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Good morning BCC’d Planning Board members,
Please see the message below and attachments from the Flamingo Park Homeowner’s
Association.
 
Best regards,
Rogelio
 

      

Rogelio A. Madan, AICP
Development & Resiliency Officer
City of Miami Beach Planning Department 
1700 Convention Center Drive – 2nd Floor, Miami Beach, FL 33139
Direct Tel: 305-673-7000 x6131 /  Fax: 786-394-4285
www.miamibeachfl.gov /  www.mbrisingabove.com
It's easy being Green!  Please consider our environment before printing this email

 
We are committed to providing excellent public service and safety to all who live, work and play in our vibrant, tropical, historic community

 
From: Flamingo Park Neighborhood Association <flamingomb@gmail.com> 
Sent: Monday, April 24, 2023 9:19 PM
To: Madan, Rogelio <RogelioMadan@miamibeachfl.gov>
Cc: Mooney, Thomas <ThomasMooney@miamibeachfl.gov>
Subject: PB23-0592 (Item 15) - 6th Street Overlay – CPS-2 Development Regulation
 

[ THIS MESSAGE COMES FROM AN EXTERNAL EMAIL - USE CAUTION WHEN REPLYING AND
OPENING LINKS OR ATTACHMENTS ]

Rogelio,
Please forward this email to the members of the Planning Board in anticipation of their April
25 meeting.  
Thank you 
Scott
 
 

Chair and Members of the Planning Board,
 

Please see the two attachments below which 1)  Articulate our version of the 6th
Street Overlay ordinance, and 2)  A summary of why we feel our version of the
ordinance is needed.  We are disappointed that the Staff Report does not
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Flamingo Park Neighborhood Association Resolution – For Consideration by FPNA July 11, 2022 
 
 
The 6th Street Historic District Buffer addresses the failure to include the south side of 6th Street in 
the original Flamingo Park Local Historic District.  On the south side of 6th Street, which is part of 
the Ocean Beach Historic District, we call for protections to that prevent new infill development from 
overwhelming the historic pattern of development in that area and the historical and residential character 
of the north side of 6th Street.   
 
The changes below are adapted from the Alton Road Historic District Buffer Overlay (Sec. 142-864) 
and the Flamingo Park Local Historic District infill regulations (Sec. 142-155(4)) of the Miami 
Beach Code, including a restriction on new transient hotel or short-term rental uses.   We are not 
proposing new restrictions for the north side of 5th Street, but the City administration has recommended 
that the north side of 5th Street be included in the proposed Overlay district for purposes of establishing 
clear boundaries to the district. We do not propose any changes except for properties within 200 feet of 
6th Street. We are firmly opposed to any changes to zoning that would relax current development rules, 
including height and FAR.   


To support the stepping back of building height from 6th Street, we support the development of massing 
studies by City Planning staff and we urge that these be completed in a timely manner.  


 


 


  







Sec. 142-693. Permitted uses. 


(a) The following uses are permitted in the performance standard districts:  


[Table omitted] 


(b)For purposes of this section, a car wash, filling station and any use that sells gasoline, automobiles or automotive or related repair 
uses are considered as industrial uses and are not permitted within any district in the redevelopment area.  


(c)For purposes of this section, pawnshops and dance halls and entertainment establishments are not permitted as a main permitted 
or accessory use within any district south of Fifth Street.  


[(d)-(i) omitted] 


(j). The following additional regulations shall apply to properties located between 5th Street and 6th Street within the C-PS2 district; 
where there is conflict within this division, the following shall control:  


(1) The following additional regulations shall apply to alcoholic beverage establishments, whether as a main use, conditional 
use, or accessory use:  


(i) Operations in outdoor or open-air areas of an alcoholic beverage establishment shall cease no later than 12:00 
a.m., except as otherwise provided herein.  


(ii)Alcoholic beverage establishments with sidewalk cafe permits shall only serve alcoholic beverages at sidewalk 
cafes during hours when food is served, shall cease sidewalk cafe operations no later than 12:00 a.m. (except as 
otherwise provided herein), and shall not be permitted to have outdoor speakers. 


(iii) Outdoor bar counters shall be prohibited within 100 200 feet of the south side of 6th Street.  


(iv2) Within 100 200 feet of the south side of 6th Street, outdoor restaurant and/or bar seating located above the ground floor 
shall not exceed 100 seats, and only when associated with an indoor venue. Additionally, such outdoor seating shall only be 
permitted until 10:00 p.m. The Planning Board, pursuant to the Conditional Use criteria, may allow an increase in the 
number of seats, but not to exceed 200 seats.  


(23) Outdoor music, whether amplified or nonamplified, and television sets shall be prohibited within 100 200 feet of the 
south side of 6th Street.  


(34) For properties with frontage on 6th Street, access points to hotels, apartment hotels and suite hotels, as well as food 
and beverage establishments serving alcohol, shall be limited to side streets only, and shall not be permitted on 6th Street. 
Additionally, a minimum setback of 20 feet from the south side of 6th Street, for all public entry points, and of 100 feet for 
aggregated properties, shall be required.  


(45) The following uses shall be prohibited: hostels, convenience stores, smoke shops and vape stores, package stores and 
the retail sale of alcohol for off premise consumption. 


(6)  The following uses shall be prohibited within 200 feet of 6th Street:  uses related to motorized vehicles, including parking 
garages.  


