
TOWN OF BAY HARBOR ISLANDS  

                                   1175 MORRIS N. BROAD COMMUNITY CENTER 

BAY HARBOR ISLANDS, FL  33154 

 

                        DEVELOPMENT & REVIEW COMMITTEE MEETING AGENDA 

 

THURSDAY, JUNE 8, 2023 

 
11:00 A.M. 

 

 

CALL TO ORDER: Set for approximately 11:00 AM 

PLEDGE OF ALLEGIANCE: 

ROLL CALL: 

1. Review and discussion of Site Plan Application by Horizon Casa Verde, LLC, to construct a 43-unit Multi- 

Family Development to be located at 1130 - 1140 - 1150 93 Street. Enclosed are the Site Plans and the 

Staff Report prepared by Town Planner Michael Miller. 

 

ADJOURNMENT: 
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AGENDA ITEM REPORT 
June 8, 2023 

 
ITEM NUMBER: 1. 
   
ITEM: Review and discussion of Site Plan Application by Horizon Casa Verde, LLC, to 
construct a 43-unit Multi-Family Development to be located at 1130 - 1140 - 1150 93 Street. 
Enclosed are the Site Plans and the Staff Report prepared by Town Planner Michael Miller. 
 
   
DESCRIPTION: 
Owner's Name: Horizon Casa Verde, LLC 
Folio: 13-2227-001-3150 / 13-2227-001-3151 / 13-2227-001-3160 
Property Address: 1130 / 1140 / 1150 93 Street 
Zoning District:  RM-2 Medium High Density 
Legal Description:  Lots 3-5 Block 17 
 
Enclosed is a copy of the application for site plan review. 
   
RECOMMENDED ACTION: 
 

 
  
   
FINANCIAL ANALYSIS: 
 
   
BUDGET IMPACT: 
 
   

 
  
Submitted By: Ayanidys Martinez 
   
   
ATTACHMENTS 

1.   BHI 1130-50 93 St MFR MMPA #2 DRC Staff Report June 8 2023 
2.   SPR23-000019 DRC Application 
3.   INDEX 
4.   CASA VERDE LOI 
5.   RESPONSE TO DRC COMMENTS 
6.   CASA VERDE - Comment response submittal 05-16-23 
7.   220150 - GEO - Casa Verde - Bay Harbor Islands - 02-01-2023 
8.   Casa Verde DEVELOPMENT IMPACT ANALYSIS & TRAFFIC S&S 
9.   Casa Verde Drainage Calculations 

10.   CASA VERDE_PLANS DRC 6.8.2023 
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1177 Kane Concourse, Suite 120 
Bay Harbor Islands, FL 33154 

t: 305.868.3665  f: 305.868.3650 
info@frankelbenayoun.com 

Lic AA-C00149 
May 24, 2023 

 
TO: Mr. Michael Miller, City Planner 
  
 TOWN OF BAY HARBOR ISLANDS 
 
INDEX  
 
PLANS 
 
 
WRITTEN RESPONSE TO CIVIL ENGINEERING COMMENTS 
WRITTEN RESPONSE TO PLANNING AND BUILDING COMMENTS 
 
 
LOI 
 
DRAINAGE CALCULATIONS 
 
GEOTECHNICAL REPORT 
 
IMPACT ANALYSIS, INCLUDING TRAFFIC REPORT 



                                                    
 

1177 Kane Concourse, Suite 120 
Bay Harbor Islands, FL 33154 

t: 305.868.3665  f: 305.868.3650 
info@frankelbenayoun.com 

Lic AA-C00149 
May 1, 2023 

 
TO: Mr. Michael Miller, City Planner 
  
 TOWN OF BAY HARBOR ISLANDS 
 
RE: LETTER OF INTENT/SITE PLAN REVIEW/DRB SUBMISSION 
 1130-1150 93RD STREET, BAY HARBOR ISLANDS, FL 33154 
 
Dear Mr. Miller 
 
This writing shall constitute our Letter of Intent for the Site Plan Review of our New Development Project 
“CASA VERDE”, a new Multi-Family Condominium Apartment Development.  This submittal is for DRB 
review. 
 
