
2201 Collins Ave, Miami Beach 
Traffic and Parking Review

A p r i l  9 ,  2 0 2 6



Coll ins Ave and 23rd St Intersection is  Dangerous 1

• Two para l le l  dr iveways  at  a  s igna l i zed  intersect ion  
wi th  separate  s igna ls  i s  a typ ica l  and potent ia l ly  
dangerous

• Dangerous  s i tuat ion  where  vehic les  cou ld  
unknowingly  make a  r ight  and get  T-boned

• 23 rd St reet  Dr iveway was  or ig ina l ly  in tended on ly  as  
a  ser v ice  dr ive



Coll ins Ave and 23rd St Intersection is  Dangerous 2
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Coll ins Ave and 23rd St Intersection is  Dangerous 3
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Coll ins Ave and 23rd St Intersection is  Dangerous 4
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Valet Operation 5

• Valet  operat ion  on 23 rd St  i s  dangerous :
• Ve h i c l e s  b a c k  u p  i n  f r o n t  o f  g a r a g e  d r i v e w a y  

a n d  l oa d i n g  d o c k s
• D r o p - o f f / P i c k - u p  a r e a  d e a d  e n d s  w i t h o u t  

c i r c u l a t i o n
• N o t  o r i g i n a l l y  d e s i g n e d  t o  s u p p o r t  va l e t  o p e r.

• Valet  operat ion  on 22 nd St  i s  a t  capac i ty :
• 2 6  v a l e t  a t t e n d a n t s  r e q u i r e d  a t  t h e  2 2 n d S t  v a l e t  

s t a n d ,  w h i c h  i s  i m p r a c t i c a l
• A s s u m e d  v a l e t  a r e a  c a n  s t o r e  1 2  v e h i c l e s ,  b u t  

r e a l i s t i c a l l y  1 0  i s  t h e  m a x

• Assumes 64% of  t raf f i c  wi l l  use  r ideshare
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Proposed Valet Operation on 23rd Street is  Dangerous 6

• Vehic les  back  up in  f ront  of  garage dr iveway and load ing docks
• Drop-of f/P ick-up area  dead ends  wi thout  c i rcu lat ion
• Not or ig ina l ly  des igned to  suppor t  va let  operat ion
• Garage be ing used by  employees  as  se l f -park ,  and not  va let
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Proposed Valet Operation on 23rd St is  Dangerous 7
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Valet Operation is  Congested and Dangerous 8
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Extensive Queuing in Area 9

• O b s e r v e d  e x te n s i v e  q u e u i n g  o n  
C o l l i n s  Av e n u e  a n d  o n  2 2 n d St r e e t  
We s t b o u n d  a n d  2 3 rd St r e e t  E a s t b o u n d

• “ D o  N o t  B l o c k  I n te r s e c t i o n ”  s i g n a g e  
a n d  “ P r e pa r e  To  Sto p”  d i g i t a l  s i g n s  
o n  C o l l i n s  Av e  to  h e l p  p r e v e n t  
v e h i c l e s  f r o m  q u e u i n g  i n to  2 3 rd a n d  
2 2 n d St r e e t  I n te r s e c t i o n s

• A d d i t i o n a l  t r a f f i c  g e n e r a te d  to  2 3 rd 
a n d  2 2 n d St r e e t s  w i l l  i n c r e a s e  d e l a y s  
a n d  q u e u i n g  i n  t h e  a r e a



Traff ic  Impact Analysis  Issues 10

• Traf f i c  counts  not  conducted dur ing  the  peak  season (conducted in  September)
• O n l y  a p p l y  a  6 %  s e a s o n a l i t y  f a c to r

• Analys i s  assumes a l l  va let  act iv i ty,  but  there  are  se l f -park  by  employees

• Analys i s  does  not  cons ider  peak  weekend even ing act iv i ty  when there  i s  extens ive  queuing 
on 22nd St reet  f rom Miami  Beach park ing lot

• Background t raf f i c  growth was  pro jected  to  2027 ,  but  the  s i te  i s  p lanned to  open in  2029

• A 15 .92% mult imodal  reduct ion  was  appl ied  based on commuter  US Census  data  in  Miami  
Beach –  Should  on ly  apply  to  employees  and not  guests ,  v i s i tors ,  and res idents

• A pass-by  capture  rate  of  44% was  appl ied  for  F ine  Din ing Restaurants ,  which  equates  to  a  
reduct ion  of  97  PM Peak Hour  t r ips ,  but  no documentat ion  prov ided of  th is  assumpt ion



Traff ic  Impact Analysis  Issues 13

• Projected  unactab le  t raf f i c  condi t ions  on  22 nd St reet  Eastbound and Westbound dur ing  
peak  hours

• Extens ive  queuing pro jected  for  westbound t raf f i c  on  22 nd St reet  requi r ing  the  
opt imizat ion  of  the  s igna l  t imings

• Potent ia l  i s sues  wi th  southbound vehic les  turn ing le f t  in to  the  Roney  Pa lace  when t r y ing  
to  access  the  new Member  C lub va let  area  on  23 rd St reet  caus ing t raf f i c  i ssues

• Confus ion  of  t raf f i c  ex i t ing  the  23 rd St  Dr iveway f rom two l ights  caus ing dangerous  
condi t ions  



Operating at a Parking Defic it 14

• Based  on  Ex i s t ing  Cond i t ion a l  Use  
Permi t  opera t in g  a t  5 1  space  
de f i c i t

• Adding  an  add i t iona l  345  sea t  
capac i ty

• Per  Miami  Beach  County  Code  1  
pa rk ing  space  per  4  sea t s  
requ i red  wh ich  equates  to  an  
add i t iona l  pa rk ing  demand of  87  
spaces

• Overa l l  pa rk ing  de f i c i t  a t  138  
spaces ,  wh i ch  a s sumes  the  
ex i s t ing  uses  a re  g randfa th ere d

Net
Land Use Change
Hotel 279 Keys 279 Keys 0
Hotel Suites 114 Keys 114 Keys 0
Apartments 15 Units 15 Units 0
3 Meal Restaurant 234 Seats 420 Seats 186
Bar/Lounge 114 Seats 178 Seats 64
Mr. Chow Restaurant 312 Seats 326 Seats 14
Patisserie 0 Seats 173 Seats 173
Club 250 Seats 307 Seats 57
Pool 525 Seats 376 Seats (149)
Totals 1435 Seats 1780 Seats 345 Seats

Existing Proposed
Units Units

Existing Parking Requirement Calculation

Proposed Increase to Development Program




