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These designs and drawings are
COPYRIGHTED and are the property of
Mariano Corral Landscape
Architect,P.A. and MAY NOT be
reproduced except with specific written
consent FROM the Landscape Architect.


The contractor and his sub-contractors
must check and verify all the work on the
drawings such as; dimensions, planting
design with the plant list, details, and
survey of the job and is responsible for
same and reporting any discrepancies to
the Landscape Architect before
commencing any work for clarification.
No drawings shall be scale.
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PLMUC (Palmer Lake) District
PLMUC Lots Adjoining Miami River
Airport Outer Safety Zone


※This map and the information depicted herein are provided "as is" and may contain inaccuracies.
※No assurance of merchantability or fitness for a particular purpose is given.








original Miami River Corridor Urban Infill Plan
identified 38 catalyst “opportunity sites”, and this document identifies additional opportunity sites for further review
and consideration.  The Miami River is a “Working River”, featuring a thriving marine industry including 24 certified
International Shipping Terminals, numerous recreational boatyards, several commercial fishing businesses and
recreational marinas.  The 2005 “Biscayne Bay Economic Study”, prepared by Hazen and Sawyer Environmental
Engineers and Scientists, in association with the Planning and Economics Group, concluded waterborne commerce on
the Miami River generated $805 million in output, $406 million in income, 6,700 jobs, and $44 million in tax
revenues in Southeast Florida. Recent Growth, Current Activity, and Economic Impacts of Mega-Yachts on Southeast
Florida, prepared by Thomas J. Murray, concluded every time a mega-yacht is serviced, it generates $385,000 in local
economic input.  Therefore, the preservation and improvement of the Miami River’s historic marine industry is in the
best interest of our local economy.  The Miami River Commission seeks to maintain a balance of mixed-uses on the
Miami River, including water-dependent marine industrial businesses, as planned for in the award winning Miami
River Corridor Urban Infill Plan.  The 40% complete Miami River maintenance dredging project is improving vessel
navigation by restoring the designated 15-foot depth of the federal navigable channel.  In addition, the designated
Enterprise Zone, Empowerment Zone, and Historically Underutilized Business Zone provide numerous economic
incentives designed to attract new and expanding businesses along the Miami River.  
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Miami Dade County Transit and the Miami-Dade
Expressway authority are planning fixed bridges for
Metrorail to connect with the Miami Intermodal Center,
and a State Road 112 interconnector.  The proposed fixed
bridges have a 40 foot vertical clearance, therefore
requiring a shortening of the Miami River’s designated
federal navigable channel, which requires a 75 foot
vertical clearance.  The MRC recommended the public
rights-of-way adjacent to and beneath the proposed
fixed bridges to have marine industrial uses, including
but not limited to a customs freight forwarding center,
tug boat basin, truck depot, short sea shipping, etc.


The Miami-Dade Board of County Commissioners
will consider adopting a new Marine Industrial
Zoning Ordinance in 2006.  The draft ordinance
was recommended by the MRC, and prepared by
the County’s Planning and Zoning Department.  The
ordinance will require water dependent marine
industrial uses in this “upper river” portion of
unincorporated Miami-Dade County.”
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The MRC recommends the
County adopt a new water
related Industrial zoning
ordinance for this non-
waterfront area of the
marine industrial upper river.
Potential uses include
warehousing, engine shops,
truck depots, etc.


The Miami-Dade Board of County
Commissioners will consider
adopting a new Marine Industrial
Zoning Ordinance in 2006.  The
draft ordinance was recommended
by the MRC, and prepared by the
County’s Planning and Zoning
Department.  The ordinance will
require water dependent marine
industrial uses in this “upper river”
portion of unincorporated Miami-
Dade County.3
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This 8-acre Miami Dade
County owned area is
currently being used for the
Miami River maintenance
dredging project. Upon
completion of the project, the
site should be considered 
for a major marine industrial
related facility, such as a
freight forwarding center,
short sea shipping, etc.
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NW 21 St


South River Dr.


NW 25 St


The Miami Intermodal Center (MIC) is currently
under construction.  The area immediately east of
the MIC is ripe for associated development and
businesses.  The MRC will be working with Miami-
Dade County and the Florida Department of
Transportation on drafting a new zoning ordinance
for this area.


The underutilized Palmer Lake area may potentially
be a recreational boatyard, marina, and a water
bus stop adjacent to the Miami Intermodal Center.
The fixed bridge on South River Drive at the
confluence of the Miami River and the Lake would
need to be replaced with a bascule bridge to
accommodate these improvements to the Palmer
Lake area.
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NW 33 St


The MRC recommends the County adopt a new
water related Industrial zoning ordinance for this
non-waterfront area of the marine industrial upper
river.  Potential uses include warehousing, engine
shops, truck depots, etc.


North River Dr.


South River Dr.


The Miami-Dade Board of County Commissioners
will consider adopting a new Marine Industrial
Zoning Ordinance in 2006.  The draft ordinance
was recommended by the MRC, and prepared by
the County’s Planning and Zoning Department.  The
ordinance will require water dependent marine
industrial uses in this “upper river” portion of
unincorporated Miami-Dade County.
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NW 16 St. Road


NW 14 St. 


The peninsula between the Miami River’s south
shore and the North shore of the North Fork,
known as Martin’s Point, is currently zoned marine
industrial and features several recreational
boatyards which have potential for expansion and
improvement.


The former Florida Yacht Basin, identified in the
original Miami River Corridor Urban Infill Plan as an
opportunity site, remains an ideal location for a
mega-yacht boatyard and mixed use site. The site
located at 1563 NW 24 Ave, features nine
irreplaceable large water slips.
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North River Dr.


The north shore of the Miami River between 22nd
and 18 Ave currently features marine industrial
businesses.  Within this vicinity there is a large
vacant marina area (red box) 2000 NW North River
Dr., which is ideal for a new recreational marina
business.


This United States Coast Guard certified
international shipping terminal should be
preserved.
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North River Dr 
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NW
17


 A
ve


I-836


Merrill-Stevens is the oldest business in Miami
Dade County, operating on the Miami River for
over 80 years.  Merrill-Stevens is planning a $40
million expansion, to include a 2,500 ton lift,
suitable for 250 foot mega-yachts.  Merrill-Stevens
desires to provide additional dockage along County
owned property on the south shore to the east and
west of the 12 Ave Bridge, City owned right-of-
way along the north shore, and beneath 836 on
Miami-Dade Expressway Authority owned right-of-
way beneath I-836.
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Leisure and sport fishing boats line up by
Norseman and Cay Marine in the “middle river”


section, west of the NW 5th Street Bridge.


A megayacht undergoes repairs at Jones
Boatyard on  the “upper river.“ The
megayacht docking and service industry
plays a big part in the river’s future.
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South River Dr 
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NW 5 St  B
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SE 1 St.


The River’s south shore
from Flagler ST to NW 5
ST is currently zoned
marine industrial.   The
riverfront parcels are
narrow in this vicinity,
and therefore not
conducive to
redevelopment.


Another component of the Miami River’s marine industry are commercial
fishing businesses, which should be preserved and protected. 


I-9
5


This recreational marina and
boatyard should be preserved.
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P&L Towing tugboat basin 


Internatiional shipping vessel under tow.







MIAMI RIVER COMMISSION
c/o Robert King High 
1407 NW 7 St., Suite D, Miami, FL 33125
PHONE 305-644-0544 FAX 305-642-1136 E-MAIL: mrc@rsmas.miami.edu
WEB SITE: www.miamirivercommission.org
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Detailed Operational Plan for Temporary Use Permit application. 


 


Overview: The purpose of the Operational Plan is to provide a broad overview of the club's key 


operational activities during regular business hours. This includes aspects such as parking, 


security, sanitation, restroom facilities, and other operational functions. 


 


Applicable concept: Please see Exhibit A.  


