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Overview

12/11/25: DRB Approved
Variances, and Continued
Desigh Review

Today:

Redesignhed balconies,
acade, and exterior

with prior DRB

Holland & Knight




Existing Condition
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Proposed Design

Lighter
transparent
facade
expression
Refined use of
screening
materials
Improved
pedestrian-
scale activation
Enhanced
balcony

No increases to
height, density
or intensity
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Neighborhood Context

WEST CONTEXT

FUTURE PROJECT
FUTURE PROJECT {UNMDER COMSTRUGTION)
{UNDER CONSTRUCTION)

NORTH-EAST CONTEXT FUTUHE FHI:L.IEGT
(UNDER CONSTRUGCTION)

EAST CONTEXT

Holland & Knight | ©



Holland & Knight | 7

L
CECEET MEERETEER Hd
c ESEEET e | _
B S O g
L A o
2 AN
|| =
I
_ |
_ Sr[
|| g g—
I
_
B =] e, 35 08
¥
_
I
o
I : 45 2
fie s FVHOLE 000
© Im |- 3
gy -
) AL § : A
5101 i X \
m_ ___ _O. u
% [ ==
v b =
o mmm _\_ j ~= et
t _ A |
T £l |
1210
__mr |
ol | 2
10 &= £
1=\ =
wl 117 .| 15
O Wy
< i
O m W | ___ T
58 | il A )
l W N _ __ E M
w g9 A &5
= g5 i X ]
LL. : e B
2 f sovellas Joig g &
M — u.._u._!”__\ ..“ f _ & +BE w
3 Iy/ﬂ_Wﬂ S - ]
L.I||_.L_ |||M|\__t.l |E. —.u\/ﬂ_ll | HovEL3S.O)
=3 5 B ¥
c QL S et By L T e
& Ll 2 8
e :
u i e - - = - TN ALHIAON
w Ikom m i .__. 028 .__.
O m mm H ./_ DRSO HIDNYSS Vel
g _ EIN ﬁ i :
0
LNTWIAV LTHHASY
w1 (YT 05
o B mawilipeey




Pedestrian Paseo

COURTYARD VIEWS

Holland & Knight | 8



"v' v'v'w' :
‘ .

Courtyard and Coffee Shop

L T T )
L .....'.

Holland & Knight

9



Enhanced Street Experience
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South Elevation - Site Context
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Compliance

\/ Compliance with Design Review Criteria — Satisfied.
« 2 variances previously approved (12/11/25).
« Lighting plan which will be submitted at time of building permit.

\/ Compliance with Sea Level Rise & Resiliency Criteria — Satisfied
« Recycling plan which will be submitted at time of building permit.

\/ Compliance with Practical Difficulty and Hardship Criteria — Satisfied and
complied with.

\/ Consistent with Future Land Use Map and City Code.
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Staff Recommendation

Staff finds that these revisions represent a substantive improvement over the previous
submittal. Overall staff is supportive of the proposed modifications and recommends that the
application be approved.

RECOMMENDATION:

In view of the foregoing analysis, staff recommends the overall design be approved, subject to
the conditions enumerated in the attached Draft Order, which address the inconsistencies with
the aforementioned Design Review criteria and Sea Level Rise criteria, as applicable.

Holland & Knight | 15
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Rooftop Pool

Holland & Knight | 18




Standard of Review

Sec. 2.1.3.1

The Design Review Board shall have the following
powers and duties:

a. To promote excellence in urban design...

Holland & Knight | 19



Operational Plan

The Hotel shall be rated with a minimum of a AAA Three
Diamond or similar rating, which indicates comprehensive
amenities, style, and comfort level, in order to ensure overall
quality, range of facilities and level of hospitality offered in
connection with this use.

Deliveries and loading activities for the Hotel shall be conducted
exclusively along Abbott Avenue, utilizing the designated on-
street parking spaces for pick-up/drop-off and loading.
Deliveries shall not interfere with peak check-in or check-out
times and must be scheduled to occur either before 9:00 AM or
after 4:30 PM to avoid conflicts with guest arrival and departure.

No outdoor live music associated with any commercial uses in
the retail space or rooftop shall be permitted at any time, unless
provided for under a special event permit.

