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Reconstructed Outdoor Gazebo - HPB Review - Final Submittal
1701 James Avenue, Miami Beach, Florida
HPB 25-0672
Scope of Work:

● Reconstruction of an existing outdoor gazebo and wood deck in the front yard of the existing hotel.
● New gazebo is fully enclosed and hurricane resistant, providing an accessory use cafe for the hotel guests.
● No changes to the existing hotel structure or interiors.
● Front setback variance for the gazebo and trellis structures.
● Interior side setback variance for the gazebo structure.
● Minor increase in FAR with additional 209 ft2 enclosure, but total remains well under maximum allowed 2.0 FAR.

Section 2.8.3 Variance Criteria:

1. Special conditions and circumstances exist which are peculiar to the land, structure, or building
involved and which are not applicable to other lands, structures, or buildings in the same zoning
district; Yes, circa 1986, previously approved and constructed gazebo and deck in similar location on property which new
structures replace.

2. The special conditions and circumstances do not result from the action of the applicant; Yes.

3. Granting the variance requested will not confer on the applicant any special privilege that is
denied by these land development regulations to other lands, buildings, or structures in the same
zoning district; Yes. Other neighboring hotel properties have similar or larger structures encroaching on the front and side yard
setbacks.

4. Literal interpretation of the provisions of these land development regulations would deprive the
applicant of rights commonly enjoyed by other properties in the same zoning district under the
terms of these land development regulations and would work unnecessary and undue hardship
on the applicant; Yes, as stated above similar variances have been granted to neighboring hotels. The historic Cadet Hotel, with
limited interior common area, is seeking to provide enhanced service to its guest while preserving the historic interiors.

5. The variance granted is the minimum variance that will make possible the reasonable use of the
land, building or structure; Yes, this variance replicates a similar variance granted in 1986, as described above and in the
Historic Resources Report. The new structure is storm resistant, and add minimal floor area to the overall.

6. The granting of the variance will be in harmony with the general intent and purpose of these
land development regulations and that such variance will not be injurious to the area involved or
otherwise detrimental to the public welfare; Yes, the accessory cafe use of the new gazebo and deck is consistent with the
allowed uses in the Miami Beach Zoning Code. The existing landscape screening and the restrained material palette of the new
structures minimize any visual impact on the neighborhood.

7. The granting of this request is consistent with the comprehensive plan and does not reduce the
levels of service as set forth in the plan; and Yes.

8. The granting of the variance will result in a structure and site that complies with the sea level rise
and resiliency review criteria in chapter 7, article I, as applicable. Yes, this is an accessory commercial structure that will have
no impact on the functioning of the hotel, and is elevated above current grades.
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August 14, 2025 

Deborah Tackett, Chief of Historic Preservation 
Planning Department 
City of Miami Beach 
1700 Convention Center Drive, 2nd Floor 
Miami Beach, Florida 33139 

Re:  HPB25-0672 – Cadet Hotel – Letter of Intent for Historic Preservation Hearing Board Approval 

Dear Debbie,  

Southern Property Invt. Group Inc. (the Applicant) is the owner of the property located at 
1701 James Avenue (see Exhibit A), in the City of Miami Beach, Florida.  This letter shall serve as the 
Applicant’s required Letter of Intent in connection with this Historic Preservation Board process, 
which the applicant is intending to legalize all improvements on the property via a variance for the 
trellis and wood deck along the front setback.   

Description of the Property:  The property is approximately 12,500 square feet in size and 
located on the northeast corner of James Avenue and 17th Street.  The property is zoned RM-2 
Multifamily, medium intensity, a zoning designation that permits commercial and hotel uses.   

The property has been developed as the Cadet Hotel, originally built in 1941 and designed 
by Albert Anis.  Today, the property is two stories with 34 hotel rooms.  The property has been 
operating as the Cadet Hotel continuously since 1983.  The current owner of the Cadet Hotel has 
made a concerted effort to preserve the small, historic lobby much in it’s original form and 
function.  The original terrazzo floors, wood entrance door, small guest bar and check in desk all 
remain from the original 1941 construction.  The limited area of this amenity space, and with no 
ability to expand guest amenities beyond this footprint into other interior areas, has led the owner 
to activate under-utilized outdoor areas to upgrade the guest experience, making it emblematic of 
Miami Beach lifestyle.     

Per Chapter 7.2.5.2 of the Miami Beach Zoning Code, the uses Hotel and Cafe are allowed 
for the RM-2 district.    

