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April 25, 2022 
 

Rogelio A. Madan, AICP 

Chief of Community Planning & Sustainability  

City of Miami Beach 

1700 Convention Center Drive, 2nd Floor 

Miami Beach, Florida  33139 

 

Re: Request for Conditional Use Permit 

Approval for a Private School Located at 245-251 

Washington Avenue, Miami Beach                          

 

Dear Mr. Madan: 

 

This firm represents 251 Washington, LLC 

(the “Applicant”), the owner of the property 

located at 245-251 Washington Avenue (the 

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

Please consider this letter the Applicant’s Letter of 

Intent supporting the request for Conditional Use 

Permit to allow a private school at the Property 

(the “Project”). 

 

Property Description.  The Property is 

currently an undeveloped, vacant lot located on 

the east side of the Washington Avenue, and 

south of 3rd Street.  See Figure 1 below, Aerial.  

The Miami-Dade County Property Appraiser 

identifies the Property with two Folio Nos. 02-

4203-003-1090 and 02-4203-003-1080.  See 

Exhibit A, Property Appraiser Summary Report.  

The total lot area is approximately 13,000 square 

feet (0.29 acres) in size.  The two structures 

previously located on the northern lot were 

demolished in 1989, and the structure on the 

southern lot was demolished pursuant to an 

emergency demolition Order in 2003.  
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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 Applicant has separately submitted a request to the Historic 

Preservation Board (“HPB”) for a Certificate of Appropriateness for design of a 

permanent new structure for the school.   

 

Prior Approvals.  On September 24, 2019, the Planning Board approved an 

application for condition use approval for a new education institution in the RPS-

3 District.  See Exhibit B, Final Order Final 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 2019, the HPB also approved an after the fact Certificate of Appropriates 

for demolition of the structures previously located on the Property. See Exhibit C, 

Final Order Final No. HPB19-0336.  The same day, the HPB approved a Certificate 

of Appropriates for the construction of a temporary structure to be used as a 

private school and variances to reduce the required school setbacks.  See Exhibit 

D, Final Order Final No. HPB19-0316.   

 

Applicant Proposal.  It was always the Applicant’s intent to develop the 

Property with a beautiful, state-of-the-art private school south of Fifth Street to 

complement the school for lower grades at 224 2nd Street.  As such, the Applicant 

is proposing to develop the idle land with a four-story permanent structure to 

house elementary and middle school grades (the “Project”).   
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The Property has functional dual-frontages off of Washington Avenue on 

the west and Collins Court on the east.  It is essential to the well-being of the 

future students to provide as much outdoor learning space as possible.  The 

strategic placement and circulation of the building will separate pedestrian and 

vehicular conflicts.  All parking will be under the structure and accessible from 

separate ingress and egress from Collins Court. The front of the building will 

contain active, non-air conditioned porches for students and stairs to the main 

lobby.  The lower level provides eighteen (18) parking spaces and ten (10) bicycle 

racks, as well as stairs and elevators to access the first floor.  The first floor 

contains the main lobby, administration offices, flex space, kitchen, and access to 

the exterior raised play area. The play area is elevated over the parking level, 

open on three-sides, and is lined with plantings for safety and greenery. The 

second level has classrooms and a projecting balcony fronting Washington 

Avenue.  The third level has additional classrooms and a vegetable garden for 

educational purposes.  The top floor will have another projecting balcony 

fronting Washington Avenue and cafeteria space, and the rooftop will be 

accessible for additional plantings and mechanical equipment.  

   

The new structure will be centrally located within the Property.  The 

structure will be setback five (5) feet from Washington Avenue, and seven and a 

half (7.5) feet from the interior side setbacks.  From the rear, the structure is 

setback thirteen (13) feet and the lower level parking is setback five (5) feet.   

Although there is an abundance of open space provided at each level of this 

urban school, the Applicant will comply with the remaining required open space 

through payment in lieu, pursuant to Section 142-704(b)(4) of the City’s Code of 

Ordinances (“City Code”).  The Project also complies with the City Code permitted 

height of fifty (50) feet, at fifty (50) feet NGVD with the finished floor at thirteen 

(13) feet NGVD.   

 

The operational goal is that many of the teachers and students live in the 

south of Fifth Street neighborhood and will walk and bike with to school.  This 

minimizes the need for extensive drop-off and pick-up coordination and 

prioritizes the pedestrian experience from Washington Avenue. 

 

The maximum enrollment capacity projected for the school is forty (40) 

students.  Drop-off and pick-up will occur within the Property off of Collins Court.  

Drop-off can occur any time after 7:00 AM and before 8:00 AM; and pick-up can 

occur any time between 2:00 PM and 3:00 PM.  These large timeframes will 

alleviate queuing of vehicles on Washington Avenue or Collins Court.  For 
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additional specifics relating to the day-to-day operations of the school, please 

see the Operations Plan included in the application materials.   

