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MASSING

1- EXISTING MASSING

4- EAST BLOCK ADDITION 5- SOUTH BLOCK ADDITION 6- ROOF BLOCK ADDITION

2- SOUTH BLOCK DEMOLITION 3- NEW ADDITIONS

EXISITNG

NEW CONSTRUCTION
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Proposed Revisions to 
Seagull Building

Removal of 40+ Hotel Rooms

Additions Add Approximately 13,472 Square Feet

Building Height of 105’11”

Maximum Floor Area Ratio Remains 2.0



Oceanfront 
FAR

W Hotel — 2.99

The Setai — 4.24

Shore Club — 3.0

Seagull —  2.0

Shelborne — 3.32

Raleigh Assemblage — 2.0









HIGHEST ARCH. PROJECTION HIGHEST ARCH. PROJECTION (PROPOSED)
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Proposed Vacation
• City Releases Easement Through 
Vacation. 
• In Exchange, Owner Will Provide New 
Easement Providing Same Public Access 
and Use. 
•  No Changes to the Road Other than 
Typical Project Improvements.



City Vacations — 1917

Ordinance 96 
Vacated 23rd Street 
East of Collins for 
Roney Plaza 
Development



City Vacations — 1998

Resolution 98-22750 
Vacated Portion of 
Lincoln Road East of 
Collins for Ritz 
Carlton



City Vacations — 2014
Resolution 
2014-28754 
Vacated 87 
Terrace East of 
Collins for 87 Park 
Redevelopment



City Vacations — 2019

Resolution 
2019-30927 Vacated 
Portions of Three 
Roads East of Collins 
for Ocean Terrace 
Redevelopment



Proposed Public Benefits

Public Benefit Payment of $7,400,000

Beach Access Walk Improvements and 
Perpetual Maintenance



City Appraisal Report
Based on 
Comparable Sales, 
Value is $549.26 
Per Square Foot of 
Floor Area or 
$7,400,000

CBRE VALUATION & ADVISORY SERVICES 

APPRAISAL REPORT 
SOUTH HALF OF 21 ST STREET 100 21ST STREET MIAMI BEACH, FLORIDA 33139 CBRE FILE NO. 20-341 SE-9460-1 

CLIENT: CITY OF MIAMI BEACH, PUBLIC WORKS DEPARTMENT 

CBRE 



Proposed Public Benefit 
Payment Schedule

$750,000 30 Days Following Development Board Approvals 
Becoming Final and Non-Appealable

$3,325,000 Prior to the Issuance of Building Permit for New 
Construction

$3,325,000 Prior to the Issuance of a TCO for New 
Construction Allowing Public Occupancy



Beachwalk Improvements
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RIGHT-OF-WAY CANOPY PLAN
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811 E Las Olas Blvd.
Suite 9

Fort Lauderdale, FL 33301

(954) 361-4721

THRESHOLD

Stephen Michael Callahan

LA6667206

Landscape Architect

2950 SW 27TH AVE.
SUITE 110

MIAMI, FL 33133

T. 305.590.5000
F. 305.590.5040

revuelta-architecture.com

Miami
Santiago, Chile

architecture
international
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2005

AS SHOWN

Sheet Name

Project No.

Scale

Sheet No.

Date

Owner Information

Revisions

1521 Alton Rd.
Suite 403

Miami Beach, FL 33139

(786) 785-6504

BHI Miami Limited Corp.

Project

NOTE: Conceptual Design still subject further review and approval by the Owner and the City

Installation and Perpetual Maintenance of New Plantings and 
New and Existing Access Points

New Public 
Access to 
Property

New Plantings

Existing Access 
to Property



Beachwalk Improvements
The Owner shall install and maintain all 
Enhancements in a manner consistent with 
the quality the Owner provides to the 
open areas of the Owner’s Property and in 
accordance with the City’s Routine Ground 
Maintenance Specifications



Beachwalk Improvements
Monitoring of the City Property.  The Owner shall include the City 
Property within its security monitoring plan for the Owner’s 
Property to the extent authorized by the City and allowable 
under applicable law.  Such authorized security monitoring plan 
shall require, at a minimum,  24/7video recording of the City 
Property and all such video recordings shall be retained by the 
Owner for a period of at least thirty (30) days.  As the Owner’s 
security staff only has limited (citizen) arrest powers, and in order 
to enhance public safety within the City Property, the Owner’s 
security staff shall coordinate any enforcement action pertaining 
to alleged criminal law violation(s) with the Miami Beach Police 
Department. 

x-apple-data-detectors://1


Estimated Economic Benefits 
of Development

717 Non-Recurring Direct and Indirect Construction Jobs 
321 Recurring Direct and Indirect Jobs

$48,000,000 in Non-Recurring Gross Domestic Product 

$33,000,000 in Recurring Gross Domestic Product



Estimated Recurring Fiscal 
Benefits to City

$450,000 in Annual Ad Valorem Taxes

$1,700,000 in Annual Hotel Occupancy, 
Sales, and Local Business Taxes
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additions to contributing structures in 
a historic district and individually 
designated historic buildings—200.  

 

(c)  Notwithstanding the above, for oceanfront lots located within a locally designated historic 
district or site, but not within the architectural district, with less than 400 feet of lineal frontage 
along Collins Avenue and containing at least one contributing structure, the maximum 
building height for ground floor additions to existing structures, whether attached or detached, 
shall be as follows:  

(1)  For existing structures greater than five stories in height, the maximum height shall be 
limited to ten stories or the height of the roof line of the main structure on site, whichever 
is less. At the discretion of the historic preservation board, the maximum height of the 
ground floor addition may exceed ten stories if the existing and surrounding structures 
are greater than five stories in height, provided the addition is consistent with the scale 
and massing of the existing structure.  

(2)  For existing structures five stories or less in height, the maximum height shall be limited 
to five stories.  

Additionally, the proposed addition shall not substantially reduce existing or established 
view corridors, nor impede the appearance or visibility of architecturally significant 
portions of an existing structure, as determined by the historic preservation board.  