We are now committed to present to your DRB, our Design Submissions for the Casa Verde Project, for 
the Development of an “Upscale” 43-Unit Apartment Building.  Our plans and illustrations exhibit all the 
Required Parking [86] Spaces and various amenities (including Lobby/Lounges, Fitness Gym,  Multi-
purpose Lounge, Swimming Pool, Spas & Private Rooftop Gardens) with roof gardens on Levels 2, 3 and 
Roof, and with significant Landscaped Enhancements to the Right-of-Way.   
 
Our Clients, and Owners of the Horizon at Casa Verde, LLC are distinguished Developers from New York 
with many significant commercial developments. They are now committed to investing +/-$54 Million into 
this Development Project, to produce such a quality upscale Condominium Apartment Complex of (+/-
84,997 GSF Sellable Apartment Areas, plus all the contemplated amenities and landscape enhancements.   
 
As part of this DRB Submittal we include the following: 

1. Existing Site Characteristics Photos & Map (Survey): 
a. Certified property survey, showing the centerline height of the adjacent road relative to 

NGVD, at all locations where a property line extension would cross said adjacent road; 
b. Existing natural features, including, but not limited to soils, topography, water areas, trees 

and other vegetation; 
c. Existing structure at 1130 93rd Street to be demolished, and existing vegetation; and uses; 
d. Existing utility lines. 

 
2. Proposed Site development plan  

a. Proposed structures, including, but not limited to their location, use, finished floor 
elevation of lowest floor relative to NGVD, height, size, dimensions and setbacks; 

b. Please refer to the Landscape Plans for Proposed trees, plants and other landscape features 
and any existing trees and vegetation to be retained, including but not limited to their 
location, height, size and type by common and botanical name.  Irrigation plans will be 
provided at time of permit. 

c. Please refer to Sheets A-1.01 for proposed off-street parking and loading areas, and overall 
vehicular and pedestrian circulation patterns. 

3. Tabular summary (Sheet A-0.00) 
a. Total gross project acreage and net buildable area; 
b. Total number of proposed residential units, including their characteristics by number of 

Bedrooms, Bathrooms, and Storage Rooms, and total gross square footage, including a 
listing of the number of each size of residential unit proposed; 

c. Proposed residential densities, including both net and gross acre calculations; 
d. Percentages of total gross project area proposed for pervious and impervious areas and 

building coverage; 
e. Number, size and ratio of off-street parking and loading spaces, including ADA required 

spaces; see Article IX. 



CASA VERDE 
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Once again, we look forward to receiving your comments, and on behalf of Horizon at Casa Verde, LLC, 
we are, 
 
Sincerely 
 
 
Ifhat Benayoun Fishman & Markus Frankel 
FRANKEL BENAYOUN ARCHITECTS, INC.   
 
CC: Mr. David Marom, Mr. Michael Wittow 
HORIZON AT CASA VERDE, LLC 



FRANKEL BENAYOUN ARCHITECTS, INC. 
1166 KANE CONCOURSE, SUITE 200 

BAY HARBOR ISLANDS, FL 33154 
May 16, 2023 
 
RESPONSE TO DRC COMMENTS  
SPR22-000019 
Project address: 
1130 93 STREET 
 
RESPONSES TO DRC DEPARTMENT COMMENTS (REVISION 1): 
 
 
 
COMMENTS BY BUILDING INSPECTOR REVIEW: 
COMMENT 1 
SHOW A COMPLETE FLOOD LEGEND (FINISHED FLOOR ELEVATION, LOWEST ELEVATION OF 
EQUIPMENT, FLOOD ZONE, PANEL NUMBER, BASE FLOOD ELEVATION, HIGHEST CROWN OF 
ROAD, LOWEST AND HIGHEST ADJACENT GRADE, ETC. AS PER FBC 107.3.5 
RESPONSE 1 
Please refer to the Revised Sheet A-1.01 for the Floodproofing Notes. 
 