(7) For uses within 200 feet of 6th Street, transient rentals or unified projects over 20,000 square feet must be subject to 
Conditional Use Permit approval by the Planning Board.   
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Sec. 142-698. Commercial performance standard area requirements.  


[(a)-(d) omitted] 


(e) Notwithstanding the above height restrictions, in the C-PS2 district south of 6th Street, the following development regulations shall 
apply: 


(1) the The maximum permitted height within the first 100’ two platted lots south of 6th Street shall not exceed 50 28 feet, 
regardless of property use.  This height limit may be waived by the Historic Preservation Board as needed to preserve 
contributing buildings or for a development whose primary use is affordable, workforce, or senior housing.   


(2)  The maximum permitted height between 100’ and 140’ south of 6th Street shall not exceed 40’.  This height limit may be 
waived by the Historic Preservation Board as needed to preserve contributing buildings or for a development whose primary 
use is affordable, workforce, or senior housing.   


(3)  The minimum setbacks shall be 5’ from the front and 5’ from a side facing a street, except in the case of a contributing 
building or for a development whose primary use is affordable, workforce, or senior housing.   


(4) If an alley exists, no front curb cut shall be permitted. If no alley exists, any curb-cut required shall not exceed 12 feet in 
width.   


(5) For any new construction or additions, whether attached or detached, on multiple or aggregated lots, a minimum building 
separation of ten feet at the center of the aggregated lots shall be required. The historic preservation board may, on a case-
by-case basis, allow for a connection. 


(6) Notwithstanding the provisions of section 142-1161 of these land development regulations, roof-top additions and any 
stairwell or elevator bulkhead shall meet the line-of-sight requirements of section 142-1161, but not to exceed allowable 
building heights. 


 


 


 


 


 


 


 


 








6th Street overlay:  summary of issues raised by Flamingo Park Neighborhood Association (FPNA) residents 


Flamingo Park concerns Proposed solutions Potential impacts and requested action 
Core concern:  Demonstrated 
zoning flaws and lack of buffer 
between major commercial 
boulevard (5th St.) and historic 
low-scale commercial and 
residential uses (6th St.) 


Draw from successful model overlays:  
Alton Overlay sets back incompatible uses 
and steps massing of large projects, 
resulting in clearer ground rules and major 
new developments at 7th and 9th St.  
Similarly, Flamingo Overlay prevents 
infill from overwhelming historic patterns. 


5th Street, Washington Ave. frontage, and 
grandfathered projects are exempted.  


Current law ensures more conflicts.  As seen at 6th and Lenox, 
residents are at a disadvantage and developers can propose 
incompatible projects.  A major garage overwhelmed the 
adjoining historic lots, which were then approved to be replaced 
by a high-intensity hotel on 6th St. (a grandfathered approval).  


The Land Use Committee should direct staff to model FPNA 
and planning staff massing proposals for visioning 6th Street, 
so that future Land Use, Planning Board, or joint meeting can air 
and resolve alternative versions with visual evidence, and also 
allow site-specific owner concerns to be aired and incorporated. 


Uses:  Recurrent conflicts from 
high-impact commercial uses 
should be channeled to 5th St., 
avoiding elements that will 
increase intensity, noise, and 
nightlife for 6th St. residential 
owners.    


 Be innovative in regulating alcohol 
and hotel/transient uses to avert their 
impacts on adjacent residential areas. 


 Incentivize historic elements and 
workforce housing, not over-
development, using targeted strategies 
supported by FPNA.  Some elements 
are already proposed by FPNA; others 
can be more fully aired at the workshop.   


If adopted:  FPNA’s vision of 6th Street calls for a walkable 
area with neighborhood-compatible commercial services and 
workforce housing, while supporting whole-block or large-scale 
projects that are designed to push the intensity of uses to 5th St. 


If not adopted:  incompatible uses that are appropriate on 5th St. 
will be pushed to the “back end” on 6th St., such as parking 
garage impacts, hotel intensity, and nightlife spillover (e.g., the 
Meridian Hotel on 5th St. has led to late-night car horns, street-
blocking, and rowdy sidewalk congregations impacting 4th St.).   


Massing:  Staff concerns for 
uniqueness (variations in lot size 
and unified ownership) and for 
allowing full-block unification 
should not prevent residents from 
achieving a primary objective— 
compatibility of large-scale 
projects that will not overwhelm 
the area’s unique potential and 
low-scale historic fabric.  


 Focus on aggregation and larger-scale 
projects that should follow the stepping 
back principles of the Alton Overlay, to 
achieve FAR but mitigate the impacts. 


 Direct staff to model effects of FPNA 
massing provisions, including any site-
specific concerns that will require 
further nuance to avert incompatibility. 


If adopted:  FPNA’s vision calls for a unique mix of historic 
and new along 6th St., allowing new designs to use all existing 
FAR, incentivizing reuse of on-site contributing buildings, and 
not overwhelming adjacent or nearby contributing buildings.  


If not adopted:  The Lenox block provides a template for the 
inadvertent abuse of current zoning:  a large garage was allowed 
to make the adjacent historic double-lot archaic, thus justifying 
approval of an incompatible plan for the affected lots—all over 
vocal neighborhood opposition.  This process is unfair to 
residents and sets precedent for a wall of unacceptable projects.   


 







mention the FPNA's role in the origin of the proposed overlay district, our
position on the ordinance, and our reasoning behind it.  We have worked with
the City on this for almost two years and feel that the Planning Board should
have time to study this information before any position is taken.  
 

Thank you
Scott Needelman
for the FPNA