(d)   Notwithstanding the above, for oceanfront lots with no frontage on Collins Avenue located in 
the architectural district, the overall height of an attached ground floor additions may exceed 
five stories and 50 feet, but shall not exceed the height of the roof line of the structure 
attached to, provided all of existing contributing structure plus the height of any rooftop 
addition approved by the historic preservation board in accordance with 142-1161(d)(5), up 
to a maximum height of 120 feet, if the following conditions are satisfied:  

(1)  The proposed addition shall consist of the expansion of existing hotel units only and shall 
not result in an increased number of units.  

(2)  The proposed additions shall be for hotel units only. A restrictive covenant, running with 
the land, or other similar instrument enforceable against the owner(s), acceptable to and 
approved as to form by the city attorney, shall be required to ensure that the units remain 
as hotel units for a minimum of 30 years. If the applicant is unable to provide such a 
covenant, this requirement may be waived by the city manager if it is demonstrated that 
the project provides an extraordinary public benefit to the surrounding area.  

(1)  The proposed addition shall not be attached to front, or street side or oceanfront 
elevations, nor along any other principal elevations or facades, as determined by the 
historic preservation board.  

(2)  The proposed additions shall not substantially reduce existing or established view 
corridors, nor impede the appearance or visibility of architecturally significant portions of 
an existing structure, as determined by the historic preservation board.  

  

 (e)  A ground floor addition relocating existing hotel units shall also meet the following conditions, 
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in addition to subsection (d)(2)—(4) above:  

(1)  There shall be no neighborhood impact establishment, dancehall or entertainment use in 
the area of the proposed addition;  

(2)  No new outdoor or open air entertainment establishment shall be created on the property. 
Outdoor or open air entertainment establishments existing as of the effective date of this 
subsection (November 24, 2012) may continue but shall not be expanded if a property 
avails itself of this provision.  

(3)  Upon approval of the proposed addition by the historic preservation board, no building 
greater than two stories or 25 feet in height shall be constructed between the rear of the 
building and westward line of the dune overlay district. This provision shall not be subject 
to variance.  

(4)  Notwithstanding the provisions in subsection 142-1161(d), if the building presently 
contains unoccupied but built spaces enclosed on at least three sides by existing walls 
of a height that would conceal a new roof, such as false parapets or storage rooms, 
those spaces may be further enclosed as habitable floor area, up to the permitted floor 
area; and  

(5)  No new commercial uses shall be permitted on the rooftop or any open air decks of the 
existing structure or proposed addition.  

(f)(e) Notwithstanding the above, for oceanfront lots located in the architectural district, with a lot 
area greater than 115,000 square feet, a ground floor addition, whether attached or 
detached, may exceed 50 feet in height, but shall not exceed 200 feet in height, in 
accordance with the following provisions:  

(1)  Placement of the structure. The ground floor addition shall be located internal to the 
site, and shall be set back a minimum of 100 feet from the front property line, 75 feet 
from the street side property lines, and 100 feet from the rear (oceanfront) property line.  

(2)  Limits on the floorplate of additions exceeding 50 feet in height. The maximum floor 
plate size for the portion of an addition that exceeds 50 feet in building height is 15,000 
square feet per floor, excluding projecting balconies. The historic preservation board may 
approve an increase in this overall floor plate, up to a maximum of 20,000 square feet 
per floor, excluding balconies, in accordance with the certificate of appropriateness 
criteria in chapter 118, article X of these land development regulations.   

 
SECTION 2.   Chapter 142, “Zoning Districts and Regulations,” Article IV "Supplementary District 
Regulations" Division 5 "Height Regulations" of the Land Development Regulations of the Code 
of the City of Miami Beach, Florida is hereby amended as follows: 
 
DIVISION 5. - HEIGHT REGULATIONS  

Sec. 142-1161. - Height regulation exceptions.  

For all districts, except RS-1, 2, 3 and 4 (single-family residential districts).  

*   *   * 

(d)  Rooftop additions.  

(1)  Restrictions. There shall be no rooftop additions to existing structures in the 
following areas: oceanfront lots within with frontage on Collins Avenue in the Miami 
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Beach Architectural District in the RM-3 or CD-3 zoning districts; non-oceanfront 
lots fronting Ocean Drive in the MXE zoning district. No variance from this provision 
shall be granted.  

(2)  Additional regulations. Existing structures within an historic district shall only be 
permitted to have habitable one-story rooftop additions (whether attached or 
detached), with a maximum floor to ceiling height of 12 feet except as hereinafter 
provided. No variance from this provision shall be granted. The additions shall not 
be visible when viewed at eye level (5'—6" from grade) from the opposite side of 
the adjacent right-of-way; for corner properties, said additions shall also not be 
visible when viewed at eye level from the diagonal corner at the opposite side of 
the right-of-way and from the opposite side of the side street right-of-way. 
Notwithstanding the foregoing, the line-of-sight requirement and maximum ceiling 
height may be modified as deemed appropriate by the historic preservation board 
based upon the following criteria: (i) the addition enhances the architectural 
contextual balance of the surrounding area; (ii) the addition is appropriate to the 
scale and architecture of the existing building; (iii) the addition maintains the 
architectural character of the existing building in an appropriate manner; and (iv) 
the addition minimizes the impact of existing mechanical equipment or other 
rooftop elements.  

(3)  Lincoln Road hotel additions. Notwithstanding the foregoing, a multistory rooftop 
addition, for hotel uses only, may be permitted for properties on Lincoln Road, 
located between Pennsylvania Avenue and Lenox Avenue, in accordance with the 
following provisions:  

a. For properties on the north side of Lincoln Road, a multistory rooftop addition 
shall be set back at least 75 feet from Lincoln Road and at least 25 feet from 
any adjacent side street. Additionally, the multistory addition may be 
cantilevered over a contributing building.  

b. For properties located on the south side of Lincoln Road, a multistory rooftop 
addition shall be set back at least 65 feet from Lincoln Road.  

c. The portion of Lincoln Lane abutting the subject property, as well as the 
remaining portion of Lincoln Lane from block-end to block-end, shall be fully 
improved subject to the review and approval of the public works department.  

d. Participation in the public benefits program, pursuant to subsection 142-337(d), 
shall be required in order for a hotel project to avail itself of a multistory rooftop 
addition.  

e. There shall be a limit of 500 hotel units for hotel projects including a multistory 
rooftop addition that are constructed between Pennsylvania Avenue and 
Lenox Avenue.  