Holland & Knight | 20
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Representing Florida's Environmental Legacy

CONTEXT INSPIRATION ABSTRACTION

Native Mangrove Landscape of Miami Beach Mangrove Root Network Mangrove-Inspired Perforation Pattern
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6945 ABBOTT AVE

DESIGN REVIEW BOARD - DRB25-1088

THIRD SUBMITTAL

MARCH 12, 2026
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CA
IBEACH
Planning Department
1700 Convention Center Drive, 2nd Floor
Miami Beach, Florida 33139, www.miamibeachfl.gov
305.673.7550

COMMERCIAL - ZONING DATA SHEET
ALL INFORMATION REQUIRED BELOW MUST BE SUBMITTED AS REQUESTED. THE FORMAT OF THIS

GENERAL SITE INFORMATION DOCUMENT MAY NOT BE MODIFIED OR ALTERED IN ANY WAY. SUBMITTALS FOUND INSUFFICIENT OR
INCOMPLETE MAY RESULT IN A FAILED REVIEW
IT§M Project Information
PRO 6 1 Address: 6945 Abbott Ave Folio number(s): | 02-3211-001-0290 | Year built: 1939
PER 9 2 Board file number(s), Determination of Architectural Significance: DRB25-1088 Lot Area: 6,250 SF
3 Located within a Local Historic District (Yes or No): NO Zoning District: | TC-C Lot width: 50 FT
TY 4 4 Individual Historic Site (Yes or No): No Lot Depth: 123 FT
ADD 5 5 Base Flood Elevation: 8.00 NGVD Grade value in NGVD: 3.97 NGVD
6 Adjusted grade (BFE+Grade / 2): 599 NGVD  |Free board: 5 Ft=13.00 NGVD
RES A 7 Proposed Use: HOTEL/COMMERCIAL
S B 8 Proposed Accesory Use: N/A
Signed and sealed Landscape Plans (Tree/Vegetation Survey, Tree
B 2 Disposition Plan, and Irrigation Plan): YES
ZONING INFORMATION / CALCULATION Required Existing Proposed Defici
0 13 Floor Area Ratio (FAR) 21,875 SF 21,409 SF
T 14 Building Height 220FT 87 FT
15 At grade parking lot on the same lot N/A N/A
T a |Front setbacks N/A N/A
A b |Side interior setback N/A N/A
¢ [Side facing street setback N/A N/A
v d [Rear sethack N/A NIA
E 16  [Subterrenean, Pedestal & Tower (non-Oceanfront) Required Existing Proposed Deficiencies
a |Front setbacks 10FT 10FT
M b [Side interior setback 10 FTIOFT 10 FT/OFT
| ¢ |side facing street setback NA NA
A d [Rear setback OFT OFT
17  [Subterrenean, Pedestal & Tower (non-Oceanfront) Required Existing Proposed Deficiencies
M a |Front setbacks N/A NA
| b |Side interior setback N/A N/A
side facing street setback N/A NA
B d |Rear setback N/A NIA
E 18 i Apartment Unit Size Required Existing Proposed fici
3 |New Construction N/A N/A
A b i i N/A NA
C c [Hotel Unit 300 SF 300 SF
19 |Average Apartment Unit Size Required Existing Proposed Defici
H a  |[New Construction N/A NA
E b |Rehabilitated Buildings N/A /A
¢ |Hotel Unit N/A IN/A
L 20 Required Open-space ratio (RPS, CPS) N/A N/A
3 21 [Parking N/A N/A
3 22 Loading N/A NIA
1 Notes: Indicate N/A if not applicable.
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FRONTAGE DIAGRAM UPPER FRONTAGE

CLASS B CLASS D Commercial, hotel, and access to upper level frontages.
A Facades shall have a minimum of height of 35 feet. A Fagades shall have a minimum of height of 20 feet. A The habitable space shall be directly accessible from the clear pedestrian path.
B. Buildings shall have a minimum of one floor located along a B. Buildings shall have a minimum of one floor located along a B. Such frontages shall contain a minimum of 70 percent (70%) clear glass windows with

minimum of 90 percent (90%) of the length of the setback

line pursuant to the following regulations:

a. The building may be recessed from the setback
line in order to provide active public plazas that
have no floor area located above the plaza.

b. Except where required for driveways and utility
infrastructure, the ground floor shall contain
habitable space for residential, hotel, or
commercial uses with a minimum depth of 45 feet
from the building fagade for the minimum required
length along the setback line.

minimum of 25 percent (25%) of length of the setback line

pursuant to the following regulations:

a. The building may be recessed from the setback
line in order to provide active public plazas that
have no floor area located above the plaza.

b. The ground floor shall contain habitable space for
residential, hotel, or commercial uses with a
minimum depth of 20 feet from the building fagade
for the minimum required length along the setback
line.

views into the habitable space.

C. A shade structure that projects for a minimum depth of 5 feet into the setback beyond
the building fagade, shall be provided at a height between 15 feet and 25 feet. Said
shade structure may consist of an eyebrow or similar structure. Additionally, an
allowable habitable encroachment such as balconies or parking deck may take the
place of the shade structure. Notwithstanding the foregoing, if the shade structure is not
an integral structural component of the building, it may be located at a height between
15 feet measured from grade and 25 feet measured from the required City of Miami

Beach Freeboard.

D. No more than 35 percent (35%) of the required habitable space along the ground floor
of a building frontage shall be for access to upper levels, unless waived by the design

review board.

w.ma77er.com
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