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1500 OCEAN DRIVE
FLOOR PLAN
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RECOMMENDATION OF 
HISTORIC PRESERVATION 

BOARD
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RECOMMENDATION OF THE HISTORIC PRESERVATION BOARD

The HPB has a concern that the overuse, or over intensive use
of the site, could and would adversely affect the residential
character of the immediate neighborhood and recommends that
the Planning Board consider that and consider also the impact
that would have on the historic residential neighborhood in the
immediate area.



APPLICANT’S 
SUBMISSION DEFICIENCIES
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DOCUMENTS IN APPLICATION FILES FAIL TO COMPLY WITH NEIGHBORHOOD IMPACT
ESTABLISHMENT GUIDELINES PURSUANT TO §142-1362, MIAMI BEACH CODE

Section 142-1362, Miami Beach Code, provides the supplemental review guidelines criteria the Planning Board shall apply when 
reviewing an application for a neighborhood impact establishment:

(3) Failed to provide an indoor/outdoor crowd control plan to addresses people queuing to enter each restaurant.

(5) Failed to provide traffic circulation analysis that details the impact of traffic on the immediate neighborhood and plan to
mitigate.

(6) Failed to provide a noise attenuation plan which addresses how noise will be controlled to meet the requirements of the
noise ordinance during special events.

(9) Failed to show cumulative effect of proposed establishment and adjacent pre-existing uses (along Collins Avenue and
Ocean Drive).
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DOCUMENTS IN APPLICATION FILES FAIL TO INCLUDE ITEMS
REQUIRED PURSUANT TO THE APPLICATION CHECKLIST

The application checklist for the project lists the following required items that were either not provided or deficient:

(40) Failed to provide comments from Transportation Department.

(40) Failed to provide comments from peer review.

(42)(a) Failed to provide street widths.

(42)(j) Failed to provide preliminary on-street loading plan
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POTENTIAL DEFICIENCIES AND OMISSIONS:  STAFF REPORT

Recommendation of the Historic Preservation Board:

The HPB has a concern that the overuse, or over intensive use of the site, could and would adversely affect the 
residential character of the immediate neighborhood and recommends that the Planning Board consider that and 
consider also the impact that would have on the historic residential neighborhood in the immediate area.

Compliance with Use Review Guidelines:

4. The proposed establishment may affect the general welfare of nearby residents.

5. The parking requirements and amounts being provided for the Ocean Steps requires clarification. 

7. The adverse impacts are not expected from the geographical concentration of users, if the impacts are properly 
calculated.
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POTENTIAL DEFICIENCIES AND OMISSIONS:  STAFF REPORT

Compliance with Neighborhood Impact Establishment Review Guidelines:

2.  Parking for commercial portion of the Ocean Steps is not fully addressed.

3.  Crowd control plan not included with application.

7. Sound study and noise attenuation plan not provided.

8.  Staff Report fails to identify three residential properties in the immediate neighborhood.

9.  No analysis of cumulative effect of Neighborhood Impact Establishments and Conditional Use Permits and 
restaurants in neighborhood.



FOOD AND ALCOHOL
SEATING AND OCCUPANCY
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SEATING / OCCUPANT LOAD
FOUR PUBLIC RESTAURANTS
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SEATING / OCCUPANT LOAD
THREE LIMITED ACCESS FOOD AND ALCOHOL 

BEVERAGE “AMENITIES” FOR OFFICES
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APPLICANT’S 
LOADING CALCULATIONS

6 LOADING SPACES
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VALET PARKING 
CIRCULATION RETURN ROUTE

6 SQUARE BLOCKS

7 TRAFFIC CONTROLLED 
INTERSECTIONS
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TRAFFIC ANALYSIS
BY RALPH ARONBERG

TRAFFIC ENGINEER
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TRASH AND LOADING
OPERATION

25
FROM ATTACHMENT E TO MAY 14, 2021 TRAFTECH REPORT
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EXISTING
STREET VIEW

27
IMAGES TAKEN ON MAY 21, 2021
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