
 

LAND USE BOARDS  
        

 

PLANNING BOARD AFTER ACTION 
Tuesday, May 16, 2025 

 
I. ATTENDANCE 

Board: Seven (7) of seven (7) Members present: 
Brian Elias, Jonathan Freidin, Melissa Beattie, Yechiel Ciment, Keith Marks, Elizabeth 
Latone, Scott Needelman 
Absent:   
Staff: Nick Kallergis, Michael Belush, Giselle Deschamps 
 

II. CITY ATTORNEY UPDATES 
III. SWEARING IN OF PUBLIC 
IV. APPROVAL OF MINUTES 

1. After Action Report – April 8th, 2025 
APPROVED – Beattie / Ciment / 7-0   

 
V. REQUESTS FOR CONTINUANCES / WITHDRAWALS / OTHER 
 

2. PB25-0737. Lincoln Road West Residential Use Incentives - Comprehensive 
Plan Amendment. AN ORDINANCE OF THE MAYOR AND CITY COMMISSION 
OF THE CITY OF MIAMI BEACH, FLORIDA, AMENDING THE CITY OF MIAMI 
BEACH YEAR 2040 COMPREHENSIVE PLAN, PURSUANT TO THE EXPEDITED 
STATE REVIEW PROCESS OF SECTION 163.3184(3), FLORIDA STATUTES, BY 
AMENDING THE “RESILIENT LAND USE & DEVELOPMENT ELEMENT,” GOAL 
RLU 1, ENTITLED “LAND USE,” OBJECTIVE RLU 1.1, ENTITLED 
“ESTABLISHMENT OF FUTURE LAND USE CATEGORIES” AT TABLE RLU 1.1 TO 
PROVIDE CONSISTENCY WITH FLOOR AREA RATIO (F.A.R.) REGULATIONS; 
BY AMENDING POLICY RLU 1.1.10, ENTITLED “HIGH INTENSITY COMMERCIAL 
(CD-3),” TO PROVIDE FAR AND DENSITY INCENTIVES TO ENCOURAGE THE 
DEVELOPMENT OF NON-TRANSIENT RESIDENTIAL USES AND THE 
CONVERSION OF EXISTING TRANSIENT USES TO NON-TRANSIENT 
RESIDENTIAL USES FOR APPLICABLE PROPERTIES FRONTING LINCOLN 
ROAD FROM ALTON ROAD TO DREXEL AVENUE AND PROPERTIES LOCATED 
BETWEEN 17TH STREET AND LINCOLN LANE NORTH; BY AMENDING 
OBJECTIVE 1.2, ENTITLED “LAND USE REGULATION,” TO ESTABLISH POLICY 
1.2.8, ENTITLED “RESIDENTIAL USE INCENTIVES,” TO PROVIDE MINIMUM 
STANDARDS FOR OBTAINING THE FAR AND DENSITY INCENTIVES SET 
FORTH IN THIS ORDINANCE; AND PROVIDING FOR CODIFICATION, 
REPEALER, SEVERABILITY, TRANSMITTAL AND AN EFFECTIVE DATE. 
[Continued from 3-4-2025] 

