure and site comply with the sea level rise and resiliency 
review criteria in chapter 7, article I, as applicable. 

 
The proposed recreational open space advances the City’s resiliency objectives 
through the introduction of additional landscaped and permeable areas on the 
site. The improvements include resilient landscaping, pervious surfaces where 
feasible, and site grading that accommodates future changes in surrounding 
street elevations. 

 
(9)   Appropriate consideration is given to the safety of and friendliness to 
pedestrian traffic; passageways through alleys is encouraged where feasible 
and driveways shall be minimized to the extent possible. 

 
The proposed amendment promotes pedestrian-friendly design and minimizes 
vehicular conflicts. The recreational open space does not introduce additional 
driveways or vehicular circulation. Instead, the improvements enhance the 
pedestrian environment along Washington Avenue through the addition of 
landscaping, fencing, and open space. 
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Sea Level Rise and Resiliency Criteria.  The proposed project advances the 
sea level rise and resiliency criteria in Section 7.21.2.4 as follows: 

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

 
A recycling or salvage plan for demolition, if any, will be provided at 
permit. 
 

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

 
No windows proposed for the proposed recreational area.  
 

(3) Where feasible and appropriate, passive cooling systems, such as 
operable windows, shall be provided. 

 
Where feasible, passive cooling systems will be provided, although no 
such improvements are contemplated for the proposed recreational area.  

 
(4) Whether resilient landscaping (salt tolerant, highly water-absorbent, 
native or Florida friendly plants) will be provided. 

 
Resilient, Florida-friendly landscaping will be provided.  

 
(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 has considered the adopted sea level rise projections and 
the land elevations of the subject property and surrounding properties.  
  

(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 proposed design will be adaptable to the raising of public rights-of-
ways and adjacent land. 
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(7) Where feasible and appropriate. All critical mechanical and electrical 
systems are located above base flood elevation. 
 

Critical mechanical and electrical systems are located well-above base 
flood elevation. 
 

(8) Existing buildings shall be, where reasonably feasible and appropriate, 
elevated to the base flood elevation. 

 
No existing buildings will remain on the Property. 
 

(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 is proposed below base flood elevation.  

 
(11) Cool pavement material or porous pavement materials shall be utilized. 
 
 Cool pavement material and porous pavement materials will be utilized.    
 
(12) The design of each project shall minimize the potential for heat island 
effects on-site.  

  
The Project design will minimize the potential for heat island effects on 
site with ample and lush greenspace and landscaping.  
 
Conclusion. Granting the requested modification to Conditional Use 

Permit File No. PB22-0497 aligns with the intent and purpose of the City’s 
Comprehensive Plan and Land Development Regulations and will not harm the 
surrounding area or the public welfare. Approval of this modification will allow 
the Applicant to incorporate the South Parcel as recreational open space 
supporting the previously approved School without increasing the intensity of the 
use, while furthering the City’s interest in promoting safe and healthy educational 
environments. 
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Based on these reasons, the Applicant respectfully requests your review 
and favorable recommendation of this application.  If you have any questions or 
comments with regard to the application, please contact me at (305) 377-6231. 

 
Sincerely, 

  
Michael W. Larkin 

Enclosures 
 
cc:   John Marshall 

Paul C. Savage, Esq.  
Roberto A. Alvarez, Esq.  
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