Variance Request:  The existing trellis and wood deck is located within the 20’ front setback 
along James Avenue.  Applicant seeks a variance approval of City Code Section 142-338 to permit a 
2’ front setback where 20’ is required.  Approval of this variance would legalize the existing exterior 
patio with ample screening from the streets.  It is worth noting and shown in the provided 
photographs that no seating is seen or heard from the street.  The main structure of the hotel abides 
by the required setbacks.  There are other properties in the surrounding area that enjoy a 0’ setback.   

 

 

 

Per section 2.8.3(a),  

1. Special conditions and circumstances exist which are peculiar to the land, structure, or 
building involved and which are not applicable to other lands, structures, or buildings in the 
same zoning district; 

2. The special conditions and circumstances do not result from the action of the applicant; 

3. Granting the variance requested will not confer on the applicant any special privilege that is 
denied by these land development regulations to other lands, buildings, or structures in the 
same zoning district; 

4. Literal interpretation of the provisions of these land development regulations would deprive 
the applicant of rights commonly enjoyed by other properties in the same zoning district 
under the terms of these land development regulations and would work unnecessary and 
undue hardship on the applicant; 

5. The variance granted is the minimum variance that will make possible the reasonable use of 
the land, building or structure; 

6. The granting of the variance will be in harmony with the general intent and purpose of these 
land development regulations and that such variance will not be injurious to the area 
involved or otherwise detrimental to the public welfare; 

7. The granting of this request is consistent with the comprehensive plan and does not reduce 
the levels of service as set forth in the plan; and 

8. The granting of the variance will result in a structure and site that complies with the sea 
level rise and resiliency review criteria in chapter 7, article I, as applicable 

9. In addition to the foregoing criteria, a housing impact statement, as defined in section 
1.2.2.1, if applicable, shall be mandatory for board of adjustment review of any proposal 
that contains at least one existing residential unit, except for single-family homes. The 
housing impact statement shall be provided for tracking purposes and to inform furture 
policy discussions of the board and/or the City Commission but may serve as a basis for the 
approval or denial of a variance application. 

Conclusion:  The Applicant’s proposal is consistent with the character of this commercial 
neighborhood, as well as the intent of the Code and it’s design considerations.  The variance 
requested is minimally intrusive and necessary to provide a shaded, lush area for patrons to enjoy.   
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 PROPERTY APPRAISER OF MIAMI-DADE COUNTY
Summary Report

Property Information
Folio 02-3234-019-0430

Property Address
1701 JAMES AVE
MIAMI BEACH, FL 33139-7508

Owner SOUTHERN PROPERTY INVT GROUP INC

Mailing Address
1701 JAMES AVE
MIAMI BEACH, FL 33139-7508

Primary Zone 4000 MULTI-FAMILY - 63-100 U/A

Primary Land Use 3921 HOTEL OR MOTEL : HOTEL

Beds / Baths /Half 45 / 45 / 0

Floors 2

Living Units 32

Actual Area

Living Area

Adjusted Area 12,500 Sq.Ft

Lot Size 10,560 Sq.Ft

Year Built Multiple (See Building Info.)

Assessment Information
Year 2024 2023 2022

Land Value $2,640,000 $2,640,000 $2,640,000

Building Value $1,360,000 $660,000 $950,000

Extra Feature Value $0 $0 $0

Market Value $4,000,000 $3,300,000 $3,590,000

Assessed Value $3,630,000 $3,300,000 $3,590,000

Benefits Information
Benefit Type 2024 2023 2022

Non-Homestead Cap Assessment Reduction $370,000

Note: Not all benefits are applicable to all Taxable Values (i.e. County,
School Board, City, Regional).

Short Legal Description
ALTON BEACH 1ST SUB PB 2-77

LOTS 19 & 20 LESS E18FT BLK 27

LOT SIZE 80 X 132

OR 15987-4407-05 0793 1

Taxable Value Information
Year 2024 2023 2022

COUNTY

Exemption Value $0 $0 $0

Taxable Value $3,630,000 $3,300,000 $3,590,000

SCHOOL BOARD

Exemption Value $0 $0 $0

Taxable Value $4,000,000 $3,300,000 $3,590,000

CITY

Exemption Value $0 $0 $0

Taxable Value $3,630,000 $3,300,000 $3,590,000

REGIONAL

Exemption Value $0 $0 $0

Taxable Value $3,630,000 $3,300,000 $3,590,000

Sales Information
Previous Sale Price OR Book-Page Qualification Description

07/01/1993 $600,000 15987-4407 Sales which are qualified

02/01/1986 $330,000 12803-1650 Sales which are qualified

10/01/1980 $592,500 10892-0409 Sales which are qualified

07/01/1974 $285,000 00000-00000 Sales which are qualified

The Property Appraiser is continually editing and updating the tax roll. This website may not re^ect the most current information on record. The Property
Appraiser and Miami-Dade County assumes no liability, see full disclaimer and User Agreement at http://www.miamidade.gov/info/disclaimer.asp