 


Purpose: The purpose of these structures is to function as a Padel Club. The temporary courts will be 


utilized as recreational padel courts and the metal temporary structure will be used as our club house and 


will host our locker rooms, bathrooms, proshop, reception offices, storage, and bar. They will be utilized 


for a period of 3 years following completion. The space will be used exclusively for Sports Club 


activities. The hours of operation are anticipated to be daily from 7:00am – 11:00pm. 


 


Fees:  The customers will be charge Pay to play hourly and Memberships will be available for customers 


for additional services. 


 


Vendors: Will be serviced onsite.  To be determined.  


 


Hours of operation: The hours of operation are anticipated to be daily from 7:00am – 11:00pm. 


 


Number of employees: 7-9 Employees 


 


Permits and licenses:  


 


Insurance and liability: Insurance and liability coverage will be provided for the use of this 


infrastructure.  


 


Food trucks safety policies: N/A 


 


Parking plan: Parking will be provided as per Exhibit B. 


 


Landscape plan: Please see Exhibit C 


 


Electrical plan: Please see Exhibit D 


 


Water plan: Please see Exhibit E 


 


Security: OMBS Security Company 


 


Sanitary and Staffroom safety plan: MaidPro cleaning services.   


 


Restrooms: Please see Exhibit I 
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Exhibit A – Applicable concept 
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Exhibit B – Parking Plan 
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Exhibit C – Landscape Plan 
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Exhibit D – Electrical Plan 
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Exhibit E – Water Plan 
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Exhibit I - Restrooms 


 








MEMORANDUM
CIOIC
Agenda Item No. 1(G)2


TO: Honorable Chairman Oliver G. Gilbert, III  DATE: September 12, 2023 
and Members, Board of County Commissioners 


FROM: Geri Bonzon-Keenan SUBJECT: Ordinance relating to zoning in 
County Attorney the unincorporated area; 


amending section 33-284.99.59 
of the Code; revising Palmer 
Lake Metropolitan Urban Center 
zoning district regulations 
pertaining to residential uses on 
lots adjoining the Miami River in 
the Riverside Sub-District


The accompanying ordinance was prepared and placed on the agenda at the request of Prime Sponsor 
Commissioner Kevin Marino Cabrera. 


_______________________________ 
Geri Bonzon-Keenan        
County Attorney 


GBK/gh 


____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
GeGeGeGeGeGeGeGeGeGeGeGeGeGeGeGeGeGeGeriririririririririririririririririrr BBBBBBBBBBBBBBBBBBononononononononononononononononononono zozozozozozozozozozozozozozozozozozozon-n-n-n-n-n-n-n-n-n-n-n-n-n-n-n-n-n-n-KeKeKeKeKeKeKeKeKeKeKeKeKeKeKeKeKeKeKeKeenenenenenenenenenenenenenenenenenenenenananananananananananananananananananann        
CoCoCoCoCoCoCoCoCoCoCooCoCoCooCoCoCounununununununununununununununununununtytytytytytytytytytytytytytytytytyytyty AAAAAAAAAAAAAAAAAAAtttttttttttttttttttttttttttttttttttttttorororororoororororororororororororornenenenenenenenenenenenenenenenenenenen y yy y yyy yyy y y yyy yyyy 
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The implementation of this Ordinance will not have a fiscal impact to Miami-Dade County.


_______________________________
Jimmy Morales 
Chief Operations Officer 


Date:


To: Honorable Chairman Oliver G. Gilbert III 
  and Members, Board of County Commissioners 


From: Daniella Levine Cava 
Mayor


Subject: Fiscal Impact Statement for Ordinance Relating to Palmer Lake Metropolitan Urban Center 
Zoning District 


MDC002







Date:


To: Honorable Chairman Oliver G. Gilbert, III
and Members, Board of County Commissioners  


From: Daniella Levine Cava
Mayor


Subject: Social Equity Statement for Ordinance Amending Palmer Lake Metropolitan 
Urban Center Zoning District Regulations  


The proposed ordinance amends Section 33-284.99.59 of the Code of Miami-Dade County
pertaining to the Palmer Lake Metropolitan Urban Center (PLMUC) Zoning District
Regulations. More specifically, the proposed ordinance revises provisions relating to 
development that is in the “Riverside” Sub-District and adjoins the Miami River. The PLMUC 
district regulates development through the use of specific sub-districts and street types; the 
various combination of these establish the urban character of the district with each allowing or 
requiring different uses and streetscape elements.


Currently, properties in the “Riverside” Sub-District adjoining the Miami River do not permit
non-transient residential uses. The proposed ordinance would permit non-transient residential 
uses to be developed within these properties that maintain a minimum of 12.5% of their units 
as Workforce Housing Units (WHU) on site. As defined by the PLMUC District Regulations,
WHUs are dwelling units limited to households whose income is up to 140 percent of the 
median family income in Miami-Dade County. Furthermore, to maintain consistency with 
Comprehensive Development Master Plan policy PMR-1B, the proposed ordinance would 
require that the ground story for such development shall be devoted solely to water-dependent 
uses already permitted by the PLMUC district, except for entryways and elevator lobbies 
necessary to access the permitted residential uses above. 


The proposed ordinance furthers the County’s efforts to provide for the development of
workforce housing by eliminating barriers to constructing additional workforce units within the
PLMUC “Riverside” Sub-District while maintaining access to the Miami River for water-
dependent uses as is typical of the Palmer Lake area.  


In addition, pursuant to Resolution No. R-448-99, official input from the Miami River 
Commission (MRC) regarding environmental, economic, social, recreational, and aesthetic 
issues related to the Miami River and surrounding areas is required prior to the consideration of 
any resolution or ordinance related to the same. As such, this proposed ordinance is scheduled 
to be presented to the MRC Urban Infill Committee on September 8, 2023 and the full MRC
on October 2, 2023.  


___________________________ 
Jimmy Morales
Chief Operations Officer


October 22222, 202


__________________
mmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmy Morales
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Approved Mayor Agenda Item No.
 Veto __________ 


Override __________ 


ORDINANCE NO.         


ORDINANCE RELATING TO ZONING IN THE 
UNINCORPORATED AREA; AMENDING SECTION 33-
284.99.59 OF THE CODE OF MIAMI-DADE COUNTY, 
FLORIDA; REVISING PALMER LAKE METROPOLITAN 
URBAN CENTER ZONING DISTRICT REGULATIONS 
PERTAINING TO RESIDENTIAL USES ON LOTS ADJOINING 
THE MIAMI RIVER IN THE RIVERSIDE SUB-DISTRICT; 
PROVIDING SEVERABILITY, INCLUSION IN THE CODE, 
AND AN EFFECTIVE DATE 


WHEREAS  on May 7, 2013, the Board adopted Ordinance No. 13-43, establishing the 


Palmer Lake Metropolitan Urban Center (“PLMUC”) zoning district to implement Comprehensive 


Development Master Plan (“CDMP”) policies to coordinate development intensity with proximity 


to transit while also maintaining and coordinating marine activity on the Miami River in this area; 


and 


WHEREAS  on November 11, 2022, the Board adopted Ordinance No. 22-145, 


expanding the ability to develop affordable or workforce housing units within certain portions of 


the PLMUC while also ensuring consistency with CDMP policies encouraging marine activities 


in the relevant area; and  


WHEREAS  as set forth in section 33-193.4 of the County Code, the County has long 


experienced a “shortage of housing affordable to individuals and families of moderate incomes, 


particularly those whose earnings range from 60 percent up to 140 percent of the County’s median 


income, the ‘workforce target income group[,]” which “includes many public employees and 


others employed in key occupations that support the local community,” and “the high cost and 


short supply of housing affordable to persons and families of moderate income mean that many 


employees in the workforce target income group cannot afford to live in Miami-Dade County”; 


and 
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WHEREAS, Miami-Dade County continues to experience a significant shortage of safe 


and stable affordable and workforce rental and homeownership units; and  


WHEREAS  accordingly, this Board wishes to expand the ability to develop affordable 


or workforce housing units within the PLMUC to include lots adjoining the Miami River 


under certain circumstances; and 


WHEREAS, the Miami River Commission was established by the Florida Legislature as 


the official coordinating clearinghouse for all public policy and projects related to the Miami River 


to unite all governmental agencies, businesses, and residents in the area to speak with one voice 


on river issues; and 


WHEREAS, pursuant to Resolution No. R-448-99, the Board shall request official input 


from the Miami River Commission before considering any resolution or ordinance concerning 


environmental, economic, social, recreational, and aesthetic issues related to the Miami River and 


surrounding areas; and 


WHEREAS, this Board has requested such input from the Miami River Commission 


regarding the provisions of this ordinance prior to final adoption,  


BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF 


MIAMI-DADE COUNTY, FLORIDA: 


Section 1.  The foregoing recitals are incorporated herein and are approved. 