CONTINUED to 12/9/2025 – Ciment  / Beattie 7-0  

 
3. PB24-0731. Lincoln Road West Residential Use Incentives. AN ORDINANCE OF THE 

MAYOR AND CITY COMMISSION OF THE CITY OF MIAMI BEACH, FLORIDA, 
AMENDING THE MIAMI BEACH RESILIENCY CODE, BY AMENDING CHAPTER 5, 
ENTITLED “OFF-STREET PARKING,” ARTICLE II, ENTITLED “VEHICLE PARKING, 
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BICYCLE PARKING AND OFF-STREET LOADING REQUIREMENTS,” AT SECTION 
5.2.4, ENTITLED “VEHICLE OFF-STREET PARKING REQUIREMENTS,” BY 
AMENDING THE PARKING REQUIREMENTS IN PARKING TIER 3; BY AMENDING 
CHAPTER 7, ENTITLED “ZONING DISTRICT REGULATIONS,” ARTICLE I, ENTITLED 
“GENERAL TO ALL ZONING DISTRICTS,” BY AMENDING SECTION 7.1.11, ENTITLED 
“RESIDENTIAL USE INCENTIVES,” TO ESTABLISH RESIDENTIAL USE INCENTIVES 
SPECIFIC TO PROPERTIES FROM THE EAST SIDE OF ALTON ROAD TO THE WEST 
SIDE OF DREXEL AVENUE AND LOCATED BETWEEN THE SOUTH SIDE OF 17TH 
STREET AND THE NORTH SIDE OF LINCOLN LANE SOUTH; BY AMENDING 
ARTICLE II, ENTITLED “DISTRICT REGULATIONS,” SECTION 7.2.12 ENTITLED “CD-
3 COMMERCIAL, HIGH INTENSITY DISTRICT,” TO MODIFY SECTION 7.2.12.3, 
ENTITLED, “DEVELOPMENT REGULATIONS (CD-3).” TO MODIFY AND CLARIFY 
DEVELOPMENT REGULATIONS PERTAINING TO HOTEL USES, TO DELETE 
SECTION 7.2.12.4, ENTITLED “ADDITIONAL REGULATIONS (CD-3)”; BY AMENDING 
ARTICLE V, ENTITLED “SUPPLEMENTARY DISTRICT REGULATIONS,” BY 
AMENDING SECTION 7.5.2.1 ENTITLED “HEIGHT REGULATION EXCEPTIONS AND 
ROOFTOP ADDITIONS,” TO ALLOW FOR MULTI-STORY ROOFTOP ADDITIONS FOR 
PROJECTS THAT QUALIFY FOR THE LINCOLN ROAD RESIDENTIAL USE 
INCENTIVES; AND PROVIDING FOR CODIFICATION, REPEALER, SEVERABILITY, 
AND AN EFFECTIVE DATE.  [Continued from 3-4-2025] 

CONTINUED to 12/9/2025 – Ciment  / Beattie 7-0  

 
4. PB25-0738. Lincoln Road East Residential Use Incentives - Comprehensive Plan 

Amendment. AN ORDINANCE OF THE MAYOR AND CITY COMMISSION OF THE 
CITY OF MIAMI BEACH, FLORIDA, AMENDING THE CITY OF MIAMI BEACH 
YEAR 2040 COMPREHENSIVE PLAN, PURSUANT TO THE EXPEDITED STATE 
REVIEW PROCESS OF SECTION 163.3184(3), FLORIDA STATUTES, BY 
AMENDING THE “RESILIENT LAND USE & DEVELOPMENT ELEMENT,” GOAL 
RLU 1, ENTITLED “LAND USE,” OBJECTIVE RLU 1.1, ENTITLED 
“ESTABLISHMENT OF FUTURE LAND USE CATEGORIES” AT TABLE RLU 1.1 TO 
PROVIDE CONSISTENCY WITH FLOOR AREA RATIO (F.A.R.) REGULATIONS; 
BY AMENDING POLICY RLU 1.1.10, ENTITLED “HIGH INTENSITY COMMERCIAL 
(CD-3),” TO PROVIDE FAR AND DENSITY INCENTIVES TO ENCOURAGE THE 
DEVELOPMENT OF NON-TRANSIENT RESIDENTIAL USES AND THE 
CONVERSION OF EXISTING TRANSIENT USES TO NON-TRANSIENT 
RESIDENTIAL USES FOR APPLICABLE PROPERTIES WITH A LOT LINE ON 
LINCOLN ROAD AND PROPERTIES LOCATED SOUTH OF 17TH STREET, 
BETWEEN THE EAST SIDE OF DREXEL AVENUE AND THE WEST SIDE OF 
COLLINS AVENUE; BY AMENDING OBJECTIVE 1.2, ENTITLED “LAND USE 
REGULATION,” TO ESTABLISH POLICY 1.2.8, ENTITLED “RESIDENTIAL USE 
INCENTIVES,” TO PROVIDE MINIMUM STANDARDS FOR OBTAINING THE FAR 
AND DENSITY INCENTIVES SET FORTH IN THIS ORDINANCE; AND PROVIDING 
FOR CODIFICATION, REPEALER, SEVERABILITY, TRANSMITTAL AND AN 
EFFECTIVE DATE. [Continued from 3-4-2025.  Continuance requested to 
December 9, 2025] 