PRINT

2024 Aerial Photography
200 ft

EXHIBIT A
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FLOOD ZONE INFORMATION:
THE NFIP FLOOD MAPS HAVE DESIGNATED THE HEREIN DESCRIBED LAND TO BE SITUATED IN:
FLOOD ZONE:                         "AE"
BASE FLOOD ELEVATION:     8 FT.
COMMUNITY:                           120651
PANEL:                                     0317
SUFFIX:                                    L
DATE OF FIRM:                       09/11/2009
THE SUBJECT PROPERTY DOES LIE IN A SPECIAL FLOOD HAZARD AREA.
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TREE TABLE
No. Name Diameter

(Ft.)
Height
(Ft.)

Spread
(Ft.)

1 ALEXANDER PALM (2) 0.50 12 6
2 ALEXANDER PALM (3) 0.50 12 6
3 ALEXANDER PALM 0.30 8 4
4 UNKNOWN TREE 0.60 20 14
5 ALEXANDER PALM 0.40 20 6
6 ALEXANDER PALM 0.40 20 6
7 ALEXANDER PALM (2) 0.40 20 6
8 ALEXANDER PALM 0.60 20 6
9 ALEXANDER PALM (2) 0.40 20 6

10 ALEXANDER PALM 0.60 20 6
11 ALEXANDER PALM (2) 0.40 20 6
12 ALEXANDER PALM 0.60 20 6
13 ALEXANDER PALM (2) 0.40 20 6
14 ALEXANDER PALM 0.60 20 6
15 ALEXANDER PALM (2) 0.40 20 6
16 ALEXANDER PALM 0.60 20 6
17 ALEXANDER PALM (2) 0.40 20 6
18 ALEXANDER PALM 0.50 14 5
19 ALEXANDER PALM 0.50 10 4
20 ALEXANDER PALM 0.60 8 3
21 ALEXANDER PALM 0.40 20 6
22 ALEXANDER PALM 0.40 20 6
23 ALEXANDER PALM (3) 0.40 14 6
24 ALEXANDER PALM 0.40 14 6
25 UNKNOWN TREE 0.80 18 12
26 CALOPHYLLUM TREE 1.20 25 20
27 TABEBUIA TREE 1.00 24 12
28 ARECA PALM 3.00 24 10
29 ARECA PALM 3.00 24 10
30 ALEXANDER PALM 0.40 30 8
31 PYGMY DATE PALM (2)0.30 8 6
32 ALEXANDER PALM 0.30 18 5
33 PLUMERIA TREE 0.80 14 12
34 PLUMERIA TREE 0.80 14 12
35 BAUHINIA TREE 0.40 14 12
36 RAVENALA TREE 0.50 12 5
37 ALEXANDER PALM 0.30 18 5
38 PALM (DEAD) 1.00 18 -
39 ALEXANDER PALM 0.30 18 5
40 ADONIDIA PALM 0.70 18 10
41 ALEXANDER PALM 0.30 20 5
42 ALEXANDER PALM 0.30 20 5
43 ADONIDIA PALM 1.00 18 10
44 CEIBA SPECIOSA 1.00 18 14

CERTIFICATION:
SOUTHERN PROPERTY INVESTMENT GROUP INC

PROPERTY ADDRESS:
1701 JAMES AVE
MIAMI BEACH, FLORIDA 33139

SEALL.B.# 7806

 SCALE  = N.T.S.
LOCATION SKETCH

SURVEYOR' S NOTES:
1. IF SHOWN, BEARINGS ARE REFERRED TO AN ASSUMED MERIDIAN, BY   SAID PLAT IN

THE DESCRIPTION OF THE PROPERTY, IF NOT, BEARINGS ARE  THEN REFERRED TO
COUNTY, TOWNSHIP MAPS.