Section 2.  Section 33-284.99.59 of the Code of Miami-Dade County, Florida, is 


hereby amended to read as follows:1 


1 Words stricken through and/or [[double bracketed]] shall be deleted.  Words underscored 
and/or >>double arrowed<< constitute the amendment proposed.  Remaining provisions are now 
in effect and remain unchanged. 
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Sec. 33-284.99.59. Uses. 


No land, body of water and/or structure shall be used or 
permitted to be used, and no structure shall be hereafter erected, 
constructed, reconstructed, moved, occupied, or maintained for 
any purpose in Palmer Lake Metropolitan Urban Center District 
except for one (1) or more of the following uses. All uses are 
subject to the airport safety uses and height restrictions provided 
in Section 33-336 of this chapter. The uses delineated herein shall 
be permitted only in compliance with the development parameters 
provided in Section 33-284.99.60 of this article. Water-dependent 
uses delineated herein shall be subject to the permit requirements 
of Chapter 24 of this Code and be consistent with the Coastal 
Management Element of the Comprehensive Development Master 
Plan.  


* * * 


(B) Permitted uses in the Riverside Sub-District shall be as
follows:


* * * 


(4) The additional uses listed below shall be permitted
only in conjunction with one or more of the
following water-dependent uses occurring on the
same lot: marinas; marine terminals, passenger,
freight; boat slips for the purpose of repair; boat and
yacht repair, overhaul, manufacturing; shipyards.
An annual certificate of use shall be required for the
water dependent use when built as part of a mixed-
use development that includes one of the uses listed
in paragraphs (i) through ([[iii]]>>iv<<) below.
Development shall comply with the waterfront
setback and access requirements set forth in Section
33-284.99.60(B)(4)(b). The following additional
uses shall be permitted only when the Director
determines that such use: will not have an adverse
impact on operation of the Port of the Miami River;
will not substantially reduce or inhibit existing
public access to marine or tidal waters; and will not
interfere with the activities or operation of adjacent
water-dependent uses or significantly impede
access to vessel berthing or other access to the water
by water-dependent uses.


* * * 
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iii. On lots adjoining the Tamiami Canal,
residential uses shall be permitted only
above the ground story and where limited to
less than 50 percent of the building gross
floor area on the same lot, except that the
following uses shall not be subject to the
foregoing limitations on story and gross
floor area:
a. hotels, motels, and apartment hotels;


and
b. residential developments, up to a


maximum of 250 dwelling units per
acre, that maintain a minimum of
12.5 percent of their units as
workforce housing units on site.


>>iv. On lots adjoining the Miami River,
residential uses shall be permitted only 
above the ground story, up to a maximum of 
250 dwelling units per acre, provided that 
such developments maintain a minimum of 
12.5 percent of their units as workforce 
housing units on site. The ground story on 
such lots shall be devoted solely to water-
dependent uses, except that entryways and 
elevator lobbies necessary to access the 
residential uses above shall also be 
permitted.<< 


*  *  * 


Section 3. If any section, subsection, sentence, clause or provision of this ordinance is 


held invalid, the remainder of this ordinance shall not be affected by such invalidity.  


Section 4. It is the intention of the Board of County Commissioners, and it is hereby 


ordained that the provisions of this ordinance, including any sunset provision, shall become and 


be made a part of the Code of Miami-Dade County, Florida.  The sections of this ordinance may 


be renumbered or relettered to accomplish such intention, and the word "ordinance" may be 


changed to "section," "article," or other appropriate word.  
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Section 5. This ordinance shall become effective ten (10) days after the date of 


enactment unless vetoed by the Mayor, and if vetoed, shall become effective only upon an override 


by this Board.  


PASSED AND ADOPTED:


Approved by County Attorney as 
to form and legal sufficiency:  ________ 


Prepared by: ________ 


James Eddie Kirtley
Dennis A. Kerbel 


Prime Sponsor: Commissioner Kevin Marino Cabrera 


______________________________________________________________________________________________________________________________________________________________________________________________________________________________________
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WHAMIN BAMBOO


VIEW OF NEIGHBORS ON  OPPOSITE SIDE OF CANAL


NOTE: THE PROPOSED BAMBOO WHAMIN WILL BE PLANTED AT A HEIGHT OF 14' FEET FROM ONE END OF THE COURT TO THE OPPOSITE END. OR


AS IT IS SAID IN THE BUSINESS- WALL TO WALL. THE PHOTO IS THE PROPOSED PLANT SCREENING THAT WILL FIT THE PLANTING SPACE TO


SCREEN FROM NEIGHBORS. IT IS A FAST GROWER AND WILL GROW UP TO 40'+.


DISCLAIMER:THE LANDSCAPE ARCHITECT IS NOT RESPONSIBLE FOR THE MEANS AND METHODS OF CONSTRUCTION OR PLANT SELECTION AND


INSTALLATION. THAT FALLS DIRECTLY ON THE CONTRACTOR AND ITS SUB-CONTRACTORS. THIS PLAN IS A REPRESENTATION OF WHAT THE


SCREENING WILL LOOK LIKE ONCE PLANT IS ESTABLISHED.


VIEW OF NEIGHBORS WITH THE BAMBOO SCREENING!
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  Carlos R. Lago 
Tel. 305-579-0578 
Fax 305-579-0717 
lagoc@gtlaw.com 


 
September 20, 2023 


Via Email 
 
Brett Bibeau 
Managing Director 
Miami River Commission 
1407 NW 7th Street # 1 
Miami, Florida 33125 


 
Re: 1010 Spring Garden / 1150 and 1180 NW Street Road, 1000, 1008, 1010, 1040, 


1050, 1060, 1070, and 1080 Spring Garden Road (Folio Nos. 01-3135-028-0060, 
01-3135-028-0061, 01-3135-007-0010, 01-3135-007-0020, 01-3135-007-0030, 
01-3135-007-0040, 01-3135-007-0050, 01-3135-007-0060, 01-3135-007-0070, 
and 01-3135-007-0071) (collectively, the “Property”) / Letter of Intent 


 
Dear Mr. Bibeau: 
 
 Our firm represents 1010 Spring Garden, LLC (the “Applicant”), in connection with the 
proposed development at the property (the “Project”). On behalf of the Applicant, please accept 
this correspondence as the Applicant’s request for a recommendation from the Miami River 
Commission in support of the proposed Project which is seeking approval of an Exception and 
various Waivers from the City of Miami. As summarized in this correspondence, the Project 
complies with all applicable waterfront requirements of Section 3.11 and Appendix B of Miami 
21.  


