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City of Miami Beach Planning Board Meeting of January 6, 2026

Agenda Item No. 4:  PB25-0791: 1330 18 Street

Bey Bey Restaurant – CCOOL LLC



Property Location 
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Property Aerial



Land Use and Zoning
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Zoning:  Light Industrial District (I-1) 

FLUM: Urban Light Industrial (I-1) 



Sunset Harbor Neighborhood Overlay
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Favorable Recommendation
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Proposed Site Plan
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Proposed Ground Floor Plan
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Occupant Load Plan
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Menu: Food
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Menu: Drinks and Happy Hour
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Menu: Café
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Hours of Operation 
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Indoor dining room and outdoor dining area as follows: 

• Tuesday – Saturday: 5:00 PM – 2:00 AM (Outdoor dining service 
concludes at midnight) 

• Sunday: 10:00 AM – 4:00 PM (lunch service only) 
• Monday: Closed 

Café Operations will be Tuesday – Sunday from 8am – 11pm 

Intended use for the above-mentioned dining areas of the venue is to 
provide food and beverages service to the guests. 



Code Violations by Prior Operator Cured Since 
Corporate Purchase by New Owners in August 2023
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Request
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1. Conditional Use Approval for “restaurants with alcoholic beverage 
licenses (alcoholic beverage establishments) with more than 100 seats 
or an occupancy content (as determined by the fire marshal) in excess 
of 125, but less than 199 persons, and a floor area in excess of 3,500 
square feet.” See § 7.2.23.2.b.3. We are proposing to increase the size of 
the restaurant from 60 to 132 seats, and from an occupancy load of 101 
to 198.



Satisfaction of Review Criteria
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1. Consistent with Comprehensive Plan;

2. Construction will not result in impact exceeding threshold for levels of service;

3. Request is consistent with LDRs;

4. Public health, safety, morals, and general welfare not adversely affected;

5. Adequate off-street parking facilities provided;

6. Necessary safeguards are provided for protection of surrounding property, persons, and 
neighborhood values;

7. Concentration of similar types of uses will not create a negative impact on surrounding 
neighborhood;

8. Structure and site comply with sea level rise and resiliency review criteria; and 

9. Appropriate consideration is given to safety of and friendliness to pedestrian traffic.



Existing Floor Plan
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Proposed Floor Plan
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200 S. Biscayne Boulevard

Suite 300, Miami, FL 33131

www.brzoninglaw.com

305.374.5300 office

305.377.6222 fax

Info@brzoninglaw.com

Thank You



Approved Traffic Impact Statement
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Sunset Harbour Neighborhood Regulations
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Sunset Harbour Neighborhood Regulations
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Security 
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• Video Surveillance: The venue is fully equipped with 24/7 video recording 
security cameras. Coverage includes all entrances, exits, and interior/exterior 
corners of the property. 

• Onsite Security Personnel: During hours of operation, security guards are 
present on premises. Staffing ranges from 1 to 4 guards, depending on time of 
day, operational needs, and expected occupancy levels. 

• Access Monitoring: All patrons are monitored at entry, and staff are trained to    

ensure compliance with City of Miami Beach safety and hospitality standards. 



Proposed Operations: Loading and Trash Pick-Up
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Loading:
• Location: Primary loading and unloading area is located directly across 

from the entrance of the venue on 18th Street. Please see marked on 
the map. 

• Hours: Deliveries and loading activities are restricted to 8:00 AM – 4:00 
PM, in compliance with City regulations 

Trash Pick-Up:
• Bey Bey Restaurant is under agreement with Waste Connections for 

commercial waste removal. 
• Trash is collected six (6) days per week, ensuring waste is promptly and 

consistently removed from the premises. 
• Refuse is stored in secured containers until pick-up. 



Proposed Operations: Parking
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• There are street parking spots available on 18th Street, Bay Road and 
West Avenue. 

• There is also a Miami Beach parking garage located at 1900 Bay Rd, 
Miami Beach, FL 33139.

•  There is a designated area for pick up and drop off right in front of the 
Bey Bey entrance on 18th Street. 



Satisfaction of Review Criteria
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(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 new restaurant is consistent with the Comprehensive Plan 
and permitted by the underlying regulations. It is also consistent with the 
vision for Sunset Harbour. The project will be a significant improvement to 
the previous establishment at the Property and will inject new life into the 
Sunset Harbour neighborhood while being consistent and compatible with 
the area. 



Satisfaction of Review Criteria
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(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. 

Development of the project is not expected to have any negative impact in 
excess of the thresholds of level of service provided for in the City 
Comprehensive Plan. A Traffic Study, which was included with the 
application materials, confirms that the project will not adversely impact 
the traffic in the area and area roadways will maintain adequate levels of 
service following development of the project. 



Satisfaction of Review Criteria
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(3) Structures and uses associated with the request are consistent with 
these land development regulations. 

The project is consistent with the land development regulations as it 
conforms to the I-1 and Sunset Harbour Neighborhood Overlay 
regulations. The Applicant is proposing forward-thinking, dining 
experience that will contribute positively to the area. Additionally, the 
Applicant is creatively addressing the resilience and adaption standards 
provided in the Chapter 7 of the Resiliency Code. 



Satisfaction of Review Criteria
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(4) The public health, safety, morals, and general welfare will not be 
adversely affected. 

The project will not adversely impact the public health, safety, morals, and 
general welfare. Rather, it will bring the Property into compliance with the 
relevant regulations and make the Property more compatible with the 
surrounding neighborhood while simultaneously providing an improved 
dining experience. There is no outdoor entertainment proposed. The 
attractive design of the project also improves the aesthetics of the area, 
while the compliance with all required resilience measures ensures 
enhanced resiliency for the area. 



Satisfaction of Review Criteria
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(5) Adequate off-street parking facilities will be provided. 

There is adequate off-street parking in the area for the project. 



Satisfaction of Review Criteria
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(6) Necessary safeguards will be provided for the protection of 
surrounding property, persons, and neighborhood values. 

The project proposes sufficient security and protection to ensure the safety 
and preservation of the surrounding property, persons, and neighborhood 
values. 



Satisfaction of Review Criteria
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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 project proposes to renovate and reimagine an existing restaurant and 
will have no negative impact on the surrounding neighborhood. 
Conversely, the project will be significantly more compatible for the 
surrounding neighborhood. 



Satisfaction of Review Criteria
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(8) The structure and site comply with the sea level rise and resiliency 
review criteria in chapter 7, article I, as applicable. 

This application is limited in scope to Conditional Use Permit approval for a 
restaurant and complies with all sea level rise and resiliency review criteria. 



Satisfaction of Review Criteria
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(9) Appropriate consideration is given to the safety of and friendliness 
to pedestrian traffic; passageways through alleys is encouraged where 
feasible and driveways shall be minimized to the extent possible. 

Appropriate consideration has been given to the safety and friendliness to 
pedestrian traffic. 



Existing Conditions

34Context images around the exterior of the property.



Existing Conditions
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Context images of the existing dining areas.



Existing Conditions
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Context images around the interior of the property.



Existing Conditions
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Context images of the existing back-of-house area and restroom.




