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

Today:

Redesigned balconies, 
façade, and exterior 
materials;

Consistency with prior DRB 
approval;

Enhanced paseo.
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Existing Condition
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Proposed Design 1. Lighter 
transparent 
façade 
expression

2. Refined use of 
screening 
materials

3. Improved 
pedestrian-
scale activation

4. Enhanced 
balcony 

5. No increases to 
height, density 
or intensity
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NE VIEW (REAR) NW VIEW (FRONT) SW VIEW (FRONT)



Neighborhood Context 
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Ground Floor Activation 
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Pedestrian Paseo

COURTYARD VIEWS
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Courtyard and Coffee Shop
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Enhanced Street Experience 
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Materials



12

Materials
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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



Questions?



Copyright © 2025 Holland & Knight LLP. All Rights Reserved.



18

Rooftop Pool 
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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…



Operational Plan
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• 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.
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Existing and New Overlay 
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Representing Florida's Environmental Legacy
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Facades shall have a minimum of height of 35 feet.
CLASS B
A.
B. Buildings shall have a minimum of one floor located along a

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.
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 façade for the minimum required 
length along the setback line.

b.

FRONTAGE DIAGRAM

CLASS D
A.
B.

Façades shall have a minimum of height of 20 feet.
Buildings shall have a minimum of one floor located along a
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.
The ground floor shall contain habitable space for
residential, hotel, or commercial uses with a
minimum depth of 20 feet from the building façade 
for the minimum required length along the setback 
line.

b.

UPPER FRONTAGE

Commercial, hotel, and access to upper level frontages.
A.
B.

The habitable space shall be directly accessible from the clear pedestrian path.
Such frontages shall contain a minimum of 70 percent (70%) clear glass windows with 
views into the habitable space.
A shade structure that projects for a minimum depth of 5 feet into the setback beyond 
the building façade, 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.
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.

C.

D.
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ALL DEMOLITION MATERIAL SHALL BE
ORGANIZED FOR RECYCLING AND
SALVAGING WHEREVER POSSIBLE. N
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