 
I. Property Information 


 
The Property is a narrow, irregularly shaped lot located on the north side of Wagner 


Creek fronting Spring Garden Road between NW 11 Street and State Road 836. The Property 
is located at the intersection of the Health District (formerly known as Civic Center) and the 
Overtown neighborhood of the City of Miami (the “City”), areas which continue to experience 
rapid population growth and business expansion. Under Miami 21, the Property has a zoning 
designation of T6-8-O. Pursuant to the City’s Future Land Use Map, the Property has a land use 
designation of Restricted Commercial. The Property is surrounded by various multi-family 
residential, office, and commercial uses. The Property contains a lot area of approximately 
127,855 square feet or 2.9351 acres. The Property currently consists of vacant land. The 
Property is located within a half mile of a Transit Oriented Development centered on the Culmer 
Metrorail Station. 
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II. The Project 


The Applicant is proposing to improve the Property with a mixed-use Project consisting 
of two 12 story buildings containing 426 dwelling units, ground floor retail space and related 
amenities. The Project will provide additional housing options within walking distance of a TOD 
and one of the City’s most important employment and educational centers. The Health District is 
home to the City’s principal health care, research, non-profit, educational and judicial institutions. 
This area is in great need of additional housing options to serve the thousands of individuals who 
work in the area.  


 
The Project Wagner Creek (a non-navigable body of water) is considered a Waterbody 


under Miami 21 which requires minimum waterfront setback and walkways, as detailed in Section 
3.11 and Appendix B of Miami 21. The Project uses its waterfront location to provide enhanced 
public access to the waterfront and will open up more than 900 lineal feet of publicly accessible 
waterfront walkway designed in accordance with Miami 21’s Waterfront Design Standards 
(Appendix B). The proposed walkway will create a unique and inviting public space that promotes 
pedestrian interaction. The proposed walkway will further activate the waterfront in this area of 
the City and provide residents and visitors a place to walk, run and bike seamlessly and safely 
along the waterfront. The Project will also create approximately 232 feet of strategically placed 
view corridors which will invite the public to enjoy unparalleled views of the City’s scenic and 
natural beauty.  


 
The Project also provides a large open space consisting of approximately 23,000 square 


feet along the north side of the Property abutting State Road 836. This open space will be 
dedicated to pedestrian activities only and will connect a neighborhood that’s currently 
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underutilized to residents and visitors by providing new green, open space for socializing, 
playing, and physical activity. The Applicant will also make the necessary improvements to 
transform this open space into an inviting green space. The proposed open space will also 
provide a connection to the proposed waterfront walkway and to the Crossblock Pedestrian 
Passage located at the recently completed Soleste Spring Garden Project across Spring Garden 
Road. As such, it will create safe and inviting pedestrian connectivity between Wagner Creek 
and Sunnybrook Road. The Project exceeds the required Open Space under Miami 21 by 
providing 44.27% or 56,605 square feet Open Space where only 10% is required.  


Although the Project is not along the Miami River but a non-navigable portion of one its 
tributaries, the proposed improvements are in compliance with the stated recommendations and 
goals of the Miami River Greenway Action Plan (the “MRGAP”). The planned improvements at 
the Property include the creation of an inviting and accessible waterfront walkway with various 
connections to the street as recommended by the MRGAP. The MRGAP seeks to create a viable 
Miami River district. The Project which is very close proximity to the Miami River meets various 
goals and objectives of the MRGAP including improving access to the City’s waterfront by 
creating a publicly accessible waterfront walkway with landscaping, seating, and gathering areas. 


The proposed Project will revitalize the Property and provide a unique economic 
development opportunity to the area. We look forward to continuing to work and cooperate with 
the Miami River Commission on this exciting project.  Should you have any questions, please feel 
free to contact me. Thank you for your attention and favorable consideration of this matter. 


Sincerely, 


Carlos R. Lago 
for





		Re: 1010 Spring Garden / 1150 and 1180 NW Street Road, 1000, 1008, 1010, 1040, 1050, 1060, 1070, and 1080 Spring Garden Road (Folio Nos. 01-3135-028-0060, 01-3135-028-0061, 01-3135-007-0010, 01-3135-007-0020, 01-3135-007-0030, 01-3135-007-0040, 01-313...
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- FLOOR LOT RATIO CALCULATION -


LEVEL FLOOR AREA


GROUND FLOOR 52,816 SF


INTERMEDIATE LEVEL 25,650 SF


SECOND FLOOR 61,530 SF
THIRD FLOOR 65,635 SF
FOURTH FLOOR 65,635 SF
FIFTH FLOOR 49,825 SF
SIXTH FLOOR 49,825 SF
SEVENTH FLOOR 49,825 SF
EIGHTH FLOOR 49,825 SF


TOWER 1 -FLR- TOWER 2 -FLR- FLR ABOVE
8TH STORYNINTH FLOOR 13,940 SF 12,290 SF 26,230 SF


TENTH FLOOR 13,862 SF 12,290 SF 26,152 SF
104,686 SFELEVENTH FLOOR 13,862 SF 12,290 SF 26,152 SF


TWELFTH FLOOR 13,862 SF 12,290 SF 26,152 SF


TOTAL FLOOR AREA 575,252 SF


ZONING DISTRICT "T6-8-O" URBAN CORE TRANSECT ZONE


PROJECT NAME 1010 SPRING GARDEN


PROPERTY INFORMATION
PROPERTY ADDRESS: FOLIO No:


0131350280060
1010 SPRING GARDEN RD. MIAMI FL 33136 0131350280061


0131350070010
FLOOD INFORMATION: 0131350070020
FLOOD ZONE: AE 0131350070030
BASE ELEV.= 9.0' 0131350070040
FINISHED FLOOR ELEV. = 10.0' NGVD 0131350070050
HIGHEST CROWN OF ROAD= 5.69' 0131350070060


0131350070070
0131350070071


- PARKING BREAKDOWN -


LEVEL
REG. PS


(8.5' X 18')
TANDEM PS*
(2)(8.5' X 18')


HC PS
(17' X 18')


STREET
PARKING** TOTAL  PS


GROUND FLOOR 19 3 19 41
INTERMEDIATE LEVEL 48 10 2 60
SECOND FLOOR 40 80 2 122
THIRD FLOOR 65 130 4 199 ***
FOURTH FLOOR 65 130 4 199 ***
TOTAL PS 237 350 15 19 621
TOTAL PARKING STALLS 237 175 15 19 446
* EVERY TANDEM PARKING SPACE WILL BE ASSIGNED TO THE SAME UNIT
** STREET PARKING SPACES WILL BE VERIFY BY MPA
*** EV PS WILL BE LOCATED ON 3RD AND 4TH FL TO COMPLETE A TOTAL OF 138 EV PS


BUILDING DISPOSITION - T6-8-O


LOT OCCUPATION ALLOWED PROPOSED


a-LOT AREA: 5,000 SF. MIN. ; 40,000 SF MAX. 127,855 SF 2.9351 ac


(BY EXCEPTION AS PER 5.6.1.j)
b-LOT WIDTH:             (LF) 50 FT. MIN. ±876.37 LF


c-LOT COVERAGE:    (SF)


1 TO 8 STORIES    80 %
MAX. 102,284 68,300 SF 53.42 %


ABOVE 8TH STORY 15,000
SF MAX 15,000 SF TOWER 1: 14,970 SF


TOWER 2: 13,246 SF


d-FLOOR LOT RATIO (FLR): 5 / 25 % ADD. PUB. BENEF.


5x127,855 639,275 SF
575,252 SF


+ 25% 799,094 SF


e-FRONTAGE @ FRONT SETBACK:(LF) 70 % MIN.


     PRIMARY FRONT-NW 8TH ST 361'-8" x 0.7 253'-2" 268'-2" 74.1 %


f-OPEN SPACE:  (SF) 10 % LOT AREA MIN. 12,786 SF 56,605 SF 44.27%


g-DENSITY: 150 DU/AC MAX. 440 DU 428 DU


ZONING ANALYSIS


BUILDING SETBACK


a. PRINCIPAL FRONT - NW 8TH ST


a. PRINCIPAL FRONTAGE - WATER FRONT


c. SIDE
d. REAR


10 FT. MIN.


25 FT. MIN.


25% OF WATER FRONTAGE= 231'-11"
0 FT.