CONTINUED to 12/9/2025 – Ciment / Beattie 7-0  

 
5. PB25-0739.  Lincoln Road East Residential Use Incentives – LDR Amendments.  

AN ORDINANCE OF THE MAYOR AND CITY COMMISSION OF THE CITY OF 
MIAMI BEACH, FLORIDA, AMENDING THE MIAMI BEACH RESILIENCY CODE, 
BY AMENDING CHAPTER 5, ENTITLED “OFF-STREET PARKING,” ARTICLE II, 
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ENTITLED “VEHICLE PARKING, BICYCLE PARKING AND OFF-STREET 
LOADING REQUIREMENTS,” AT SECTION 5.2.4, ENTITLED “VEHICLE OFF-
STREET PARKING REQUIREMENTS,” BY AMENDING THE PARKING 
REQUIREMENTS IN PARKING TIER 1, BY AMENDING THE PARKING 
REQUIREMENTS IN PARKING TIER 2 AND BY AMENDING THE PARKING 
REQUIREMENTS IN PARKING TIER 3; BY AMENDING CHAPTER 7, ENTITLED 
“ZONING DISTRICT REGULATIONS,” ARTICLE I, ENTITLED “GENERAL TO ALL 
ZONING DISTRICTS,” BY AMENDING SECTION 7.1.11, ENTITLED “RESIDENTIAL 
USE INCENTIVES,” TO ESTABLISH RESIDENTIAL USE INCENTIVES SPECIFIC 
TO PROPERTIES FROM EAST SIDE OF DREXEL AVENUE TO THE WEST SIDE 
OF COLLINS AVENUE AND LOCATED BETWEEN THE SOUTH PROPERTY LINE 
OF THOSE LOTS FRONTING ON THE SOUTH SIDE OF LINCOLN ROAD AND 
SOUTH SIDE OF 17TH STREET; BY AMENDING ARTICLE II, ENTITLED 
“DISTRICT REGULATIONS,” SECTION 7.2.12, ENTITLED “CD-3 COMMERCIAL, 
HIGH INTENSITY DISTRICT,” TO DELETE SECTION 7.2.12.4, ENTITLED 
“ADDITIONAL REGULATIONS (CD-3)”; BY AMENDING ARTICLE V, ENTITLED 
“SUPPLEMENTARY DISTRICT REGULATIONS,” BY AMENDING SECTION 7.5.2.1 
ENTITLED “HEIGHT REGULATION EXCEPTIONS AND ROOFTOP ADDITIONS,” 
TO ALLOW FOR MULTI-STORY ROOFTOP ADDITIONS FOR PROJECTS THAT 
QUALITY FOR THE LINCOLN ROAD RESIDENTIAL USE INCENTIVES; AND 
PROVIDING FOR CODIFICATION, REPEALER, SEVERABILITY, AND AN 
EFFECTIVE DATE. [Continued from 3-4-2025.] 