COMMENTS BY PLANNING REVIEW 
COMMENT 1 
SURVEY – THE SURVEY IS NOT SEALED/SIGNED, AND ALL SURVEYS SUBMITTED MUST BE DATED 
LAST UPDATED NO MORE THAN 6 MONTHS OLD.  THE SURVEY IS DATED 6/08/22 (11 +/- 
MONTHS) 
RESPONSE 1 
 
COMMENT 2 
THERE IS A DISCREPANCY BETWEEN THE SITE PLAN SHEET A-1.01 AND SHEET A-0.05 AERIAL 
RENDERING FROM NW.  THE SITE PLAN DEPICTS A ONE WAY ENTRANCE AND EXIT DRIVEWAY.  
THE RENDERING DEPICTS EACH DRIVEWAY TO BE 2-WAY.  PLEASE REVISE. 
RESPONSE 2 
Please refer to the revised Sheet A-0.05 to correspond to Sheet A-1.01. 
 
COMMENT 3 
TDRs – AS PER THE DISCUSSION HEREIN THERE ARE QUESTIONS ABOUT THE VALIDITY/STATUS 
OF PREVIOUS TDR TRANSACTIONS RELATED TO PORTIONS OF THIS DEVELOPMENT SITE.  DUE 
TO AN EARLIER PROPOSED PROJECT IN 2013-14 FOR 30 DU ON LOTS 4 & 5 WE HAVE RECORDS 
OF A PUBLIC TDR SALE BY THE TOWN (5 DU) AND 2 PRIVATE TDR TRANSACTIONS (3 + 4 = 7 DU 
TOTAL).  THERE ARE RECORDS THAT POSSIBLY THE TOWN’S PUBLIC TDRS WERE PAID FOR 
ALREADY ($310,000) BUT WE COULD NOT FIND A RECORD OF A RECORDED TDR DEED.  AS TO 
THE TWO PRIVATE TDR SALES APPROVED IN 2014 WE COULD NOT FIND ANY RECORDS OF TDR 
DEEDS RECORDED FOR EITHER THE DONOR SITES OR SUBJECT SITE (LOTS 4 & 5 ONLY).  PLEASE 



HAVE YOUR LEGAL PEOPLE RESEARCH/PROVIDE UP TO DATE INFORMATION ON THESE TDR 
ACTIONS.  THIS INFORMATION AFFECTS THE NEW EXPANDED 3-LOT PROJECT. 
RESPONSE 3 
THE DEVELOPERS ARE ADDRESSING THIS ISSUE WITH THE CITY PLANNER AND TOWN OF BHI. 
 
COMMENT 4 
THIS APPROVAL IS BASED ON THE DRB’S APPROVAL OF THE APPLICANT’S REQUEST TO NOT 
FULLY CLOSE-IN THE SIDES OF THE ABOVE GRADE PARKING GARAGE AS SPECIFIED IN 23-24(d)(4) 
BY PROVIDING METAL LOUVERS FOR PORTIONS OF THE EXTERIOR BUILDING FACADES IN LIEU 
THEREOF.  IF THE DRB DOES NOT APPROVE THE REQUESTED PARKING GARAGE FAÇADE 
ALTERNATIVE, THE DESIGN MUST BE MODIFIED TO COMPLY WITH THE TOWN CODE AND/OR AN 
ALTERNATIVE DESIGN APPROVED BY THE DRB. 
RESPONSE 4 
We understand. 
 
COMMENT 5 
THE DRB MUST APPROVE THE PROPOSED TANDEM PARKING ARRANGEMENT OF MOST OF THE 
PARKING SPACES IN THE GARAGE PURSUANT TO 23-30(f).  IF THE DRB DOES NOT APPROVE THE 
REQUEST THE PLANS MUST BE MODIFIED TO PROVIDE AN ACCEPTABLE DESIGN LAYOUT. 
RESPONSE 5 
We understand. 
 