BUILDING CONFIGURATION


a. COMMON LAWN
b. PORCH & FENCE
c. TERRACE OR L.C.
d. FORECOURT


PROHIBITED
PROHIBITED
PROHIBITED
PERMITTED


FRONTAGE


e. STOOP
f. SHOPFRONT
g. GALLERY
h. ARCADE


PERMITTED
PERMITTED (T6-O-L & T6-8-O ONLY)
PERMITTED BY SPECIAL AREA PLAN
PERMITTED BY SPECIAL AREA PLAN


BUILDING HEIGHT


a. MIN. HEIGHT
b. MAX. HEIGHT
b. MAX. BENEFIT HEIGHT


2 STORIES
8 STORIES
4 STORIES


ALLOWED PROPOSED


ALLOWED PROPOSED


12 STORIES
(4 BENEFIT STORIES
REQUESTED= 104,686 SF)


10 FT.


232'-8"
N/A


- PARKING CALCULATION -
FUNCTION REQUIREMENT UNITS COUNT FACTOR MIN. PS


REQUIRED PROPOSED


RESIDENTIAL
DWELLING UNIT 1.5 PS PER UNIT 428 1.5 642.00


VISITOR PS 1VISITOR PS / PER 10 DU 428 0.10 42.80


RETAIL (SF) 3 PS / 1,000 SF 1,200 3.60
SHARED PARKING STANDARD 1.2 3.00 3.00


HC PS REQUIRED: (INCLUDED IN
TOTAL)


RESIDENTIAL 2% OF TOTAL PS REQ. 642.00 12.84


NON-RESIDENTIAL 26 TO 50 PS = 2 2


TOTAL PARKING REQUIRED 688
10% REDUCTION BY WAIVER 688 PS - 68.8 (10%) 688 0.1 619 621


BICYCLE RACK REQUIRED 1 BICYCLE RACK SPACE
/ 20 PS REQ. 687.80 20 34.39 35


EV PARKING REQUIRED 20% OF TOTAL PS REQ. 688 0.2 138 138 EV PS


(1) 12'x35' PER FIRST 100 DU
(1) 10'x20' PER EACH ADD.100 DU


LOADING BERTH REQUIRED
(1) 12'x35'
(4) 10'x20'


(2) 10'x20' BY WAIVER


UNIT BREAKDOWN - TOTAL - 430 DU
FLOOR/UNIT TYPE STUDIO 1B -1B


UNIT
1B - 1B - D


UNIT
2B - 2B
UNIT


2B - 2B-D
UNIT


3B - 2B
UNIT TOTAL   UNITS


GROUND FLOOR 27 1 5 33
SECOND FLOOR 19 1 2 5 1 28
THIRD FLOOR 1 1 1 1 4
4TH FLOOR 1 1 1 1 4
5TH FLOOR 18 6 21 7 5 3 60
6TH FLOOR 18 6 21 7 5 3 60
7TH FLOOR 18 6 21 7 5 3 60
8TH FLOOR 13 8 17 6 3 3 50
9TH FLOOR 7 7 10 2 1 27
10TH FLOOR 11 8 12 2 1 34
11TH FLOOR 11 8 12 2 1 34
12TH FLOOR 11 8 12 2 1 34


TOTAL UNITS 155 61 133 42 22 15 428
212


49.53%


(4) 10'x20'
TOTAL : (6) 10'x20'


20 FT. MIN. ABOVE 8TH STORY 20 FT.


b. SECONDARY FRONT - SPRING GARDEN RD. 10 FT. MIN.
20 FT. MIN. ABOVE 8TH STORY


10 FT.
20 FT.


13'-5" SETBACK REDUCTION


NO
NO
NO
YES
YES
NO
NO
NO


BY WAIVER. SEE SHEETS
A-101.6 TO A-101.9


A-01
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LOT 1, OF FIRST ADDITION TO SUNNBROOK, ACCORDING TO THE PLAT THEREOF, AS
RECORDED IN PLAT BOK 43, AT PAGE 5, O F THE PUBLIC RECORDS OF MIAMI-DADE
COUNTY, FLORIDA.
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0010; AND


LOT 2, AND THE EAST 5 FEET OF LOT 3, OF FIRST ADDITION TO SUNNYBROOK,
ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 43, AT PAGE 5, OF THE
PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0020; AND


LOT 3, LESS THE SOUTHEASTERLY 5 FEET THEREOF, OF FIRST ADDITION TO
SUNNYBROOK, ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 43, AT
PAGE 5, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0030; AND


LOTS 6, 7 AND 8, LESS THE NORTHEASTERLY 5 FEET AND LESS THE SOUTHEASTERLY 8.5
FEET THEREOF, IN BLOCK 6, OF CORRECTED PLAT OF BLOCK 6 OF SPRING GARDEN,
ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 9, AT PAGE 16, OF THE
PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.
PARCEL IDENTIFICATION NUMBER: 01-3135-028-0060; AND


LOTS 9 AND 10, LESS THE NORTHEASTERLY 5 FEET THEREOF, IN BLOCK 6, OF
CORRECTED PLAT OF BLOCK 6 OF SPRING GARDEN, ACCORDING TO THE PLAT THEREOF,
AS RECORDED IN PLAT BOOK 9, AT PAGE 16, OF THE PUBLIC RECORDS OF MIAMI-DADE
COUNTY, FLORIDA.
PARCEL IDENTIFICATION NUMBER: 01-3135-028


LOTS 4, 5 AND 6 OF FIRST ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT
THEREOF AS RECORDED IN PLAT BOOK 43, PAGE(S) 5, OF THE PUBLIC RECORDS OF
MIAMI-DADE COUNTY, FLORIDA
PARCEL IDENTIFICATION NUMBER: 03-3135-007-0040.


LOT 7 OF FIRST ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT THEREOF AS
RECORDED IN PLAT BOOK 43, PAGE 5, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY,
FLORIDA.
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0050


LOT 8 OF FIRST ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT THEREOF AS
RECORDED IN PLAT BOOK 43, PAGE 5, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY,
FLORIDA.
PARCEL IDENTIFICATION NUMBER:  01-3135-007-0060


THE  EASTERLY 56 FEET OF LOT 9 (ALSO KNOWN AS LOT 9 LESS THE NORTHWESTERLY 7
FEET THEREOF) OF FIRST ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT
THEREOF AS RECORDED IN PLAT BOOK 43, PAGE 5, OF THE PUBLIC RECORDS OF
MIAMI-DADE COUNTY, FLORIDA.
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0070


LOT 9, LESS THE EASTERLY 56 FEET THEREOF AND ALL OF LOTS 10 AND 11, OF FIRST
ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT
BOOK 43, PAGE 5, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.