CONTINUED to 12/9/2025 – Ciment / Beattie 7-0  

 
6. PB25-0747. Vendor Appointments to Land Use Boards. AN ORDINANCE OF 

THE MAYOR AND CITY COMMISSION OF THE CITY OF MIAMI BEACH, FLORIDA, 
AMENDING CHAPTER 2 OF THE CODE OF THE CITY OF MIAMI BEACH, 
ENTITLED “ADMINISTRATION,” BY AMENDING ARTICLE III, ENTITLED 
“AGENCIES, BOARDS, AND COMMITTEES,” BY AMENDING DIVISION 1, 
ENTITLED “GENERALLY,” AT SECTION 2-22 THEREOF, ENTITLED “GENERAL 
REQUIREMENTS,” TO ADOPT RESTRICTIONS ON THE APPOINTMENT OF A 
CITY VENDOR, INCLUDING A PRINCIPAL OR EMPLOYEE OF A VENDOR, TO A 
CITY BOARD OR COMMITTEE; AND PROVIDING FOR REPEALER, 
CODIFICATION, SEVERABILITY, AND AN EFFECTIVE DATE. [Continued from 4-
8-2025] 

CONTINUED to 6/10/2025 – Ciment / Beattie 7-0  

 
7. PB22-0539. 600 - 660 Washington Ave. Angler's Hotel. An application has been 

filed requesting a conditional use approval for a Neighborhood Impact Establishment 
(NIE) with Entertainment and Outdoor Entertainment on the rooftop including an 
alcoholic beverage establishment or restaurant located on the top floor of a building, 
whether fully enclosed, partially open, or open to the sky, including all open-air 
portions above the roof-top, which is located on a property that is within 200 feet of a 
property containing a residential unit, pursuant to Chapter 1, Article II, Section 1.2.2.4; 
Chapter 2, Article V, Section 2.5.2 of the Miami Beach Resiliency Code. [Continued 
from 4-8-2025] 

WITHDRAWN BY APPLICANT-NO ACTION TAKEN  

 
VI. DISCUSSION ITEMS 
VII. REVOCATION / MODIFICATION HEARINGS 
VIII. PROGRESS REPORTS 
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8. PB22-0553. 455 Lincoln Road. Progress report as required by the Conditional Use 

Permit for a Neighborhood Impact Establishment with entertainment and an occupant 
content in excess of 200 persons. [Continued from 3-4-2025] 

CONTINUED to 07/01/2025 – Freidin / Ciment 7-0  

 
9. PB24-0680.  2201 Collins Avenue – The W Condo Hotel.  Progress report as 

required by the CUP, due to change of owner / operator. 
CONTINUED to 07/01/2025 – Freidin / Ciment 7-0  

 
10. PB File 2046.  400 Collins Avenue – Parking Lot   
PROGRESS REPORT CONCLUDED, CONDITIONS SATISFIED – NO ACTION REQ’D 

 
IX. PREVIOUSLY CONTINUED APPLICATIONS 
X. NEW COMPREHENSIVE PLAN & CODE AMENDMENTS (Filed pursuant to Chapter 2, 

Article IV of the Land Development Regulations of the City Code and Chapter 163, Part 
II, Florida Statutes.) 