COMMENT 6 
DIMENSION THE PROPOSED SIDEWALK FROM THE LOBBY TO 93ED STREET – THE MAXIMUM 
ALLOWED WIDTH IS 5’.  PROVIDE BETTER DETAILS FOR THE PROPOSED COVERED STRUCTURE 
OVER THAT WALKWAY. 
RESPONSE 6 
Please refer to the revised Sheet A-1.01, dimensioning this walkway as 5’.  See enlarged 
renderings of canopy on Sheets A-0.07 & A-0.08 
 
COMMENT 7 
DIMENSION THE PROPOSED DROP-OFF / LOADING ZONE WALKWAY CONNECTING TO THE 
LOBBY 
RESPONSE 7 
Please refer to the revised Sheet A-1.01 for this dimension. 
 
COMMENT 8 
DIMENSION THE PROPOSED CONCRETE WALKWAY FROM THE PARKING GARAGE TO 93RD STREET 
ON THE WEST SIDE 
RESPONSE 8 
Please refer to the revised Sheet A-1.01 for this dimension. 
 
 
 



 
COMMENT 9 
HOW WILL SOLID WASTE RECEPTACLES BE MOVED FROM THE REFUSE ROOM IN THE GARAGE 
TO THE DUMPSTER AND THEN PICKED UP BY THE SOLID WASTE PROVIDER? TYPICALLY A 
TEMPORARY WALLED ENCLOSURE IS PROVIDED NEAR THE STREET – NONE IS PROVIDED. 
RESPONSE 9 
Please refer to Sheet A-1.01, there is a Dumpster enclosure (within the setbacks), between 
parking spaces 52 & 53.  The bins will be wheeled from the Refuse room to the West side of this 
enclosure, and collection will be from the East side of this enclosure.  We are providing solid 
aluminum roll-up gates on the East and West sides of this enclosure. 
 
COMMENT 10 
THE MIN. 10’X10’ SITE TRIANGLES NEED TO BE SHOWN ON THE SITE PLAN DRAWINGS. 
RESPONSE 10 
Please refer to the revised Sheet A-1.01 for the Site Triangles, these are also shown on Sheet L-1 
(Landscape Plan). 
 
COMMENT 11 
DECORATIVE 6’ TALL ALUMINUM FENCES ARE SHOWN ON THE ELEVATION SHEETS BUT NOT ON 
SITE PLAN SHEET A-1.01.  PLEASE SHOW AND LABEL. 
RESPONSE 11 
Please refer to the revised Sheet A-1.01 with location and labeling of the 6’ high aluminum 
fences. 
 
COMMENT 12 
PROVIDE THE SIZE OF EACH UNIT STORAGE ROOM.  THE MIN. AREA IS 25 SQUARE FEET WITH A 
7’ CLEAR HEIGHT REQUIREMENT. 
RESPONSE 12 
Please refer to Sheets A-1.02 to A-1.07 for the dimensions of each storage unit along with the 
area of 25 SF each. 
 
COMMENT 13 
SITE PLAN SHEET A-1.01 SHOWS A LANDSCAPE STRIP ALONG 93RD STREET OF 10’ AS REQUIRED 
NEAR THE WESTERN DRIVEWAY.  HOWEVER, NO DIMENSIONS ARE SHOWN FOR THE OTHER 
FRONT YARD PARKING AREAS.  SCALING THE LANDSCAPE STRIPS FINDS A MIN. OF 10’ WIDTH 
(LANDSCAPING ONLY – NOT CURBS) MAY NOT EXIST.  PLEASE DIMENSION ALL THE LANDSCAPE 
STRIP WIDTHS AND REVISE AS NECESSARY. 
RESPONSE 13 
Please review the revised Sheet A1.01 with the added dimensions and compliance with the 10’ 
landscape width. 
 