2. THE CLOSURE IN THE BOUNDARY SURVEY IS ABOVE 1:7500 FT.
3. CERTIFICATE OF AUTHORIZATION LB # 7806.
4.ALL ELEVATIONS SHOWN ARE REFERRED TO NATIONAL GEODETIC VERTICAL DATUM

OF 1929 MIAMI-DADE COUNTY BENCH MARK #A-371.LOCATOR NO. 3225 SW; ELEVATION
IS 5.38 FEET OF N.G.V.D. OF 1929

1

REVISED ON:  ____________________________________________

REVISED ON: ____________________________________________

MAP OF BOUNDARY AND
TOPOGRAPHIC SURVEY

                               GRAPHIC SCALE
-20                   0        10        20                  40                                         80

                                                    (IN FEET)
                                                           1 INCH = 20 FEET

DRAWN BY:

SURVEY
DATE:

SURVEY NO:

SHEET: 1 OF 1

LEGAL NOTES TO ACCOMPANY SKETCH OF SURVEY :
· THERE MAY BE EASEMENTS RECORDED IN THE PUBLIC RECORDS NOT SHOWN ON THIS

SURVEY.
· EXAMINATIONS OF THE ABSTRACT OF TITLE WILL HAVE TO BE MADE TO DETERMINE

RECORDED INSTRUMENTS, IF ANY, AFFECTING THE PROPERTY.
· THIS SURVEY IS SUBJECT TO DEDICATIONS, LIMITATIONS, RESTRICTIONS, RESERVATIONS

OR EASEMENTS OF RECORD.
· LEGAL DESCRIPTIONS PROVIDED BY CLIENT OR ATTESTING TITLE COMPANY.
· BOUNDARY SURVEY MEANS A DRAWING AND/ OR A GRAPHIC REPRESENTATION OF THE

SURVEY WORK PERFORMED IN THE FIELD, COULD BE DRAWN AT A SHOWN SCALE AND/OR
NOT TO SCALE; THE WALLS OR FENCES MAY BE EXAGGERATED FOR CLARITY PURPOSES.

· EASEMENTS AS SHOWN ARE PER PLAT BOOK, UNLESS DEPICTED OTHERWISE.
· THE TERM "ENCROACHMENT" MEANS VISIBLE AND ABOVE GROUND ENCROACHMENTS.
· ARCHITECTS SHALL VERIFY ZONING REGULATIONS, RESTRICTIONS, SETBACKS AND WILL BE

RESPONSIBLE FOR SUBMITTING PLOT PLANS WITH CORRECT INFORMATION FOR
"APPROVAL FOR AUTHORIZATION" TO THE PROPER AUTHORITIES IN NEW CONSTRUCTION.

· UNLESS OTHERWISE NOTED, THIS FIRM HAS NOT ATTEMPTED TO LOCATE FOOTING AND/OR
FOUNDATIONS.

· FENCE OWNERSHIP NOT DETERMINED.
· THIS PLAN OF SURVEY, HAS BEEN PREPARED FOR THE EXCLUSIVE USE OF THE ENTITIES

NAMED HEREON, THE CERTIFICATE DOES NOT EXTEND TO ANY UNNAMED PARTY.