 
11. PB25-0752. Land Use Incentives for Schools and Educational Facilities. AN 

ORDINANCE OF THE MAYOR AND CITY COMMISSION OF THE CITY OF MIAMI 
BEACH, FLORIDA, AMENDING THE MIAMI BEACH RESILIENCY CODE, BY 
AMENDING CHAPTER 2, ENTITLED “ADMINISTRATION AND REVIEW 
PROCEDURES”, ARTICLE V. ENTITLED “REZONINGS AND DEVELOPMENT 
APPROVALS”, SECTION 2.5.3 ENTITLED “DESIGN REVIEW”, SUBSECTION 2.5.3.3 
ENTITLED “ADMINISTRATIVE DESIGN REVIEW”; CHAPTER 2 ENTITLED 
“ADMINISTRATION AND REVIEW PROCEDURES”, ARTICLE XIII. ENTITLED 
“HISTORIC PRESERVATION”, SECTION 2.13.7 ENTITLED “ISSUANCE OF 
CERTIFICATE OF APPROPRIATENESS/CERTIFICATE TO DIG/CERTIFICATE OF 
APPROPRIATENESS FOR DEMOLITION”, SUBSECTION C ENTITLED “REVIEW 
PROCEDURE”; CHAPTER 2 ENTITLED “ADMINISTRATION AND REVIEW 
PROCEDURES”, ARTICLE VII ENTITLED “COMMISSION WARRANT” SECTION 2.7.1 
ENTITLED “REVIEW PROCEDURE”; CHAPTER 7, ENTITLED “ZONING DISTRICT 
REGULATIONS,” ARTICLE I, ENTITLED “GENERAL TO ALL ZONING DISTRICTS,” BY 
CREATING SECTION 7.1.12, ENTITLED “SCHOOL USE INCENTIVES,” TO 
ESTABLISH INCENTIVES SPECIFIC TO PROPERTIES PROPOSED TO BE 
DEVELOPED WITH A SCHOOL USE; BY AMENDING ARTICLE II, ENTITLED 
“DISTRICT REGULATIONS,”; AND PROVIDING FOR CODIFICATION, REPEALER, 
SEVERABILITY, AND AN EFFECTIVE DATE. 

Transmit to the City Commission with a FAVORABLE recommendation  
Freidin / Ciment  7-0  

 
12. PB25-0761. Comprehensive Plan Floor Area Ratio (FAR) Incentives. AN 

ORDINANCE OF THE MAYOR AND CITY COMMISSION OF THE CITY OF MIAMI 
BEACH, FLORIDA, AMENDING THE CITY OF MIAMI BEACH YEAR 2040 
COMPREHENSIVE PLAN, PURSUANT TO THE EXPEDITED STATE REVIEW 
PROCESS OF SECTION 163.3184(3), FLORIDA STATUTES, BY AMENDING THE 
“RESILIENT LAND USE & DEVELOPMENT ELEMENT,” GOAL RLU 1, ENTITLED 
“LAND USE,” OBJECTIVE RLU 1.1, ENTITLED “ESTABLISHMENT OF FUTURE 
LAND USE CATEGORIES,” AT TABLE RLU 1.1 TO PROVIDE FLOOR AREA RATIO 
(F.A.R.) INCENTIVES THROUGH THE CITY COMMISSION WARRANT REVIEW 
PROCESS; AND PROVIDING FOR CODIFICATION, REPEALER, SEVERABILITY, 
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TRANSMITTAL AND AN EFFECTIVE DATE. 
Transmit to the City Commission with a FAVORABLE recommendation  
Freidin / Ciment 7-0  

 
13. PB25-0760. Minimum Landscape Requirements for Single Family Home 

Renovations Exceeding the 50% Rule.  AN ORDINANCE OF THE MAYOR AND 
CITY COMMISSION OF THE CITY OF MIAMI BEACH, FLORIDA, AMENDING 
CHAPTER 4 OF THE MIAMI BEACH RESILIENCY CODE, ENTITLED 
"LANDSCAPE REQUIREMENTS," BY AMENDING ARTICLE I, ENTITLED "INTENT 
AND APPLICABILITY," BY AMENDING SECTION 4.1.2, ENTITLED “SHORT TITLE 
AND APPLICABILITY,” BY MODIFYING THE MINIMUM LANDSCAPE 
REQUIREMENTS FOR SINGLE FAMILY HOME PROJECTS EXCEEDING THE 
50% RULE; PROVIDING FOR REPEALER, SEVERABILITY, CODIFICATION, AND 
AN EFFECTIVE DATE. 