COMMENT 14 
PROVIDE ONE-WAY PAVEMENT MARKING ARROWS ON ALL SHEETS SHOWING THE DIRECTION 
OF THE ENTRANCE AND EXIT DRIVEWAYS 



RESPONSE 14 
Please refer to the revised Sheet A-1.01 and A-0.05 for arrows marking direction of traffic. 
COMMENT 15 
DIMENSION THE WIDTH OF THE PROPOSED BREEZEWAY OPENING – A MIN. WIDTH OF 20’ IS 
REQUIRED.  ALTHOUGH THE PLANS STATE THE BREEZEWAY IS “OPEN”, WHICH MEANS BY CODE 
COMPLETELY OPEN TO THE AIR, THE ELEVATIONS/SOME PLANS SEEM TO INDICATE IT IS NOT 
OPEN – RATHER IT IS ENCLOSED – CLARIFY.  IF IT IS ENCLOSED THE DRB WILL NEED TO 
REVIEW/APPROVE THIS ALTERNATIVE DESIGN. 
RESPONSE 15 
Please refer to Sheets A-1.03 to A-1.07 for the breezeway dimensions.  On the North (Rear) the 
opening is 20’; on the South (Front) it is 23’-7 ½”.  The plans indicate the areas that are open 
from Levels 2-7, and the corridors is labeled as Enclosed Corridor on all levels 2-7. 
 
COMMENT 16 
ON SHEET A-1.08 ROOFTOP PLAN A “RED LINED” AREA IS SHOWN SUPPOSEDLY ILLUSTRATING 
WHERE THE EDGE OF FLOOR 7 IS BELOW THE ROOFTOP.  IF THIS WERE TRUE MOST OF THE 
ROOFTOP TERRACES WOULD NOT BE PERMITTED AS SHOWN.  WE BELIEVE THE “RED LINE” AS 
DRAWN IS NOT SHOWN CORRECTLY – PLEASE VERIFY. 
RESPONSE 16 
We corrected Sheet A-1.08, the red line is now labeled “15’ OFFSET FROM LINE OF BUILDING 
BELOW”, and we added another red line that is labeled “LINE OF BUILDING BELOW”. 
 
COMMENT 17 
IT IS NOTED THERE ARE EXISTING OVERHEAD POWER LINES/POLES/OTHER UTILITIES ALONG THE 
ENTIRE EAST AND SOUTH PROPERTY LINES ADJOINING THIS SITE.  EVERY EFFORT SHOULD BE 
MADE TO UNDERGROUND ALL OF THESE EXISTING FACILITIES IN COMPLIANCE WITH THE TOWN 
CODE PROVISIONS AND FPL POLICY OF ALLOWING FULL BLOCK UNDERGROUNDING. 
RESPONSE 17 
Please note that the Owners / Developers are in conversations with FPL regarding the overhead 
power lines.  It is their intention to make every effort to bury these lines in compliance with the 
Town provisions and with FPL.  Please refer to the note regarding this item on Sheet A-1.01. 
 
COMMENT 18 
SOME OF THE PLANS (SITE PLAN) INDICATE A 6’ WALL WILL BE BUILT AROUND PORTIONS OF 
THE PERIMETER OF THE SITE – WHILE OTHERS SHOW A PROPOSED 6’ TALL ALUMINUM FENCE.  
CLARIFY AND PROVIDE A DETAIL IN THE PLANS SET. 
RESPONSE 18 
Please refer to the revised Sheet A-1.01 indicating a 6’ high fence around portions of the site, 
and this now corresponds with the elevations. 
 
COMMENT 19 
SHEET A-0.00 HAS THE FOLLOWING COMMENTS: 

• 20% OF LOT AREA MINIMUM UNDER “PROPOSED” SHOULD BE 20.4% 



• PROVIDE CALCULATION FOR PERVIOUS AND IMPERVIOUS AREA IN SQUARE 
FOOTAGE/PERCENTAGE. 