LESS AND EXCEPT ALL OF LOT 11 AND THAT PART OF LOT 10, DESCRIBED AS FOLLOWS:
BEGIN ON THE NORTHEASTERLY LINE OF SAID LOT 10 AT A POINT 20.0 FEET NORTH 51
DEGREES 41 MINUTES 43 SECONDS WEST FROM THE MOST EASTERLY CORNER OF SAID
LOT 10; THENCE NORTH 51 DEGREES 41 MINUTES 43 SECONDS WEST 102.0 FEET ALONG
THE NORTHEASTERLY LINE OF SAID LOTS 10 AND 11 TO THE MOST NORTHERLY CORNER
OF SAID LOT 11; THENCE SOUTH 38 DEGREES 18 MINUTES 17 SECONDS WEST 109.09 FEET
ALONG THE NORTHWESTERLY LINE OF SAID LOT 11 TO THE MOST WESTERLY CORNER
THEREOF; THENCE SOUTH 50 DEGREES 33 MINUTES 32 SECONDS EAST, 64.47 FEET
ALONG THE SOUTHWESTERLY LINE OF SAID LOTS 11 AND 10; THENCE NORTH 57
DEGREES 05 MINUTES 22 SECONDS EAST, 116.58 FEET TO THE POINT OF BEGINNING.
A/K/A


LOT 9 LESS THE EASTERLY 56 FEET AND PART OF LOT 10, DESCRIBED AS FOLLOWS:
BEGIN AT THE MOST EASTERLY CORNER OF LOT 10, THENCE 51 DEGREES WEST 20 FEET;
THENCE SOUTH 57 DEGREES WEST 116.58 FEET; THENCE SOUTHEASTERLY 57.54 FEET;
THENCE NORTHEASTERLY 111.51 FEET TO THE POINT OF BEGINNING, OF FIRST ADDITION
TO SUNNYBROOK, ACCORDING TO THE PLAT THEREOF, RECORDED IN PLAT BOOK 43,
PAGE 5, OF THE PUBLIC RECORDS OF DADE COUNTY, FLORIDA.
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0071


THE COMBINED ABOVE DESCRIBED LANDS BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS:


LOTS 6, 7 AND 8, LESS THE NORTHEASTERLY 5 FEET AND LESS THE SOUTHEASTERLY 8.5
FEET THEREOF, IN BLOCK 6, OF CORRECTED PLAT OF BLOCK 6 OF SPRING GARDEN,
ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 9, AT PAGE 16, OF THE
PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.


LOTS 9 AND 10, LESS THE NORTHEASTERLY 5 FEET THEREOF, IN BLOCK 6, OF
CORRECTED PLAT OF BLOCK 6 OF SPRING GARDEN, ACCORDING TO THE PLAT THEREOF,
AS RECORDED IN PLAT BOOK 9, AT PAGE 16, OF THE PUBLIC RECORDS OF MIAMI-DADE
COUNTY, FLORIDA.


LOT 1 THROUGH 11, OF FIRST ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT
THEREOF AS RECORDED IN PLAT BOOK 43, PAGE 5, OF THE PUBLIC RECORDS OF
MIAMI-DADE COUNTY, FLORIDA.


LESS AND EXCEPT ALL OF LOT 11 AND THAT PART OF LOT 10, DESCRIBED AS FOLLOWS:
BEGIN ON THE NORTHEASTERLY LINE OF SAID LOT 10 AT A POINT 20.0 FEET NORTH 51
DEGREES 41 MINUTES 43 SECONDS WEST FROM THE MOST EASTERLY CORNER OF SAID
LOT 10; THENCE NORTH 51 DEGREES 41 MINUTES 43 SECONDS WEST 102.0 FEET ALONG
THE NORTHEASTERLY LINE OF SAID LOTS 10 AND 11 TO THE MOST NORTHERLY CORNER
OF SAID LOT 11; THENCE SOUTH 38 DEGREES 18 MINUTES 17 SECONDS WEST 109.09 FEET
ALONG THE NORTHWESTERLY LINE OF SAID LOT 11 TO THE MOST WESTERLY CORNER
THEREOF; THENCE SOUTH 50 DEGREES 33 MINUTES 32 SECONDS EAST, 64.47 FEET
ALONG THE SOUTHWESTERLY LINE OF SAID LOTS 11 AND 10; THENCE NORTH 57
DEGREES 05 MINUTES 22 SECONDS EAST, 116.58 FEET TO THE POINT OF BEGINNING.


WAIVER SET


WATERFRONT:
WATERFRONT:
THE AREA OF A PROPERTY THAT FRONTS A WATERWAY OR WATERBODY AND
IS IMPROVED TO PRESERVE THE CITY'S NATURAL SHORELINE AND TO
GUARANTEE OPEN SPACE ALONG THE WATER'S EDGE.


WATERBODY:
ANY BODY OF WATER SEPARATED BY A SALINITY DAM FROM BISCAYNE
BAY INCLUDING, BUT NOT LIMITED TO, COMFORT CANAL, LITTLE RIVER,
BLUE LAGOON, AND THE LIKE. PROPERTIES ALONG A WATERBODY HAVE
BEEN DEPICTED IN ARTICLE 3, DIAGRAM 1, TITLED "WATERWAYS &
WATERBODIES WITH WATERFRONT PROPERTIES".


WATERWAY:
BISCAYNE BAY AND ANY BODY OF WATER NAVIGABLE TO BISCAYNE BAY; MIAMI
RIVER AND ITS TRIBUTARIES FROM BISCAYNE BAY TO SALINITY DAMS OR
TERMINI, WHICHEVER COMES FIRST; AND THE LITTLE RIVER FROM BISCAYNE
BAY TO THE SALINITY DAM. PROPERTIES ALONG A WATERWAY HAVE BEEN
DEPICTED IN ARTICLE 3, DIAGRAM 1, TITLED "WATERWAYS & WATERBODIES
WITH WATERFRONT PROPERTIES".


THIS PROJECT IS FACING A WATERBODY WHICH IS NOT NAVIGABLE TO
BISCAYNE BAY DUE TO A PHYSICAL OBSTRUCTIONS (STREET BRIDGES) ON NW
11st ST AT SOUTH EAST OF LOT AND ALSO AT NORTHWEST ON DOLPHIN
EXPRESSWAY. FOR THIS REASON WE WILL CONSIDER THIS WATERFRONT AS A
WATERBODY.


05-20-2021- CITY COMM.


11-30-2022- CITY COMM.
05-04-2023- CITY COMM.
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LOT AREA:   127,855 SQ. FT.


OPEN SPACE:  56,605  SQ. FT.
                           (44.27%)
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BUILDING  REQUIRED CERTIFICATION BY THE USGBC
AND LEED STANDARDS.  THE BUILDING CURRENTLY
HAS MORE THAN 50,000 SQ. FT OF HABITABLE ROOMS
AND HABITABLE AREAS.
HABITABLE SPACES AND HABITABLE ROOMS WERE
CALCULATED BASED ON THE MIAMI 21 ZONING CODE
DEFINITIONS.
THE AREA DIAGRAMS SHOWN ON THIS PAGE SHOW
THE AREAS TAKEN INTO ACCOUNT FOR
CALCULATIONS.


HABITABLE ROOMS: ROOMS DESIGNED AND USED FOR
LIVING, SLEEPING, EATING, COOKING OR WORKING OR
COMBINATIONS THEREOF.  BATHROOMS, TOILET
COMPARTMENTS, CLOSETS, HALLS, STORAGE ROOMS,
LAUNDRY AND UTILITY SPACES, BASEMENT
RECREATION ROOMS, AND SIMILAR AREAS ARE NOT
CONSIDERED HABITABLE ROOMS


HABITABLE SPACE: BUILDING SPACE WHICH USE
INVOLVES HUMAN PRESENCE WITH DIRECT VIEW OF
THE ENFRONTING STREETS OR PUBLIC OR PRIVATE
OPEN SPACE, EXCLUDING PARKING GARAGES,
SELF-SERVICE STORAGE FACILITIES, WAREHOUSES
AND DISPLAY WINDOWS SEPARATED FROM RETAIL
ACTIVITY.
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LEVEL FLOOR AREA


GROUND FLOOR 52,816 SF


INTERMEDIATE LEVEL 25,650 SF


SECOND FLOOR 61,530 SF
THIRD FLOOR 65,635 SF
FOURTH FLOOR 65,635 SF
FIFTH FLOOR 49,825 SF
SIXTH FLOOR 49,825 SF
SEVENTH FLOOR 49,825 SF
EIGHTH FLOOR 49,825 SF


TOWER 1 -FLR- TOWER 2 -FLR- FLR ABOVE
8TH STORYNINTH FLOOR 13,940 SF 12,290 SF 26,230 SF


TENTH FLOOR 13,862 SF 12,290 SF 26,152 SF
104,686 SFELEVENTH FLOOR 13,862 SF 12,290 SF 26,152 SF


TWELFTH FLOOR 13,862 SF 12,290 SF 26,152 SF


TOTAL FLOOR AREA 575,252 SF
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THE FLOOR AREA WITHIN THE INSIDE PERIMETER
OF THE OUTSIDE WALLS OF THE BUILDING
INCLUDING HALLWAYS, STAIRS, CLOSETS,
THICKNESS OF WALLS, COLUMNS AND OTHER
FEATURES, AND PARKING AND LOADING AREAS,
AND EXCLUDING ONLY INTERIOR ATRIA AND OPEN
AIR SPACES SUCH AS EXTERIOR CORRIDORS,
PORCHES, BALCONIES AND ROOF AREAS. ALSO
MEANS BUILDING OR DEVELOPMENT CAPACITY.