(4)  [Placement and manner of attachment.] The placement and manner of attachment 
of all additions (including those which are adjacent to existing structures) are 
subject to historic preservation board approval.  

(5)  Collins Waterfront Historic District, and Morris Lapidus/Mid-20th Century Historic 
District and oceanfront lots with no frontage on Collins Avenue within the Miami 
Beach Architectural District in the RM-3 zoning district. Notwithstanding the 
foregoing provisions of subsection 142-1161(d)(2), certain types of existing 
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structures located within the Collins Waterfront Historic District and Morris 
Lapidus/Mid-20th Century Historic District and oceanfront lots with no frontage on 
Collins Avenue within the Miami Beach Architectural District may be permitted to 
have habitable rooftop additions (whether attached or detached) according to the 
following requirements:  

a. Height of rooftop additions permitted for structures of five stories or less:  

1.  Existing buildings of five or less stories may not have more than a one story 
rooftop addition, in accordance with the provisions of subsection 142-
1161(d)(2). Additionally, at the discretion of the historic preservation 
board, pursuant to certificate of appropriateness criteria, the maximum 
floor to ceiling height may be increased to 15 feet within the Morris 
Lapidus/Mid-20th Century Historic District.  

b. Height of rooftop additions permitted for hotel structures of greater than five 
stories:  

1.  For those structures determined to be eligible by the historic preservation 
board for rooftop additions of greater than one story in height according 
to the provisions of subsection c. (7) below, one story is allowed per every 
three stories of the existing building on which the addition is to be placed, 
to a maximum of four additional rooftop addition stories, with a maximum 
floor to floor height of 12 feet, and a maximum floor to roof deck height of 
12 feet at the highest new story. The additional stories shall only be 
placed on the underlying structure creating the eligibility for an addition. 
Additionally, at the discretion of the historic preservation board, pursuant 
to certificate of appropriateness criteria, the maximum floor to ceiling 
height may be increased to 15 feet within the Morris Lapidus/Mid-20th 
Century Historic District, and on oceanfront lots with no frontage on 
Collins Avenue within the Miami Beach Architectural District for up to two 
floors of a permitted roof-top addition.  

2.  Rooftop additions permitted under this subsection, which are greater than 
one story, shall be for the sole purpose of hotel unit development. A 
restrictive covenant in a form acceptable to the city attorney committing 
the property to such hotel use, subject to release by the historic 
preservation board when such board determines that the restriction is no 
longer necessary, shall be recorded prior to the issuance of any building 
permit for a rooftop addition greater than one story.  

(6)  North Beach Resort Historic District. Notwithstanding the foregoing provisions of 
subsection 142-1161(d)(2), existing structures located within the North Beach 
Resort historic district may be permitted to have habitable rooftop additions 
(whether attached or detached) according to the following requirements:  

a.  Existing buildings of five or less stories may not have more than a one story 
rooftop addition, in accordance with the provisions of subsection 142-
1161(d)(2).  

b. For those structure determined to be eligible by the historic preservation board 
for rooftop additions of greater than one story in height, according to the 
provisions of subsection (7) (5) below, existing buildings six or more stories 
may have a two story rooftop addition with a maximum floor to floor height of 
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12 feet, and a maximum floor to roof deck height of 12 feet at the highest new 
story. The additional stories shall only be placed on that portion of the 
underlying structure creating the eligibility for an addition.  

(7)  Design and appropriateness guidelines. In determining if existing structures are 
eligible for rooftop additions, the historic preservation board, in addition to any and 
all other applicable criteria and guidelines contained in these land development 
regulations, shall consider whether:  

a.  The design of an existing structure (or part thereof) to which a new rooftop 
addition is to be attached is of such nature or style that it does not contain any 
significant original architectural crown element(s) or other designed 
composition of significant architectural features, nor does the overall profile of 
the structure including its rooftop design features have a distinctive quality that 
contributes to the special character of the historic district, as determined by 
the historic preservation board. Significant rooftop or upper facade elements 
or features may include but shall not be limited to towers, domes, crowns, 
ziggurats, masts, crests, cornices, friezes, finials, clocks, lanterns, original 
signage and other original architectural features as may be discovered.  

b. The proposed rooftop addition shall be designed, placed and attached to an 
existing structure in a manner that:  

1.  Does not obscure, detract from, or otherwise adversely impact upon other 
significant architectural features of the existing structure, inclusive of 
significant features that are to be, or should be, restored or reconstructed 
in the future;  

2.  maintains the architectural contextual balance of the surrounding area and 
does not adversely impact upon or detract from the surrounding historic 
district;  

3.  Is appropriate to the scale and architecture of the existing building;  

4.  Maintains the architectural character of the existing building in an 
appropriate manner;  

5.  Does not require major demolition and alterations to existing structural 
systems in such manner as would compromise the architectural character 
and integrity of the existing structure; and  

6.  Minimizes the impact of existing mechanical equipment or other rooftop 
elements.  

c. The placement and manner of attachment of additions (including those which 
are adjacent to existing structures) are subject to the historic preservation 
board granting a certificate of appropriateness for any demolition that may be 
required as well as for the new construction.  

d. The entire structure shall be substantially rehabilitated.  

e. Notwithstanding the foregoing, the overall height of any structure located in the 
Collins Waterfront Historic District or the North Beach Resort Historic District 
may not exceed the height limitations of the underlying zoning district. No 
additional stories may be added under this section through height variances 
from the underlying zoning district regulations.  
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I FLVEDIT]FADE¡ARF IRFWLSLMAZFIRF IRFLTFDT�_TVEDITF_TWARFE¡A