• SITE DATA FOR 15% OF ROOF AREA MINIMUM USED FOR RECREATION DOES NOT AGREE 
WITH SHEET A-1.08 ROOF PLAN REQUIRED 1,871 VS. 1,889. PLEASE REVISE. 

• UNDER ARCHITECTURE ANALYSIS – UNIT 14 DOES NOT PROVIDE NET AREA.  UNIT 24 NET 
AREA DOES NOT AGREE 2,161 VS. 2,181.  UNIT 25 GROSS & NET DOES NOT AGREE. 

RESPONSE 19 
• We corrected the “proposed Site Landscape Area” as follows:  33,750 x 0.20 : Required = 

6,750 SF (20%); Provided 6,855 SF = 20.3%.  Same is shown on Sheet A-1.01. 
• The impervious area is shown as 26,895 SF = 79.7% of Site Area 
• We corrected the required landscape area for the roof to match on Sheet A-0.00 & on A-

1.08 to be 12,477 SF x 0.15 = 18,71 SF (15%) 
• Unit 14, is shown to be 2,377 NSF & 2,478 GSF.  Unit 24 we corrected the Gross area to 

be 2,181 GSF.  Unit 25 is 2,356 NSF & 2,459 GSF on both A-0.00 & A-1.05. 
 
COMMENT 20 
ON SHEET A-1.08 WHAT IS A “GENERATOR TOILETS AREA”? THERE ARE SEPARATE 
MEN’S/WOMEN’S BATHROOMS SHOWN TOO.  PLEASE PROVIDE DETAILS. 
RESPONSE 20 
Please refer to the revised Sheet A-1.08 where this area is simply labeled Generator 
 
COMMENT 21 
A DETAIL FOR THE PRIVACY WALL, AS WELL AS THE DUMPSTER ENCLOSURE, NEED TO BE 
INCLUDED IN THE PLANS. 
RESPONSE 21 
Please refer to Sheet A-2.01 for the detail of the privacy wall.  The Dumpster enclosure occurs 
within the building wall, shown on Elevations on Sheets A-2.01 & A-2.02. 
 
COMMENT 22 
NO PLAN SHEETS WITH BUILDING EXTERIOR COLORS/MATERIALS NOTED WAS IN THE PLAN SET 
SUBMITTED TO MMPA. 
RESPONSE 22 
Sheets A-4.01 and A-5.01 were previously submitted to show exterior colors and materials. 
 
COMMENT 23 
A CONCEPTUAL FIRE DEPARTMENT STAGING AREA NEEDS TO BE AGREED TO BY THE MIAMI-
DADE FIRE DEPARTMENT ASAP, AS THIS COULD AFFECT THE DESIGN. 
RESPONSE 23 
Noted. 
 
COMMENT 24 
THE SITE WILL NOT REQUIRE RE-PLATTING; HOWEVER, AS THE EXPANDED SITE IS COMPRISED 
OF THREE (3) LOTS A UNITY OF TITLE WILL BE REQUIRED PRIOR TO BP. 



RESPONSE 24 
Owners will provide. 
 
COMMENT 25 
AS STATED HEREIN, THE APPLICANT IS ADVISED THE TOWN COUNCIL IS CURRENTLY 
CONSIDERING SEVERAL MAJOR CODE MODIFICATIONS THAT WOULD BAN/SEVERELY 
NEGATIVELY AFFECT THIS AND ALL FUTURE PROJECT DESIGNS, AS THEY WOULD PROHIBIT MOST 
CURRENTLY ALLOWED SETBACK YARD ENCROACHMENTS FOR DECORATIVE ARCHITECTURE 
FEATURES LIKE BANDS/EYEBROWS/PLANTERS/ARTISTIC ATTACHMENTS/ ETC.  IF THE TC ADOPTS 
THESE CODE AMENDMENTS, THIS PROJECT WILL NEED TO BE RE-DESIGNED- AS THIS 
APPLICATION WAS FILED AFTER CHANGES WERE INITIALLY PROPOSED AND NO PRIOR REVIEWS 
OF THIS PROJECT HAVE OCCURRED. 
RESPONSE 25 
We received a draft of the Ordinance and spoke with the Town to obtain clarity on this matter.  
It is our understanding that the Ordinance Revisions pertain only to the West Island, and 
therefore do not impact this project. 
 