ABBREVIATIONS
A            = ARC.
A/C        = AIR CONDITIONER PAD
A.E.       = ANCHOR EASEMENT
A.R.       = ALUMINUM ROOF
A.S.        = ALUMINUM SHED
ASPH.    = ASPHALT
B.C.        = BLOCK CORNER
BLDG.    = BUILDING
B.M.       = BENCH MARK
B.C.R.    = BROWARD COUNTY RECORDS
B.O.B.    = BASIS OF BEARING
B.S.L.     = BUILDING SETBACK LINE
(C)          = CALCULATED
C.B.        = CATCH BASIN
C.B.S.    = CONCRETE BLOCK STRUCTURE
C.B.W.   = CONCRETE BLOCK WALL
CH.         = CHORD
CH.B.     = CHORD BEARING
CH.L.      = CHORD LENGTH
CL.         = CLEAR
C.O.       = CLEAN OUT
C.L.F.     = CHAIN LINK FENCE
C.M.E     = CANAL MAINTENANCE EASEMENT
CONC.   = CONCRETE
C.U.P.    = CONCRETE UTILITY POLE
C.P.        = CONCRETE PORCH
C.S.        = CONCRETE SLAB
C.W.       = CONCRETE WALK
D.E.        = DRAINAGE EASEMENT
D.M.E.    = DRAINAGE MAINTENANCE EASEMENT
DRIVE    = DRIVEWAY
°              = DEGREES
EB          = ELECTRIC BOX
E.T.P.    = ELECTRIC TRANSFORMER PAD
ELEV.    = ELEVATION
ENCR.   = ENCROACHMENT
F.H.        = FIRE HYDRANT
F.I.P.      = FOUND IRON PIPE
F.I.R.      = FOUND IRON ROD
F.F.E.     = FINISHED FLOOR ELEVATION
F.N.D.    = FOUND NAIL & DISK
FT.         = FEET
FNIP.     = FEDERAL NATIONAL INSURANCE PROGRAM
F.N.        = FOUND NAIL
H.           = HIGH OR (HEIGHT)
IN.&EG. = INGRESS AND EGRESS EASEMENT
I.C.V.      = IRRIGATION CONTROL VALVE
I.F.         = IRON FENCE
L.B.        = LICENSED BUSINESS
L.P.        = LIGHT POLE
L.F.E.     = LOWEST FLOOR ELEVATION
L.M.E.    = LAKE MAINTENANCE EASEMENT
'              = MINUTES
(M)         = MEASURED DISTANCE
M.B.       = MAIL BOX
M.D.C.R.= MIAMI DADE COUNTY RECORDS
M.E.       = MAINTENANCE EASEMENT
M.H.       = MANHOLE
N.A.P.    = NOT A PART OF
NGVD    = NATIONAL GEODETIC VERTICAL DATUM
N.T.S.    = NOT TO SCALE
# or NO. = NUMBER
O/S        = OFFSET
O.H.       = OVERHEAD
O.H.L.    = OVERHEAD UTILITY LINES
O.R.B.    = OFFICIAL RECORDS BOOK
O.V.H.    = OVERHANG
PVMT.   = PAVEMENT
PL.         = PLANTER
P.L.        = PROPERTY LINE
P.C.C.    = POINT OF COMPOUND CURVATURE
P.C.        = POINT OF CURVATURE
P.O.T.    = POINT OF TANGENCY
P.O.C.    = POINT OF COMMENCEMENT
P.O.B.    = POINT OF BEGINNING
P.R.C.    = POINT OF REVERSE CURVATURE
PWY      = PARKWAY
P.R.M.    = PERMANENT REFERENCE MONUMENT
P.L.S.     = PROFESSIONAL LAND SURVEYOR
P.P.        = POWER POLE
P.P.S.     = POOL PUMP SLAB
P.U.E.    = PUBLIC UTILITY EASEMENT
(R)          = RECORD DISTANCE
R.R.        = RAIL ROAD
RES.      = RESIDENCE
R/W        = RIGHT-OF-WAY
RAD.      = RADIUS OR RADIAL
RGE.      = RANGE
R.O.E.    = ROOF OVERHANG EASEMENT
SEC.      = SECTION
STY.       = STORY
SWK.     = SIDEWALK
S.I.P.      = SET IRON PIPE
S            = SOUTH
S.P.        = SCREENED PORCH
S.V.        = SEWER VALVE
"              = SECONDS
T             = TANGENT
TB          = TELEPHONE BOOTH
T.B.M.    = TEMPORARY BENCHMARK
T.U.E.     = TECHNOLOGY UTILITY EASEMENT
TSB        = TRAFFIC SIGNAL BOX
T.S.P.     = TRAFFIC SIGNAL POLE
TWP       = TOWNSHIP
UTIL.      = UTILITY
U.E.        = UTILITY EASEMENT
U.P.        = UTILITY POLE
W.M.       = WATER METER
W.F.       = WOOD FENCE
W.P.       = WOOD PORCH
W.R.       = WOOD ROOF
W.V.       = WATER VALVE
M            = MONUMENT LINE
C            = CENTER LINE
               = DELTA
L
L

JOHN IBARRA & ASSOCIATES, INC.
Professional Land Surveyors & Mappers

WWW.IBARRALANDSURVEYORS.COM
3725 DEL PRADO BLVD. S.
SUITE 823
CAPE CORAL, FL 33904
PH:  (239) 540-2660
FAX: (239) 540-2664

777 N.W. 72nd AVENUE
SUITE 3025
MIAMI, FLORIDA 33126
PH:   (305) 262-0400
FAX : (305) 262-0401

10/01/2021

SURVEYOR'S CERTIFICATION:
I HEREBY CERTIFY: THIS "BOUNDARY AND TOPOGRAPHIC SURVEY" OF THE PROPERTY
DESCRIBED HEREON, HAS  RECENTLY BEEN SURVEYED AND DRAWN UNDER MY SUPERVISION,
AND COMPLIES WITH THE STANDARDS OF PRACTICE AS SET FORTH BY THE FLORIDA BOARD OF
PROFESSIONAL LAND SURVEYORS IN CHAPTER 5J-17, FLORIDA ADMINISTRATIVE CODE
PURSUANT TO 472.027, FLORIDA STATUTES.