SL¦DSFZDVF_EARAFE_IF_EFLHDAT_SFTITFHLAWLZ]FAPATFE¡I_M¡FDE

VL_ZAZFDT�_RBFEIFLTIE¡ARFXBFV_EEDTMFI  FE¡AFHDM¡EFLTWFLDRFLTW

DTEAR ARDTMFJDE¡FE¡AFPDAJFE¡LEFJI_HWFIE¡ARJDZAFXAFLPLDHLXHA

IPARFLW�IDTDTMFHLTWFDTFDEZFTLE_RLHFZELEA]FRAMLRWHAZZFI FE¡AF LVE

E¡LEFE¡AFZER_VE_RAFSLBF¡LPAFXAATFARAVEAWF¥LREHBF IRFZ¥DEA\

¢APARZAWFJDE¡FWDRAVEDITZ\

§AZEF£ALWTIEAZF̈̀©

ª«¬ ���®�®̄®���°±²³°́ ¢AHLEDITZ¡D¥FEIF¥IHDVA

¥IJARFIRF¥_XHDVFJAH LRAFDTFMATARLH

Q¡AFSL¦DSFZDVF_EARAFE_IF_EFLHDAT_SFTITFHLAWLZ]

WIAZFTIEFSALTFE¡LEFITAFS_ZEFTAPARF_ZAF¡DZFIJT

¥RI¥AREBFDTFZ_V¡FLFJLBFLZFEIFWIFLTBFDT�_RBFEIF¡DZ

TADM¡XIR]FX_EFSALTZFITHBFE¡LEFITAFS_ZEF_ZAF¡DZ

¥RI¥AREBFZIFLZFTIEFEIFDT�_RAFE¡AFHLJ _HFRDM¡EZFI 

LTIE¡AR\

ªµ¬ ¶·̧�����¹²³°�·�́�º»� ¢DM¡EFEIFLTW

YXZER_VEDITFI F¼DM¡E]F�DR]FIRF̂DAJ

�EFVISSITFHLJ]FLFHLTWIJTARF¡LWFTIFHAMLHFRDM¡E]

DTFE¡AFLXZATVAFI FLTFALZASATEFIRF_TDTEARR_¥EAW

_ZAFLTWFAT�IBSATEF IRFLF¥ARDIWFI FabFBALRZ]FEI

_TIXZER_VEAWFHDM¡EFLTWFLDRF RISFE¡AFLW�IDTDTM

HLTW\

dFCLZAZFE¡LEFVDEAFE¡DZF¡ALWTIEA

ª½¬ ¾°�º¿º�®� �VÀ_DZDEDITFI FRDM¡EZFLZFEI

HDM¡E]FLDR]FLTWFPDAJ

Q¡AFÁTMHDZ¡FWIVERDTAFI FÂLTVDATEFHDM¡EZÃF¡LZFXAAT

_TLTDSI_ZHBFRA¥_WDLEAWFDTFE¡AFÄTDEAWFÅELEAZ\

ªÆ¬ ¶·̧�����¹²³°�·�́�º»� ÇIEDPAFDTFARAVEDTM

IXZER_VEDIT

È�̧ �̄É®��� ÁTVRILV¡SATEZFXBFX_DHWDTMZ]

 ATVAZ]FLTWFIE¡ARFZER_VE_RAZ

§¡ARAFLFZER_VE_RAFZARPAZFLF_ZA _HFLTWFXATA DVDLH

¥_R¥IZA]FDEFWIAZFTIEFMDPAFRDZAFEIFLFVL_ZAFI FLVEDIT]

ADE¡ARF IRFWLSLMAZFIRF IRFLTFDT�_TVEDITF_TWARFE¡A

SL¦DSFZDVF_EARAFE_IF_EFLHDAT_SFTITFHLAWLZ]FAPAT

E¡I_M¡FDEFVL_ZAZFDT�_RBFEIFLTIE¡ARFXBFV_EEDTMFI  

E¡AFHDM¡EFLTWFLDRFLTWFDTEAR ARDTMFJDE¡FE¡AFPDAJFE¡LE

JI_HWFIE¡ARJDZAFXAFLPLDHLXHAFIPARFLW�IDTDTMFHLTW

DTFDEZFTLE_RLHFZELEA]FRAMLRWHAZZFI FE¡AF LVEFE¡LEFE¡A

ZER_VE_RAFSLBF¡LPAFXAATFARAVEAWF¥LREHBF IRFZ¥DEA\

caFCLZAZFE¡LEFVDEAFE¡DZF¡ALWTIEA

ªÊ¬ Ë����¹²°�·²Ì±°����¹ ÇIWD DVLEDITFIR

LSATWSATEÍFÎRAÏITDTM

Ð F¥_XHDVF¥IHDVBFWASLTWZFE¡LEFLFHLTWIJTARFDT

E¡AFÇDLSDFÑALV¡FLRALFRA RLDTF RISFVITZER_VEDTM

X_DHWDTMZFITF¡DZF¥RASDZAZFE¡LEFJDHHFVLZEFLFZ¡LWIJ

ITFE¡AFLW�IDTDTMF¥RASDZAZ]FLTFLSATWSATEFI FDEZ

VIS¥RA¡ATZDPAF¥HLTTDTMFLTWFÏITDTMFIRWDTLTVA]

L¥¥HDVLXHAFEIFE¡AF¥_XHDVFLZFLFJ¡IHA]FDZFE¡AFSALTZ

XBFJ¡DV¡FZ_V¡F¥_R¥IZAFZ¡I_HWFXAFLV¡DAPAW\
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@AB CDEFDGHIJD KLMNOPQROLSTUVROPTRWNW