 
Prepared by, 
 
FRANKEL BENAYOUN ARCHITECTS 
 
 
 
 
 
 
Ifhat Benayoun Fishman, V. Pres. 
o:305-868-3665 
c: 305-785-4733 



 

Holland Engineering, Inc   
Civil Engineering Solutions 
301 SW 7th   Street, Ft. Lauderdale, FL 33315 
(954) 367-0371 office 
CA0007325 www.hei-heis.com 

 

Tel (954) 367-0371  Email  ayitey@hollandengineering.net 

 

        

 

May 16, 2023 

 

Rodney Carrero-Santana, PE., CFM, LEED AP 

Town Engineer 

Town of Bay Harbor Islands 

9665 Bay Harbor Terrace 

Bay Harbor Islands, FL 33154 

 

RE:  CASA VERDE - REVIEW COMMENTS 05-04-23 

         PERMIT #: SPR23-000019 

         1130 93rd  Street Lot(s): 3  Block: 17 

         Parcel #: 13-2227-001-3150   

           

 

                  Dear Mr. Carrero-Santana: 

 

The previously submitted plans for the above-referenced project have been modified to address 

the Comments received.  Attached are responses to the comments, along with re-submittal plans 

for review.   

Please contact me at 954-367-0371 should you have any questions or need additional 

information. 

 

Sincerely,  

 

 

Ayitey Aryee 

Engineer 

 

 

Attachments 

 

 

 

 

 

 

 

 

 

 



 

Holland Engineering, Inc   
Civil Engineering Solutions 
301 SW 7th   Street, Ft. Lauderdale, FL 33315 
(954) 367-0371 office 
CA0007325 www.hei-heis.com 

 

Tel (954) 367-0371  Email  ayitey@hollandengineering.net 

 

 

 

                       Response to Comments Dated 05-04-23 
 
 
 

1. Drainage Calculations do not include provide Geotechnical Report 

reflecting soil characteristics with borings locations taken on site. 

Geotechnical Report must be signed and sealed by a Florida 

Licensed Geotechnical Engineer 

Response: Geotechnical report is attached with this submittal for 

review.   

 

2. Geotechnical Report is also to be provided and must be signed and 

sealed by a Florida Licensed Geotechnical Engineer. The 

Geotechnical Report reflecting soil characteristics showing borings 

locations taken on site. 

Response: Signed & Sealed Geotechnical report is attached with this 

submittal for review.   

 

3. Miami Dade County Exfiltration Trench typical detail to be 

provided; SD 1.1 

Response: MDC Exfiltration Trench Detail SD 1.1 is now indicated on 

Sheet C-8.  

 

4. Water Line, Fire Line and Sanitary Sewer tapping connections and 

roadway restoration in the public right of way shall have full lane 

restoration and follow MDC Public Works Section 40 Restoration of 

Trenches and Detail R21.1. The Detail R21.1 shall be included in 

Civil Plans . In addition to FOOT Standard pertaining to such 

connections. 

Response: Proposed roadway restoration has been extended to the edge 

of pavement - to the North side of 93rd street – shown on Sheet’s C-1 & 

C-2. Restoration Detail R21.1 is now indicated on Sheet C-6. 

 

5. Drainage catch basins and/or wells table schedules to be provided 

with Civil Plans. 

Response: Drainage structure table is now indicated on Sheet C-1.  
 