FLOOR AREA:


GROUND FLOOR1


A-04 FLOOR AREA:  52,816  SQ. FT.


INTERMEDIATE LEVEL2
A-04 FLOOR AREA: 25,650  SQ. FT.


SECOND FLOOR3


A-04 FLOOR AREA:  61,530  SQ. FT.


3RD & 4TH FLOOR
FLOOR AREA:  65,635  SQ. FT.
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5TH TO 8TH FLOOR5


A-04 FLOOR AREA: 49,825  SQ. FT.


9TH FLOOR6


A-04 TOWER 1 FLOOR AREA: 13,940 SQ.FT.
TOWER 2 FLOOR AREA: 12,290 SQ.FT.
TOTAL FLOOR AREA: 26,230  SQ. FT.


10TH TO 12TH FLOOR7


A-04


TOWER -1-


TOWER -2-


TOWER -1-


TOWER -2-


TOWER 1 FLOOR AREA: 13,862 SQ.FT.
TOWER 2 FLOOR AREA: 12,290 SQ.FT.
TOTAL FLOOR AREA: 26,152  SQ. FT.
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D PERFORATED METAL MESH PANEL
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CLADDING SCREEN ON STEEL FRAMEWORK
SOLUTION FOR PARKING GARAGE FACADES


ALUMINUM/GLASS DOOR ASSEMBLY
W/KYNAR FIN. W/ LAMINATED TINTED


GLASS W/ A HIGH PERFORMANCE COATING,
TO MEET WIND LOAD REQUIREMENTS


SCREEN PANEL RAILINGS
BALCONY W/KYNAR FINISH


CLADDING SCREEN ASSEMBLY ON
PARKING FACADES W/KYNAR FINISH


STUCCO FINISH AT WALL


ALUMINUM STOREFRONT ASSEMBLY .
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WATERFRONT SETBACK REDUCTION WAIVER:


WATERFRONT LENGTH:              930.66'  (100%)


GRD. FLOOR ENCROACHMENT: 101'-0"+ 45'-3" = 146'-3" (15.7)%


05-20-2021- CITY COMM.


WATERFRONT LENGTH
CALC. BASED ON
AVERAGE LOT WIDTH
SCALE: 1" = 50'-0" N


- PRINCIPAL FRONTAGE LENGTH -
LENGTH %


LOT FRONTAGE (PRIMARY FRONTAGE) 361'-8" 100 %
BUILDING FRONTAGE ALIGNED TO SETBACK 268'-2" 74 %


- SECONDARY FRONTAGE LENGTH -
LENGTH %


LOT FRONTAGE (SECONDARY FRONTAGE) 583'-4" 100 %
BUILDING FRONTAGE ALIGNED TO SETBACK 188'-5" 32 %


11-30-2022- CITY COMM.


- SIDE SETBACK CALCULATION -


LOTS 8, 9 & 10
(NW 8TH ST)


LOTS 1, 2 &  NW 10 AVE
ROW)       (SPRING


GARDEN RD)


LOTS 3 TO 10
(SPRING GARDEN RD)


TOTAL AVERAGE
LOT WIDTH


SIDE SETBACK BASED
ON MIAMI-21 ART.3,


SEC.3.11.a.3


AVERAGE LOT WIDTH 218'-10" 242'-0" 463'-10" 924'-8" 231'-2" (MIN.)


TOTAL SIDE SETBACK PROPOSED: 202'-8" + 30'-0" = 232'-8" ( SEE SETBACKS ON SITE PLAN BELOW)


05-04-2023- CITY COMM.
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SOLAR REFLECTIVE   EXTERIOR AREAS


ALL ROOF EXTERIOR SURFACES AND BUILDING MATERIALS USED, SHALL HAVE A MINIMUM
SOLAR REFLECTANCE AS SPECIFIED IN SECTIONS 3.13.2.C AND 3.13.2.D WHEN TESTED IN


ACCORDANCE WITH ASTM E903 OR ASTM E1918 TESTED WITH A PORTABLE
REFLECTOMETER AT NEAR AMBIENT CONDITIONS, LABELED BY THE COOL ROOF RATING
COUNCIL, OR LABELED AS AN ENERGY STAR QUALIFIED ROOF PRODUCT. ANY PRODUCT


THAT HAS BEEN RATED BY THE COOL ROOF RATING COUNCIL OR BY ENERGY STAR SHALL
DISPLAY LABEL VERIFYING THE RATING OF THE PRODUCT.


ALL PAVING MATERIALS USED SHALL HAVE A MINIMUM SOLAR REFLECTANCE AS SPECIFIED
IN SECTIONS 3.13.2.D WHEN TESTED IN ACCORDANCE WITH ASTM E903 OR ASTM E1918,


TESTED WITH A PORTABLE REFLECTOMETER AT NEAR AMBIET CONDITIONS, OR DEFAULT
VALUES OF SOLAR REFLECTANCE FOR LISTED MATERIALS MUST BE USED A NEW GRAY


CONCRETE  WITH A SOLAR REFLECTIVE 0.35.
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ELEVATION -C
SCALE: 1"= 1/16''


 2- KEY PLAN


COLOR PALETTE


03 ALUMINUM WINDOW ASSEMBLY . W/LAMINATED TINTED GLASS W/ A HIGH
PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS. PROVIDE
SAMPLES TO ARCHITECT FOR REVIEW.


MATERIAL LEGEND


KEY
VALUE KEYNOTE DESCRIPTION


01 MASONRY: CMU/CONCRETE SUBSTRATE W/SMOOTH STUCCO FINISH, HIGH
BUILD, ACRYLIC WATERPROOFING COATING (THOROCOAT BY BASF
BUILDING SYSTEMS, OR ACCEPTABLE EQUIVALENT).
COLOR PAINT TO BE SELECTED BY ARCHITECT.


02 ALUMINUM SLIDING GLASS DOOR ASSEMBLY . W/ LAMINATED TINTED
GLASS W/ A HIGH PERFORMANCE COATING; TO MEET WIND LOAD
REQUIREMENTS


04 ALUMINUM STOREFRONT ASSEMBLY . LAMINATED TINTED GLASS W/ A
HIGH PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS.
PROVIDE SAMPLES TO ARCHITECT FOR REVIEW.


05
06 42" A.F.F. METAL RAILING ENCLOSURE AT BALCONY & TERRACE


ARCHITECTURAL FRAME07


09
10


MOTORIZED OVERHEAD COILING DOOR.TO MEET WIND LOAD REQUIREMENTS.


CONCRETE SCORE LINES AT FACADE WALLS


EXTERIOR STAIR AS PEDESTRIAN ACCESS TO BUILDING


ALUMINUM SUN CONTROL LOUVER08
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ELEVATION -D
SCALE: 1"= 1/16''


 2- KEY PLAN


COLOR PALETTE


03 ALUMINUM WINDOW ASSEMBLY . W/LAMINATED TINTED GLASS W/ A HIGH
PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS. PROVIDE
SAMPLES TO ARCHITECT FOR REVIEW.