XMNONPTYZWLOUTLSYZPY[PRP\]̂WLYO_PR̀ S̀LSYZPaRW

QOYTNǸSZbPUZ̀NOPRPQNOcSLPSWWUǸPd_PLMNPTSL_

QUOWURZLPLYPcRZ̀RLNPY[PLMNPeSWLOSTLPfYUOLPY[

gQQNRVPSZPRPQONhSYUWPRTLSYZPdNLaNNZPYaZNOW

Y[PLMNPR̀ S̀LSYZPRZ̀PRZPR̀iYSZSZbPVRZ̀YaZNOj

RZ̀PWUTMPcRZ̀RLNPRULMYOSkǸPTYcQVNLSYZPY[

LMNPR̀ S̀LSYZPRTTYÒSZbPLYPQVRZPWMYaSZbPRPlm̂

[YYLPWNLdRTnP[OYcPLMNPYTNRZPdUVnMNR̀PVSZNjPRZ̀

R̀iYSZSZbPVRZ̀YaZNOoWPYdiNTLSYZPLYPLMNP̀SWLRZTN

Y[PLMNPWLOUTLUONP[OYcPLMNPYTNRZPaRWPcR̀NP[YO

LMNP[SOWLPLScNPSZPRPWUSLPLYPNZiYSZP[UOLMNOPaYOnPYZ

LMNPWLOUTLUONjPRZ̀PWUTMPWUSLPaRWP[SVǸPRVcYWLPR

_NROPR[LNOPLMNPdNbSZZSZbPY[PLMNPTYZWLOUTLSYZPY[

LMNPR̀ S̀LSYZjPRLPRPLScNPaMNZPSLPaRWPOYUbMV_PNSbML

WLYOSNWPSZPMNSbMLjPRZ̀PONQONWNZLǸPRZPNpQNZ̀SLUON

d_PYaZNOWPY[PWNhNORVPcSVVSYZP̀YVVROWjPR̀iYSZSZb

VRZ̀YaZNOPWLRLǸPZYPTRUWNPY[PRTLSYZP[YOPNqUSLRdVN

ONVSN[PdRWǸPYZPhSYVRLSYZPY[PWNLdRTnPONqUSONcNZL

Y[PRZPRQQVSTRdVNPTSL_PYÒSZRZTNjPNhNZPS[PLMNONPaRW

SZP[RTLPRPhSYVRLSYZPY[PWUTMPYÒSZRZTNr

sHHJtDuvwxyDzx{y|x}It~w

����P�SdVN_jP�OUWcROnjP�ROǹUVVP�P�SZbjP�SRcSP�NRTMjP[YO

RQQNVVRZLWr

gZ̀NOWYZP�P�R̀NRUjP�SRcSjP[YOPRQQNVVNNr

��IDIJD

���Pf���g�r

�MSWPSWPRZPSZLNOVYTUYO_PRQQNRVP[OYcPRZPYÒNOPLNcQYOROSV_

NZiYSZSZbPLMNPRQQNVVRZLWP[OYcPTYZLSZUSZbPaSLMPLMN

TYZWLOUTLSYZPY[PRP[YUOLNNẐWLYO_PR̀ S̀LSYZPLYPLMNP�YZLRSZNdVNRU

�YLNVjPYaZǸPRZ̀PYQNORLǸPd_PLMNPRQQNVVRZLWrPgQQNVVNNj

QVRSZLS[[PdNVYajPYaZWPLMNP�̀NZP�YTP�YLNVjPaMSTMPaRW

TYZWLOUTLǸPSZP\���jPRdYULPRP_NROPR[LNOPLMNP�YZLRSZNdVNRUj

RZ̀PR̀iYSZWPLMNP�YZLRSZNdVNRUPYZPLMNPZYOLMrP�YLMPRONPVUpUO_

MYLNVWjP[RTSZbPLMNPgLVRZLSTPKTNRZrP�MNPQOYQYWǸPR̀ S̀LSYZPLY

LYP�YZLRSZNdVNRUPSWPdNSZbPTYZWLOUTLǸPLaNZL_P[NNLP[OYcPSLW

ZYOLMPQOYQNOL_PVSZNjP\��P[NNLP[OYcPLMNPcNRZPMSbMPaRLNOPcROn

Y[PLMNPgLVRZLSTPKTNRZjPRZ̀PlmP[NNLP�PSZTMNWP[OYcPLMNPYTNRZ

dUVnMNR̀PVSZNrP�MNP\]̂WLYO_PLYaNOPaSVVPNpLNZ̀P\m�P[NNLPRdYhN

bOR̀NPSZPMNSbMLPRZ̀PSWP]\mP[NNLPVYZbP[OYcPNRWLPLYPaNWLrPeUOSZb

LMNPaSZLNOPcYZLMWjP[OYcPROYUZ̀PLaYPYoTVYTnPSZPLMNPR[LNOZYYZ

[YOPLMNPONcRSZ̀NOPY[PLMNP̀R_jPLMNPWMR̀YaPY[PLMNPR̀ S̀LSYZPaSVV

NpLNZ̀PYhNOPLMNPTRdRZRjPWaSccSZbPQYYVjPRZ̀PWUZdRLMSZbPRONRW

Y[PLMNP�̀NZP�YTjPaMSTMPRONPVYTRLǸPSZPLMNPWYULMNOZPQYOLSYZPY[

SLWPQOYQNOL_r

�ZPLMSWPRTLSYZjPQVRSZLS[[̂RQQNVVNNPWYUbMLPLYPNZiYSZPLMN

Ǹ[NZ̀RZLŴRQQNVVRZLWP[OYcPQOYTNǸSZbPaSLMPLMNPTYZWLOUTLSYZ

Y[PLMNPR̀ S̀LSYZPLYPLMNP�YZLRSZNdVNRUP�SLPRQQNROWPLYPMRhN

dNNZPOYUbMV_PNSbMLPWLYOSNWPMSbMPRLPLMNPLScNPWUSLPaRWP[SVǸ�j