BY:
                                       CARLOS IBARRA                                (DATE )

PROFESSIONAL LAND SURVEYOR NO.: 6770  STATE OF FLORIDA
(NOT VALID WITHOUT THE ORIGINAL SIGNATURE AND SEAL OF A FLORIDA LICENSED SURVEYOR
AND MAPPER).

O-H

LEGEND
= OVERHEAD UTILITY LINES
= CONCRETE BLOCK WALL
= CHAIN LINK FENCE
= IRON FENCE
= WOOD FENCE
= BUILDING SETBACK LINE
= UTILITY EASEMENT
= LIMITED ACCESS R/W
= NON-VEHICULAR ACCESS R/W
= EXISTING ELEVATIONS

X X X X

0000

// // // //

////////////
///

LEGAL DESCRIPTION:
LOTS 19 AND 20, LESS EAST 18 FEET, BLOCK 27 FISHER'S FIRST SUBDIVISION
OF ALTON BEACH ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT
BOOK 2, PAGE 77 OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.
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A 900 Bay Drive, Unit 406
    Miami Beach, Florida, 33141, USA
T 786-853-0099
E cadams@northshore-architecture.com
   cmiddleton@northshore-architecture.com

CLIENT

Cadet Hotel
Attention: Veronica Deleon, General Manager
1701 James Avenue,
Miami Beach, Florida, 33139

T
E vdeleon@cadethotel.com
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Existing Paved Ramp and
Path to Deck Level

Existing Cafe Entrance
Gate (see photos)

Existing Low Wall and
Decorative Metal Fence

Existing Covered
Terrazzo Patio

10 Seats

Cadet Hotel
Lobby FFE +6.63 ft NGVD

Spa Equipment

Spa Pool Existing
Open Gazebo

Existing Open Gazebo Loading

Existing Terrazzo
Steps & Porch

A/C

N. Gas

New Covered
Wood Deck - 35 seats

FFE +/-6.0 ft NGVD

New Enclosed
Gazebo

FFE +6.26 ft NGVD

JA
M

ES
 A

VE
N

U
E

70
' T

O
TA

L 
RI

G
H

T-
O

F-
W

AY

EXISTING TWO STORY
CADET HOTEL BUILDING # 1701

(NOT IN SCOPE)

17TH STREET
70' TOTAL RIGHT-OF-WAY

2 seats

2 seats

2 seats

2 seats

2 
se

at
s

4 seats

3 
se

at
s

3 seats

3 seats

4 seats

4 seats

2 seats

2 seats

2 seats

8 seats

Ex
is

tin
g 

Pl
an

te
r

6.38 6.77 6.99

7.23

6.836.77 6.91

6.26

U
P

UNENCLOSED EXIT STAIR
WITH ROOF COVER AND
CANOPY AT GROUND FLOOR

N

A1 Architectural Site Plan 1/16" =    1'-0"
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EXISTING TWO STORY
CADET HOTEL BUILDING # 1701

(NOT IN SCOPE)

17TH STREET
70' TOTAL RIGHT-OF-WAY
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P

UNENCLOSED EXIT STAIR
WITH ROOF COVER AND
CANOPY AT GROUND FLOOR

N

A1 FAR Diagram - Ground Floor 1/16" =    1'-0"

FAR Calculations:

Lot Area:   10,560 ft2
Allowable FAR:   2.0
Allowable Floor Area:  21,120 ft2

Existing Floor Area - Ground Floor: 7,009 ft2
Existing Floor Area - Second Floor: 6,787 ft2
Existing Total Floor Area: 13,796 ft2

Proposed Additional Floor Area: 	209 ft2

Proposed Total Floor Area:  14,005 ft2
Proposed FAR:  1.33

Note: Miami-Dade Property Appraiser record states total Floor Area of existing hotel is 12,500 ft2.
Existing FAR calculation above is based on surveyed building perimeter and approximately
scaled record building plan scans of the 2 floors. There may be some deviation from actual
areas, but overall FAR is well below maximum allowed.