MATERIAL LEGEND


KEY
VALUE KEYNOTE DESCRIPTION


01 MASONRY: CMU/CONCRETE SUBSTRATE W/SMOOTH STUCCO FINISH, HIGH
BUILD, ACRYLIC WATERPROOFING COATING (THOROCOAT BY BASF
BUILDING SYSTEMS, OR ACCEPTABLE EQUIVALENT).
COLOR PAINT TO BE SELECTED BY ARCHITECT.


02 ALUMINUM SLIDING GLASS DOOR ASSEMBLY . W/ LAMINATED TINTED
GLASS W/ A HIGH PERFORMANCE COATING; TO MEET WIND LOAD
REQUIREMENTS


04 ALUMINUM STOREFRONT ASSEMBLY . LAMINATED TINTED GLASS W/ A
HIGH PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS.
PROVIDE SAMPLES TO ARCHITECT FOR REVIEW.


05
06 42" A.F.F. METAL RAILING ENCLOSURE AT BALCONY & TERRACE


ARCHITECTURAL FRAME07


09
10


MOTORIZED OVERHEAD COILING DOOR.TO MEET WIND LOAD REQUIREMENTS.


CONCRETE SCORE LINES AT FACADE WALLS


EXTERIOR STAIR AS PEDESTRIAN ACCESS TO BUILDING


ALUMINUM SUN CONTROL LOUVER08


11 42" A.F.F ROOF PARAPET
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ELEVATION -E
SCALE: 1"= 1/16''


 2- KEY PLAN


COLOR PALETTE


03 ALUMINUM WINDOW ASSEMBLY . W/LAMINATED TINTED GLASS W/ A HIGH
PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS. PROVIDE
SAMPLES TO ARCHITECT FOR REVIEW.


MATERIAL LEGEND


KEY
VALUE KEYNOTE DESCRIPTION


01 MASONRY: CMU/CONCRETE SUBSTRATE W/SMOOTH STUCCO FINISH, HIGH
BUILD, ACRYLIC WATERPROOFING COATING (THOROCOAT BY BASF
BUILDING SYSTEMS, OR ACCEPTABLE EQUIVALENT).
COLOR PAINT TO BE SELECTED BY ARCHITECT.


02 ALUMINUM SLIDING GLASS DOOR ASSEMBLY . W/ LAMINATED TINTED
GLASS W/ A HIGH PERFORMANCE COATING; TO MEET WIND LOAD
REQUIREMENTS


04 ALUMINUM STOREFRONT ASSEMBLY . LAMINATED TINTED GLASS W/ A
HIGH PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS.
PROVIDE SAMPLES TO ARCHITECT FOR REVIEW.


05
06 42" A.F.F. METAL MESH RAILING ENCLOSURE AT BALCONY & TERRACE


ARCHITECTURAL FRAME07


09
10


MOTORIZED OVERHEAD COILING DOOR.TO MEET WIND LOAD REQUIREMENTS.


CONCRETE SCORE LINES AT FACADE WALLS


EXTERIOR STAIR AS PEDESTRIAN ACCESS TO BUILDING


ALUMINUM SUN CONTROL LOUVER08


11 42" A.F.F ROOF PARAPET
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ELEVATION -F
SCALE: 1"= 1/16''


 2- KEY PLAN


COLOR PALETTE


03 ALUMINUM WINDOW ASSEMBLY . W/LAMINATED TINTED GLASS W/ A HIGH
PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS. PROVIDE
SAMPLES TO ARCHITECT FOR REVIEW.


MATERIAL LEGEND


KEY
VALUE KEYNOTE DESCRIPTION


01 MASONRY: CMU/CONCRETE SUBSTRATE W/SMOOTH STUCCO FINISH, HIGH
BUILD, ACRYLIC WATERPROOFING COATING (THOROCOAT BY BASF
BUILDING SYSTEMS, OR ACCEPTABLE EQUIVALENT).
COLOR PAINT TO BE SELECTED BY ARCHITECT.


02 ALUMINUM SLIDING GLASS DOOR ASSEMBLY . W/ LAMINATED TINTED
GLASS W/ A HIGH PERFORMANCE COATING; TO MEET WIND LOAD
REQUIREMENTS


04 ALUMINUM STOREFRONT ASSEMBLY . LAMINATED TINTED GLASS W/ A
HIGH PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS.
PROVIDE SAMPLES TO ARCHITECT FOR REVIEW.


05
06 42" A.F.F. METAL RAILING ENCLOSURE AT BALCONY & TERRACE
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09
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MOTORIZED OVERHEAD COILING DOOR.TO MEET WIND LOAD REQUIREMENTS.
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EXTERIOR STAIR AS PEDESTRIAN ACCESS TO BUILDING


ALUMINUM SUN CONTROL LOUVER08
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ELEVATION -G
SCALE: 1"= 1/16''


 2- KEY PLAN


COLOR PALETTE


03 ALUMINUM WINDOW ASSEMBLY . W/LAMINATED TINTED GLASS W/ A HIGH
PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS. PROVIDE
SAMPLES TO ARCHITECT FOR REVIEW.


MATERIAL LEGEND


KEY
VALUE KEYNOTE DESCRIPTION


01 MASONRY: CMU/CONCRETE SUBSTRATE W/SMOOTH STUCCO FINISH, HIGH
BUILD, ACRYLIC WATERPROOFING COATING (THOROCOAT BY BASF
BUILDING SYSTEMS, OR ACCEPTABLE EQUIVALENT).
COLOR PAINT TO BE SELECTED BY ARCHITECT.


02 ALUMINUM SLIDING GLASS DOOR ASSEMBLY . W/ LAMINATED TINTED
GLASS W/ A HIGH PERFORMANCE COATING; TO MEET WIND LOAD
REQUIREMENTS


04 ALUMINUM STOREFRONT ASSEMBLY . LAMINATED TINTED GLASS W/ A
HIGH PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS.
PROVIDE SAMPLES TO ARCHITECT FOR REVIEW.


05
06 42" A.F.F. METAL RAILING ENCLOSURE AT BALCONY & TERRACE


ARCHITECTURAL FRAME07


09
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MOTORIZED OVERHEAD COILING DOOR.TO MEET WIND LOAD REQUIREMENTS.


CONCRETE SCORE LINES AT FACADE WALLS


EXTERIOR STAIR AS PEDESTRIAN ACCESS TO BUILDING


ALUMINUM SUN CONTROL LOUVER08
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ELEVATION -H
SCALE: 1"= 1/16''


 2- KEY PLAN


COLOR PALETTE


03 ALUMINUM WINDOW ASSEMBLY . W/LAMINATED TINTED GLASS W/ A HIGH
PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS. PROVIDE
SAMPLES TO ARCHITECT FOR REVIEW.


MATERIAL LEGEND


KEY
VALUE KEYNOTE DESCRIPTION


01 MASONRY: CMU/CONCRETE SUBSTRATE W/SMOOTH STUCCO FINISH, HIGH
BUILD, ACRYLIC WATERPROOFING COATING (THOROCOAT BY BASF
BUILDING SYSTEMS, OR ACCEPTABLE EQUIVALENT).
COLOR PAINT TO BE SELECTED BY ARCHITECT.


02 ALUMINUM SLIDING GLASS DOOR ASSEMBLY . W/ LAMINATED TINTED
GLASS W/ A HIGH PERFORMANCE COATING; TO MEET WIND LOAD
REQUIREMENTS


04 ALUMINUM STOREFRONT ASSEMBLY . LAMINATED TINTED GLASS W/ A
HIGH PERFORMANCE COATING; TO MEET WIND LOAD REQUIREMENTS.
PROVIDE SAMPLES TO ARCHITECT FOR REVIEW.


05
06 42" A.F.F. METAL RAILING ENCLOSURE AT BALCONY & TERRACE


ARCHITECTURAL FRAME07


09
10


MOTORIZED OVERHEAD COILING DOOR.TO MEET WIND LOAD REQUIREMENTS.


CONCRETE SCORE LINES AT FACADE WALLS
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