RVVNbSZbPLMRLPLMNPTYZWLOUTLSYZPaYUV̀PSZLNO[NONPaSLMPLMNPVSbML

RZ̀PRSOPYZPLMNPdNRTMPSZP[OYZLPY[PLMNP�̀NZP�YTPRZ̀PTRWLPR

WMR̀YaPY[PWUTMPWSkNPRWPLYPONZ̀NOPLMNPdNRTMPaMYVV_PUZ[SLLǸ

[YOPLMNPUWNPRZ̀PNZiY_cNZLPY[PSLWPbUNWLWjPLYPLMNPSOONQRORdVN

SZiUO_PY[PLMNPQVRSZLS[[�P[UOLMNOjPLMRLPLMNPTYZWLOUTLSYZPY[PWUTM

R̀ S̀LSYZPYZPLMNPZYOLMPWS̀NPY[P̀N[NZ̀RZLWoPQOYQNOL_jPORLMNO

LMRZPLMNPWYULMPWS̀NjPaRWPRTLURLǸPd_PcRVSTNPRZ̀PSVVPaSVVPYZ

LMNPQROLPY[PLMNP̀N[NZ̀RZLWoPQONWS̀NZLPLYaRÒPLMNPQVRSZLS[[oW

QONWS̀NZL�PRZ̀PLMRLPLMNPTYZWLOUTLSYZPaRWPSZPhSYVRLSYZPY[PR

dUSV̀SZbPYÒSZRZTNPONqUSOSZbPRP\��̂[YYLPWNLdRTnP[OYcPLMN

YTNRZrP�LPaRWPRVWYPRVVNbǸPLMRLPLMNPTYZWLOUTLSYZPaYUV̀PSZLNO[NON

aSLMPLMNPNRWNcNZLWPY[PVSbMLPRZ̀PRSOPNZiY_ǸPd_PQVRSZLS[[

RZ̀PSLWPQOǸNTNWWYOWPSZPLSLVNP[YOPcYONPLMRZPLaNZL_P_NROWPRZ̀

�ScQVSǸV_PbORZLǸPd_PhSOLUNPY[PLMNPRTLWPY[PLMNPQVRSZLS[[oW

QOǸNTNWWYOWPSZPLSLVNjPRWPaNVVPRWPUZ̀NOPLMNPTYccYZPVRaPRZ̀

LMNPNpQONWWPONTYbZSLSYZPY[PWUTMPOSbMLWPd_PhSOLUNPY[PfMRQLNO

���ljP�RaWPY[P�VYOS̀RP\���P�P�P�r P�YcNPRLLNcQLPaRW

RVWYPcR̀NPLYPRVVNbNPRZPNRWNcNZLPd_PScQVSTRLSYZPSZP[RhYO

Y[PLMNPQVRSZLS[[oWPQOYQNOL_jPRWPLMNP̀YcSZRZLjPRZ̀PRbRSZWLPLMN

Ǹ[NZ̀RZLWoPQOYQNOL_jPRWPLMNPWNOhSNZLjPLNZNcNZLr

���¡P�MNP̀N[NZ̀RZLWoPRZWaNOP̀NZSǸPLMNPcRLNOSRVPRVVNbRLSYZW

Y[PLMNPTYcQVRSZLjPQVNR̀ǸPVRTMNWPRZ̀PNWLYQQǸPd_PiÙbcNZLr

�MNPTMRZTNVVYOPMNRÒPTYZWS̀NORdVNPLNWLScYZ_PYZPLMNPSWWUNW

cR̀NPd_PLMNPTYcQVRSZLPRZ̀PLMNPRZWaNOPRZ̀jPRWPZYLǸj

NZLNOǸPRPLNcQYORO_PSZiUZTLSYZPONWLORSZSZbPLMNP̀N[NZ̀RZLW

[OYcPTYZLSZUSZbPaSLMPLMNPTYZWLOUTLSYZPY[PLMNPR̀ S̀LSYZrP�SW

ONRWYZP[YOPWYP̀YSZbPaRWPWLRLǸPd_PMScjPSZPRPcNcYORZ̀Uc

YQSZSYZjPRWP[YVVYaW¢

��ZPbORZLSZbPLMNPLNcQYORO_PSZiUZTLSYZPSZPLMSWPTRWNPLMNPfYUOL

aSWMNWPLYPcRnNPWNhNORVPLMSZbWPhNO_PTVNROrP�MNPOUVSZbPSWPZYL

dRWǸPYZPRZ_PRVVNbǸPQONWUcQLShNPLSLVNPZYOPQONWTOSQLShNPOSbML

Y[PLMNPQVRSZLS[[PLYPVSbMLPRZ̀PRSOPZYOPSWPSLPdRWǸPYZPRZ_P̀NǸ

ONWLOSTLSYZWPZYOPONTYÒǸPQVRLWPSZPLMNPLSLVNPY[PLMNPQVRSZLS[[PZYOPY[

LMNP̀N[NZ̀RZLPZYOPY[PRZ_PQVRLPY[PONTYÒrP�LPSWPZYLPdRWǸPYZPRZ_

kYZSZbPYÒSZRZTNPZYOPYZPRZ_PQOYhSWSYZPY[PLMNPdUSV̀SZbPTỲN

Y[PLMNPfSL_PY[P�SRcSP�NRTMPZYOPYZPLMNP̀NTSWSYZPY[PRZ_PTYUOLj

ZSWSPQOSUWPYOPRQQNVVRLNrP�LPSWPdRWǸPWYVNV_PYZPLMNPQOYQYWSLSYZ

LMRLPZYPYZNPMRWPRPOSbMLPLYPUWNPMSWPQOYQNOL_PLYPLMNPSZiUO_PY[

RZYLMNOrP�ZPLMSWPTRWNPSLPSWPTVNROP[OYcPLMNPNhS̀NZTNPLMRLPLMN
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ABCACDEFGHDEGIJGKLEGMCNKOPNEIQEOHGRPQQGSOKEBPOQQJGFOSOTEGKLE