Existing Floor Area

Proposed Additional Floor Area
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UP

CADET HOTEL - 2 STOREYS
Second Floor FA = +/- 6,787 ft2

EXISTING TWO STORY
CADET HOTEL BUILDING # 1701

(NOT IN SCOPE)
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17TH STREET
70' TOTAL RIGHT-OF-WAY

UNENCLOSED EXIT STAIR
WITH ROOF COVER AND
CANOPY AT GROUND FLOOR

GAZEBO STANDING SEAM
COPPER ROOF BELOW

TRELLIS GLASS ROOF
BELOW

EXISTING FABRIC PATIO
AWNING BELOW

EXISTING FLAT ROOF
BELOW

EXISTING GAZEBO
ROOF BELOW

EXISTING GAZEBO
ROOF BELOW

N

A1 FAR Diagram - Second Floor 1/16" =    1'-0"

FAR Calculations:

Lot Area:   10,560 ft2
Allowable FAR:   2.0
Allowable Floor Area:  21,120 ft2

Existing Floor Area - Ground Floor: 7,009 ft2
Existing Floor Area - Second Floor: 6,787 ft2
Existing Total Floor Area: 13,796 ft2

Proposed Additional Floor Area: 	209 ft2

Proposed Total Floor Area:  14,005 ft2
Proposed FAR:  1.33

Note: Miami-Dade Property Appraiser record states total Floor Area of existing hotel is 12,500 ft2.
Existing FAR calculation above is based on surveyed building perimeter and approximately
scaled record building plan scans of the 2 floors. There may be some deviation from actual
areas, but overall FAR is well below maximum allowed.

Existing Floor Area

Proposed Additional Floor Area
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Planning Department
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ITEM 
# Project Information

1 Address: Folio number(s): Year built:
2 Board file number(s), Determination of Architectural Significance: Lot Area:
3 Located within a Local Historic District (Yes or No): Zoning District: Lot width:
4 Individual Historic Site (Yes or No): Lot Depth:
5 Base Flood Elevation: Grade value in NGVD:

6 Future Adjusted Grade (BFE+Grade / 2): Free board:
7 Proposed Use:
8 Proposed Accesory Use:

9
Signed and sealed Landscape Plans (Tree/Vegetation Survey, Tree 
Disposition Plan, and Irrigation Plan):

ZONING INFORMATION / CALCULATION Required Existing Proposed Deficiencies
13 Floor Area Ratio  (FAR)

14 Building Height
15 At grade parking lot on the same lot

a Front setbacks

b Side interior setback

c Side facing street setback

d Rear setback

16 Subterrenean, Pedestal & Tower (non-Oceanfront) Required Existing Proposed Deficiencies
a Front setbacks

b Side interior setback

c Side facing street setback

d Rear setback

17 Subterrenean, Pedestal & Tower (non-Oceanfront) Required Existing Proposed Deficiencies
a Front setbacks
b Side interior setback
c Side facing street setback

d Rear setback
18 Minimum Apartment Unit Size Required Existing Proposed Deficiencies

a New Construction
b Rehabilitated Buildings
c Hotel Unit

19 Average Apartment Unit Size Required Existing Proposed Deficiencies
a New Construction
b Rehabilitated Buildings

c Hotel Unit

20 Required Open-space ratio (RPS, CPS)

21 Parking

22 Loading

ALL INFORMATION REQUIRED BELOW MUST BE SUBMITTED AS REQUESTED.  THE FORMAT OF THIS 
DOCUMENT MAY NOT BE MODIFIED OR ALTERED IN ANY WAY.  SUBMITTALS FOUND INSUFFICIENT OR 

INCOMPLETE MAY RESULT IN A FAILED REVIEW

COMMERCIAL -  ZONING DATA SHEET

Notes: Indicate N/A if not applicable. 
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A1 Site Variance Diagram 1/16" =    1'-0"
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Preamble:

The Cadet Hotel is listed as one of Miami’s historical hotels. In 1941, when it opened for
business, it played host to the officer Cadets from West Point academy. Famous Hollywood star
Clark Gable took residence here as Captain in charge of the Cadets. It is one of the few privately
owned hotels in the area, owned by breast cancer specialist Vilma Biaggi, M.D. This small,
independently owned hotel, located in the heart of Miami’s South Beach, is proud to maintain its
historic, tropical Art Deco style.

Building History:

Built in 1941 by the Lux Construction Co., the Cadet Hotel opened at the beginning of the United
States' active involvement in WWII, and immediately began hosting air force troops in the city for
training.

This low-rise, 34-room hotel, with its corner entrance approached via three shallow steps, was
named for the officer cadets from West Point who stayed here. During World War II, while training
with the U.S. Army Air Forces, Clark Gable resided here, in a room on the second floor.

Building Architect Biography:

A native of Chicago, architect Albert Anis arrived in Miami Beach, Florida, in 1926, just in time to
start rebuilding the city after the devastating hurricane of the same year. Art Deco was all the
rage at the time, and many of Anis’ structures reflect that trendy style. Mr. Anis (b. April 18,
1889 , d. August 28, 1964) was one of a group of American-born architects working in Miami
Beach who synthesized the austere architectural principles of the International Style architecture
with their own brand of modernism which embraced the ornamentation and exotic lure of the
tropical.