Transmit to the City Commission with a FAVORABLE recommendation  
Ciment / Freidin  7-0  

 
14. PB25-0762.  Historic Preservation Ad Hoc Committee Recommendations. AN 

ORDINANCE OF THE MAYOR AND CITY COMMISSION OF THE CITY OF MIAMI 
BEACH, FLORIDA, AMENDING THE MIAMI BEACH RESILIENCY CODE, BY 
AMENDING CHAPTER 2, ENTITLED “ADMINISTRATION AND REVIEW 
PROCEDURES,” ARTICLE XIII, ENTITLED “HISTORIC PRESERVATION,” BY 
AMENDING SECTION 2.13.2, ENTITLED “HISTORIC PRESERVATION REVIEW 
OF PROJECTS,” TO REMOVE THE SUPPLEMENTAL NOTICE REQUIREMENT 
FOR APPLICATIONS CONTINUED BY THE HISTORIC PRESERVATION BOARD, 
BY AMENDING SECTION 2.13.7, ENTITLED “ISSUANCE OF CERTIFICATE OF 
APPROPRIATENESS/CERTIFICATE TO DIG/CERTIFICATE OF 
APPROPRIATENESS FOR DEMOLITION,” TO INCREASE THE SQUARE 
FOOTAGE THRESHOLD FOR THE TRANSPORTATION ANALYSIS AND 
MITIGATION PLAN REQUIREMENT, TO CLARIFY THE TWO-STEP REVIEW 
PROCESS, AND TO CONSOLIDATE AND OTHERWISE AMEND THE 
APPLICABLE REVIEW CRITERIA, BY AMENDING SECTION 2.13.8, ENTITLED 
“SPECIAL REVIEW PROCEDURE,” TO EXPAND ADMINISTRATIVE REVIEW 
AUTHORITY FOR THE REVIEW OF ADDITIONS TO SINGLE-FAMILY HOMES 
LOCATED WITHIN LOCAL HISTORIC DISTRICTS, BY AMENDING SECTION 
2.13.9, ENTITLED “HISTORIC DESIGNATION” TO INTRODUCE PROCEDURES 
FOR THE REPEAL OF HISTORIC DESIGNATIONS AS REQUIRED PURSUANT TO 
MIAMI-DADE COUNTY CODE SECTION 16A-3.1, AND BY AMENDING SECTION 
2.13.10, ENTITLED “SINGLE-FAMILY AD VALOREM TAX EXEMPTION,” TO 
EXPAND THE TYPES OF PROPERTIES THAT QUALIFY FOR THE EXEMPTION 
IN A MANNER CONSISTENT WITH SECTION 196.1997, FLORIDA STATUTES; BY 
AMENDING CHAPTER 7, ENTITLED “ZONING DISTRICTS AND REGULATIONS,” 
BY AMENDING ARTICLE II, ENTITLED “DISTRICT REGULATIONS,” SECTION 
7.2.2, ENTITLED “RS-1, RS-2, RS-3, RS-4 SINGLE-FAMILY RESIDENTIAL 
DISTRICTS,” SUBSECTION 7.2.2.4, ENTITLED “ADDITIONAL REGULATIONS 
(RS),” BY EXPANDING THE APPLICABILITY OF ZONING INCENTIVES TO 
INCLUDE CONTRIBUTING SINGLE-FAMILY HOMES LOCATED WITHIN LOCAL 
HISTORIC DISTRICTS; BY AMENDING ARTICLE V, ENTITLED 
“SUPPLEMENTARY DISTRICT REGULATIONS,” SECTION 7.5.1, ENTITLED 
“GENERALLY (SUPPLEMENTARY DISTRICT REGULATIONS),” SUBSECTION 
7.5.1.5, ENTITLED “ROOF REPLACEMENTS AND NEW ROOFS,” TO EXPAND 
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ADMINISTRATIVE REVIEW AUTHORITY FOR SUSTAINABLE ROOFS; AND 
PROVIDING FOR CODIFICATION, REPEALER, SEVERABILITY, AND AN 
EFFECTIVE DATE. 

Transmit to the City Commission with a FAVORABLE recommendation  
Latone/ Ciment 7-0  

 
XI. ADJOURNMENT 