 

Satisfaction of Review Criteria.  The Applicant’s request satisfies the review 

criteria and guidelines enumerated in Section 118-192(a) of the City 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 school is consistent with the Comprehensive Plan, 

which permits the conditional uses specifically authorized in the land use 

category R-PS3, such as private schools.  The Project is similarly intended 

to serve the existing residents with a high-level private school in walking 

distance from their home or work place.   

 

(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. 

 

A school at this site will not result in an impact that will exceed the 

thresholds for the levels of service as set forth in the Comprehensive Plan.  

In fact, the hope for the school is to reduce traffic of the parents and 

guardians that previously needed to travel further distances to the limited 

number of schools located north of Fifth Street or on Fisher Island. 

Additionally, this site will serve as additional space for the main school 

located less than 500 feet away.   

 

According to the Traffic Assessment Plan prepared by Kimley-Horn, 

the Project will generate on the weekdays twenty-two (22) A.M. peak hour 

trips and eleven (11) P.M. peak hour trips.  Additionally, the queuing 

analysis found that there is sufficient vehicle storage on the Property to 

accommodate the expected vehicles during drop off and pick up 

operations.   

 

(3)   Structures and uses associated with the request are consistent with 

these land development regulations. 

 

The structure and use associate with the Project are consistent with 

the Land Development Regulations.  As mentioned, the Applicant has 
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submitted separate request to the HPB for design approval.  Ultimately, 

the Project will be more in-line with the character of the neighborhood, 

activate vacant land, and complies with the Performance Standard 

regulations for height and FAR.   

 

(4)   The public health, safety, morals, and general welfare will not be 

adversely affected. 

 

The public health, safety, morals, and general welfare will not be 

adversely affected with the introduction of a modern, environmentally 

resilient school.  In fact, the Project will enhance the public health, safety, 

morals, and general welfare of the community.  The use of the Property is 

consistent and compatible with the intent of the RPS-3 District, and will 

provide a needed service for the families that live south of 5th Street with 

young children.  Approval of the Project will provide additional education 

opportunities in close proximity.   

 

(5)   Adequate off-street parking facilities will be provided. 

 

Adequate off-street parking will be provided.  The Project includes 

eighteen (18) off-street spaces under the structure, accessible off of Collins 

Court.    Additionally, the Project will include at least ten (10) bicycle racks 

for staff and parents.  The Applicant chose to invest and use this Property 

as an expansion location for a private school because of its existing 

location south of Fifth Street in close proximity to residences, businesses 

and City-owned parks.  The expectation is that a number of parents and 

guardians will walk to drop-off and pick-up their children.   

 

(6)   Necessary safeguards will be provided for the protection of 

surrounding property, persons, and neighborhood values. 

 

Necessary safeguards will be provided for the protection of 

surrounding properties, persons, and neighborhood values. The Applicant 

hopes to immediately safeguard the Property will better lighting and 

fencing. Additionally, the Project has sufficient queuing for drop-off and 

pick-up, security gates, limited class sizes, and sufficient staffing.  The 

Applicant will continue to implement all necessary tools to mitigate any 

potential harmful effects. 
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(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 use is not surrounded by similar types of uses. The 

Property’s location in the RPS-3 District, is in close proximity to the GU 

District to the south, and a variety of residential zoning districts. Currently, 

there are a number of multi-family apartments and condominiums to the 

north and east, and a mixed-use hotel and ground floor retail to the south.  

The performance standards districts are designed to accommodate a 

range of residential uses, as well as mixed uses that complement and serve 

the residential uses.  

 

Sea Level Rise and Resiliency Criteria.  The proposed project advances the 

sea level rise and resiliency criteria in Section 133-50(a) 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. 

 

All new windows will be hurricane proof impact windows.  

 

(3) Where feasible and appropriate, passive cooling systems, such as 

operable windows, shall be provided. 

 

Where feasible, passive cooling systems will be provided. 

 

(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 
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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, including ground floor, driveways, and garage 

ramping will be adaptable to the raising of public rights-of-ways and 

adjacent land, and will provide sufficient height and space to ensure that 

entry ways and exits can be modified. 

 

(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. 

 

There are no existing buildings 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. 

 

Habitable space will be located above base flood elevation plus Freeboard. 

 

Stormwater retention systems will be provided where feasible.  

 

(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.  
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The Project design will minimize the potential for heat island effects on 

site with ample and lush greenspace and landscaping, and opportunities 

for non-air conditioned educational spaces.   

 

Conclusion.  Granting the requested Conditional Use Permit will be in 

harmony with the intent and purpose of the City’s Comprehensive Plan and Land 

Development Regulations, and will not be injurious to the area involved or 

otherwise detrimental to the public welfare.  Conditional Use Permit approval will 

provide the Applicant with a reasonable use of the Property and serve the needs 

of the surrounding community with a private school.  

 

Based on these reasons, the Applicant respectfully requests your favorable 

review and recommendation of this application.  If you have any questions or 

comments with regard to the application, please give me a call at (305) 377-6231. 

 

Sincerely, 

  
Michael W. Larkin 

Enclosures 

 

cc:   John Marshall 

 Bernardo Fort-Brescia 

Emily K. Balter, Esq.  
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