Some of Mr. Anis' other notable buildings in the area include, among others: the Whitelaw Hotel,
1936; the Nassau Suite Hotel, 1936; the Waldorf Towers Hotel, 1937; the Temple Emanu-El, 1948.
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Archive Photo 3 - Cadet Hotel Front Entrance - date N/A

Archive Photo 4 - Cadet Hotel Front Entrance - date N/AArchive Photo 2 - Front Yard & Patio - date N/A

Archive Photo 1 - Cadet Hotel Front Entrance - date N/A
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Archive Photo 6 - Front Steps - date N/A

Archive Photo 5 - Patio - date N/A Archive Photo 7 - Front Yard & Patio - date N/A

Previous Gazebo & Outdoor Deck:

Prior to the front gazebo and deck structures that are the subject of this review, there are permit
records and photographic documentation of a previous gazebo and deck approved by Miami
Beach ZBA on or about Dec. 5, 1986 (File #1792). This gazebo had a similar use as the current
one, providing an outdoor cafe for hotel guests, with tables, seating, and shade structure.
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Archive Photo 9 - Pre-existing Front Yard Gazebo and Raised Deck - date N/A

Archive Photo 8 - Pre-existing Front Yard Gazebo - date N/A

Archive Photo 11 - View of Pre-existing Gazebo from Patio - date N/A

Archive Photo 10 - Inside Pre-existing Front Yard Gazebo - date N/A
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Existing Lobby Photo 2 - date N/A

Existing Lobby Photo 1 - date N/A Existing Lobby Photo 3 - date N/A

Historic Lobby:

The current owner of the Cadet Hotel has made a concerted effort to preserve the small, historic
lobby much in its original form and function. The original terrazzo floors, wood entrance door,
small, guest bar and check-in desk all remain from the original 1941 construction. The limited
area of this amenity space, and with no ability to expand guest amenities beyond this footprint
into other interior areas, has led the owner to activate under-utilized outdoor areas to upgrade
the guest experience, making it emblematic of Miami Beach lifestyle.
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Existing Lobby Photo 4 - date N/A

Existing Lobby Photo 5 - date N/A Rear Outdoor Courtyard Pool - date N/A

Outdoor Cafe - date N/A
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1 James Ave & 17th Street NE - Cadet Hotel

2 James Ave & 17th Street SE - Regent Hotel

3 James Ave & 17th Street NW - Casa Tua

4 James Ave & 17th Street SW - Kaskades Hotel
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9 View from NW across James Avenue

12 Entrance Gate to Cafe

11 View of Cadet Hotel Entrance Approach

10 View from N - 1703 James Ave Parking Lot

Taking advantage of the lush, tropical landscaping in
the existing front yards, the Cadet Hotel has created
a quiet oasis for guests and customers. The gazebo
cafe, covered deck and patio are fully screened
from the busy street activity just feet away.

An existing, tall Ficus hedge and row of palms form
a neat, trimmed green wall along James Avenue. A
decorative security gate leads to a mosaic tiled path
through a vibrant garden to the Salon du Cafe.
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10 Cafe Seating Under New Glass Covered Trellis

11 View of Existing Porch Awning below New Trellis9 Cafe Seating Under New Glass Covered Trellis
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Prior to the Cadet Hotel reconstructing its small gazebo structure, the Kaskades Hotel, located
diagonally across the intersection at 300 17th Street, received HPB and Building Department
approval for a significant renovation that included a fully enclosed, air conditioned, raised deck
occupying almost the entire front yard. This addition to the existing hotel was approved under
HPB Order HPB18-0191 on May 18, 2018.

As can be readily seen in the recent photos of this addition to the Kaskades, the enclosed deck
extends to within 2 ft. from the public sidewalk, and is significantly elevated above existing
grade. In comparison, the Cadet Hotel's gazebo and covered deck maintain a small setback
behind the very effective landscape screen, and the structures only cover a portion of the front
yard area in order to provide more useable outdoor patio space for guests.

For comparison, the Kaskades' deck enclosure is approximately 613 ft2 in area on a 50 ft. wide
lot, while the Cadet Hotel has constructed an enclosure of only 209 ft2. The Cadet Hotel's
outdoor deck and patio, both of which are open-air with awning or trellis rain cover, total about
712 ft2, taking advantage of the 100 ft. lot width.
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