UFENGVCWXGYLEBEGPDGEZPFENWEGPNFPWOKPNTGKLOKGKLEGWCNDKBHWKPCN

C[GKLEGABCACDEFGONNE\GIJGKLEGMCNKOPNEIQEOHGPDGSOQPWPCHDGCB

FEQPIEBOKEG[CBGKLEGAHBACDEGC[GPN]HBPNTGKLEGUFENGVCŴGIHKGPK

PDGDWOBWEQJGDH[[PWPENK̂GDKONFPNTGOQCNÊGKCGO[[CBFGOGIODPDG[CB

E_HPKOIQEGBEQPE[X̀

abcGYLPDGPDGPNFEEFGOGNCZEQGOAAQPWOKPCNGC[GKLEGSO\PSGdefghijkj

ihlghigmnejohpgolognmjqmdXGYLPDGSO\PSGFCEDGNCKGSEONGKLOK

CNEGSHDKGNEZEBGHDEGLPDGCRNGABCAEBKJGPNGDHWLGOGROJGODGKCGFC

ONJGPN]HBJGKCGLPDGNEPTLICBXG rEWsSONGZXGtOBDLOQQ̂GMQOXuvwx̂

ywGzCX{FGww{XG|KGSEONDGCNQJGKLOKGCNEGSHDKGHDEGLPDGABCAEBKJGDC

ODGNCKGKCGPN]HBEGKLEGQOR[HQGke}~idGC[GONCKLEBXG�ODCNGZXGMQCBPFO

�CREBG�CX̂G��GMQOXGûG�xGzCXGw�ŵG�XVX�Xuvuy�̂Gu���XG|N

VEOZEBGZXGtOBKPNGYLEOKBED̂GMQOXuvwûGw{GzCX{FGxy{̂Gxy�̂G{w

�X�XVX{FGu�wûGHNFEBGKLPDGSO\PŜGPKGRODGDKOKEFGKLOKG�PKGPDGREQQ

DEKKQEFGKLOKGOGABCAEBKJGCRNEBGSOJGAHKGLPDGCRNGABCAEBKJGKC

ONJGBEODCNOIQEGONFGQOR[HQGHDÊGDCGQCNTGODGLEGFCEDGNCKGKLEBEIJ

FEABPZEGKLEGOF]CPNPNTGQONFCRNEBGC[GONJGBPTLKGC[GEN]CJSENKGC[

LPDGABCAEBKJG�~ef~gedgkjfl}oe�jqgmoqg�klijfijqg��gnm��gmoqgdl

nlo}gmdg~edghdjgedgoligdhf~gmglojgmdgi~jgnm�g�enng�klolhofjgm

ohedmofjX̀G�USALODPDGDHAAQPEFX�

a�cGa�cG�CG�SEBPWONGFEWPDPCNGLODGIEENGWPKEF̂GONF

PNFEAENFENKGBEDEOBWLGLODGBEZEOQEFGNCNÊGPNGRLPWLGPKGLODGIEEN

LEQFGKLOK�PNGKLEGOIDENWEGC[GDCSEGWCNKBOWKHOQGCBGDKOKHKCBJ

CIQPTOKPCN�OGQONFCRNEBGLODGOGQETOQGBPTLKGKCGKLEG[BEEG[QCR

C[GQPTLKGONFGOPBGOWBCDDGKLEGOF]CPNPNTGQONFGC[GLPDGNEPTLICBX

UZENGOKGWCSSCNGQOR̂GKLEGQONFCRNEBGLOFGNCGQETOQGBPTLK̂GPNGKLE

OIDENWEGC[GONGEODESENKGCBGHNPNKEBBHAKEFGHDEGONFGEN]CJSENK

[CBGOGAEBPCFGC[G{�GJEOBD̂GKCGHNCIDKBHWKEFGQPTLKGONFGOPBG[BCS

KLEGOF]CPNPNTGQONFXGrQHSIEBTGZXG�EPDD̂Guv�ûGu{vG�X�XU_XG��̂

u�G�X{FGy{��GuG�SX�HBX̂G�F]CPNPNTG�ONFCRNEBD̂G�GwuXG�NF

KLEGUNTQPDLGFCWKBPNEGC[G�ONWPENKGQPTLKD�GLODGIEENGHNONPSCHDQJ

BEAHFPOKEFGPNGKLPDGWCHNKBJXGuG�SX�HBX̂G�F]CPNPNTG�ONFCRNEBD̂

�G�v̂GAXGw���G�JNWLGZXG�PQQ̂Guv�v̂G{�G�EQX�LXGyx̂GxG�X{FGxu�̂

CZEBBHQPNTG�QORDCNGZXG�BPSBCDÊG�G�EQX�LXGx��X

a�cGYLEBEGIEPNT̂GKLEN̂GNCGQETOQGBPTLKGKCGKLEG[BEEG[QCRGC[GQPTLK

ONFGOPBG[BCSGKLEGOF]CPNPNTGQONF̂GPKGPDGHNPZEBDOQQJGLEQFGKLOK

RLEBEGOGDKBHWKHBEGDEBZEDGOGHDE[HQGONFGIENE[PWPOQGAHBACDÊGPK

FCEDGNCKGTPZEGBPDEGKCGOGWOHDEGC[GOWKPCN̂GEPKLEBG[CBGFOSOTEDGCB

[CBGONGPN]HNWKPCNGHNFEBGKLEGSO\PSGdefghijkjgihlghigmnejohp

olognmjqmd̂GEZENGKLCHTLGPKGWOHDEDGPN]HBJGKCGONCKLEBGIJ

WHKKPNTGC[[GKLEGQPTLKGONFGOPBGONFGPNKEB[EBPNTGRPKLGKLEGZPER

KLOKGRCHQFGCKLEBRPDEGIEGOZOPQOIQEGCZEBGOF]CPNPNTGQONFGPNGPKD

NOKHBOQGDKOKÊGBETOBFQEDDGC[GKLEG[OWKGKLOKGKLEGDKBHWKHBEGSOJ

LOZEGIEENGEBEWKEFGAOBKQJG[CBGDAPKEXGzEEGKLEGWODEDGWCQQEWKEF

PNGKLEGONNCKOKPCNGPNG u��G�X�XVXGOKGAAXG��uGEKGDE_X�Gu

�SX�HBX̂G�F]CPNPNTG�ONFCRNEBD̂G�Gw�̂GAXGw�x�G G����

YOQPO[EBBCGZXGzOQJEB̂GuvwŷGux{G�OQX�AAX{FGxyŵG�{yG�X{F

�vv�G tHDHSEWPGZXG�ECNOBFĈGuvw�̂G��GVX|XG{wŵG�wG�X{F

u�w�G�OBBPDCNGZXG�ONTQPNOPD̂GYE\X�PZX�AAXuvwŷG�u{GzX�X{F

{yx�G �BONIEBBJGZXG�CNED̂Guv�v̂GuyyGYENNXGwûG{uxGzX�X{F

�{u�G�EKKDGZXG EDDQEB̂Guyvx̂Gw�G¡LPCGzKXG��̂G�{G�XUXG�xw�

 HQIPKDsJGZXG¢PSNCWL̂Guvw�̂GuvxGtFXGw��̂G��G�X{FGu��

zCHKLEBNG�FZEBKPDPNTG�CXGZXGzLEBSON̂GYENNX�AAXuvw�̂G��y

zX�X{FG�vuX

a£cG�EGDEEGNCGBEODCNG[CBGFEAOBKPNTG[BCSGKLPDGHNPZEBDOQ

BHQEXG|[̂GODGWCNKENFEFGCNGIELOQ[GC[GAQOPNKP[[̂GAHIQPWGACQPWJ

FESONFDGKLOKGOGQONFCRNEBGPNGKLEGtPOSPGrEOWLGOBEOGBE[BOPN

[BCSGWCNDKBHWKPNTGIHPQFPNTDGCNGLPDGABESPDEDGKLOKGRPQQGWODK

OGDLOFCRGCNGKLEGOF]CPNPNTGABESPDED̂GONGOSENFSENKGC[GPKD

WCSABELENDPZEGAQONNPNTGONFG¤CNPNTGCBFPNONWÊGOAAQPWOIQE

KCGKLEGAHIQPWGODGOGRLCQÊGPDGKLEGSEONDGIJGRLPWLGDHWL

AHBACDEGDLCHQFGIEGOWLPEZEFXG¥�CGCAPNPCNGPDGE\ABEDDEFGLEBE

ODGKCGKLEGZOQPFPKJGC[GDHWLGONGCBFPNONWÊGP[GCNEGDLCHQFGIE

ENOWKEFGAHBDHONKGKCGKLEGBE_HPBESENKDGC[GQORXG�[XG �PKJ

C[GtPOSPGrEOWLGZXGzKOKEGE\GBEQXGMCNKOPNEIQEOHG�CKEQ

�CBAX̂GMQOX�AAXuvwv̂Gu�yGzCX{FGxu�̂Gxuv�GWEBKPCBOBPGFENPEF̂

MQOXuvwv̂GuuuGzCX{FG���X¦GrHKGKCGWLONTEGKLEGHNPZEBDOQGBHQE

�ONFGKLEGWHDKCSG[CQQCREFGPNGKLPDGDKOKEGDPNWEGPKDGPNWEAKPCN�

KLOKGOF]CPNPNTGQONFCRNEBDGLOZEGONGE_HOQGBPTLKGHNFEBGKLEGQORGKC
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MNYMYODEF̂WINFPQFWCBMNOMSSFMNFMOYFPLMDSFSMCDEFHDLD̀FIOHDLFOHBN

MOYFLDCMBNADF̂WINFOHDFCBJFISFWLMZBODFN̂MYBNADFBYFD\WLDYYDE

MNFOHDFUB\MUFijklmnopolnmqlmnlrsjotmultqtlsrovricSILFOHD

ILEDLFHDLDFLDZMDJDEFMYFOHDFBCCDbDEFZMICBOMINFPQFEDSDNEBNOYFIS

OHDFYDOPBAwFCMNDFWLDYALMPDEFPQFILEMNBNAD[FhHDFWCBMNOMSSFBLb̂DY

OHBOFOHDFILEMNBNADFBWWCMABPCDFOIFOHDFxYDFyMYOLMAOFMNFJHMAH

WCBMNOMSSXYFBNEFEDSDNEBNOYXFWLIWDLOMDYFBLDFCIABODÈFWLDYALMPMNb
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JBODLFUBLw[

����F���F�HMCDFOHDFAHBNADCCILFEMEFNIOFEDAMEDFOHDF�̂DYOMIN

ISFJHDOHDLFOHDFYDOPBAwFILEMNBNADFHBEFPDDNFZMICBODÈFMOFMYFÎL
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ŶP�DAOFISFOHMYFAINOLIZDLYQ[FRS[FhBCMBSDLLIFZ[FGBCQDL̀FŶWLB[
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RELATIONSHIP BETWEEN THE SEAGULL HOTEL AND THE SETAI TOWER

2/4/2021



SIGHT LINE STUDY
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SITE PLAN NEW BUILDING 10

124'-9"

86'-9"

SETAI TOWER

CO
LL

IN
S 

AV
E.

20th STREET

21th STREET

COLLINS PARK

SETAI
HOTEL

SUITE
01

SUITE
02

SUITE
03

SUITE
04

SUITE
05

SEAGULL HOTEL SOUTH WEST CORNER
TO BE DEMOLISHED

SEAGULL SOUTH WEST
CORNER AREA TO BE
DEMOLISHED

LEGEND

SEAGULL SOUTH ADDITION



EAST FACADE SETAI HOTEL KEYS OCEAN VIEWS PARTIALLY AFFECTED BY SOUTH ADDITION 11
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SETAI HOTEL - SUITE 01 SIGHT LINE 12
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SETAI HOTEL - SUITE 02 SIGHT LINE 13
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SETAI HOTEL - SUITE 03 SIGHT LINE 14
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SETAI HOTEL - SUITE 04 SIGHT LINE 15

SUITE
04

NEW BVLGARI HOTEL

SETAI TOWER

CO
LL

IN
S 

AV
E.

20th STREET

21th STREET

COLLINS PARK

W HOTEL



SETAI HOTEL - SUITE 05 SIGHT LINE 16
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SETAI HOTEL - SUITE 11 SIGHT LINE 17
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SETAI HOTEL - SUITE 13 SIGHT LINE 18
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SETAI HOTEL VIEWS THROUGH COLLINS PARK 19
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SETAI HOTEL OCEAN VIEWS BLOCKED BY SETAI TOWER 20
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