 

 

 

 

 

 



4121 SW 47th Avenue, Suite 1301 
Davie, Florida 33314 

(305) 331.0890 
info@skyrise.engineering 

https://www.skyrise.engineering 

Geotechnical Engineering          Drilling Services          Construction Material Testing 

 

 
February 1, 2023         Skyrise Project No. 220150 
 
Mr. David Maron & Mr. Michael Wittow 
Horizon BHI, LLC 

53 Broadway 
Brooklyn, New York 11249 
 
Re: Report of Subsurface Investigation and Geotechnical Engineering 

Casa Verde  

1130-1150 93rd Street 
Bay Harbor Islands, Florida 

  
Dear Mr. Messrs. Maron & Wittow: 
 
Thank you for the opportunity to provide our services for the above referenced project.  Our work has been 
completed in fulfillment of the scope of work described in Skyrise Proposal 220150rev1.  This report 
provides a summary of the project, describes our field exploration, presents our evaluations of the site 
conditions and provides our recommendations for the foundation design of the proposed construction at 
the site.   
 
This report assumed structural loads and should be reviewed and resubmitted by Skyrise once loads are 
provided.  
 
Sincerely, 
 
SKYRISE ENGINEERING AND TESTING  

 
 
 
   
Richard Fesdjian, P.E.          
President  
Florida License No. 79312 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

This document has been digitally
signed and sealed by: 

Printed copies of this document are
not considered signed and sealed,
and the signature must be verified
on any electronic copies
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1. SITE DESCRIPTION 

 

Site Location 

o Site Address: 1130-1150 93rd Street, Bay Harbor Islands, FL 
o Site Boundaries: North: 

South: 
East: 
West: 

93rd Street 
2-level condo and vacant parcel 
2-level condo 
2-level condo 

o Folio Number(s): 13-2227-001-3160; 13-2227-001-3151; 13-2227-001-3150 (west to 
east) 

o Site Dimensions: Approximately 150 feet (north-south) by 225 feet (east-west) based on 
ALTA survey 

o Site Grades:  Between +5 and +6 feet relative to the 1929 National Geodetic Vertical 
Datum (NGVD) 

 

Site History and Current Use:  

o Current Use: The parcel furthest to the east is occupied by a 2-level residential 
structure constructed in 1955 (Miami Dade County Property Appraiser 
website).  The remaining parcels are vacant.   

o Historic Aerial 
Photography 

Google Earth aerial photography is available dating back to 1995.  The 
oldest aerial imagery shows similar construction on the east portion of 
the site.  The parcels that are presently vacant were occupied by low 
rise structures up to 2006, and after they were demolished these 
parcels have been vacant except in 2009 when the area was paved 
and used for parking.  

o Changes to Site: No significant site filling, lake excavations, or major earthwork 
operations can be noted from the aerial photographic review.   

o Foundations: We are not aware of the foundation system for the existing or adjacent 
buildings. If this information is available it should be provided to us. 

 

A vicinity map and site historical aerials are presented in Appendix A.  
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2. PROJECT INFORMATION 

 

Documents Review 

 

o Survey: ALTA by Blanco Surveyors, Inc. dated June 7, 2022 
o Site Plan: Not provided 
o Architectural: Not provided 
o Structural: Not provided 
o Geotechnical Report: Not provided 
o Phase 1 Report: Not provided 
o As-built Drawings: Not provided 
o Other: Test boring and percolation test location maps (identified in the ALTA 

survey drawing) 
 
Project Scope 

 
o General Description: Information about the proposed development is limited.  We 

understand it consists in the construction of an 8-level condominium 
structure.   

o Building(s) Footprint: Not provided  
o Site Coverage: Not provided 
o Parking: Levels 1 and 2 will include parking, a lobby, and shared amenities 
o Basement Construction: Not planned 
o Building Uses: Residential 

 
Building Loads: 

o Interior Columns: 800 to 1200 kips (assumed)   
o Perimeter Walls:  10 kips per linear foot (assumed)  
o Ground Floor Slabs: 150 pounds per square foot (assumed) 

 
Actual structural loading should be provided when available. 
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3. PURPOSE AND SCOPE OF SERVICES 

 
Purpose 

 
The purpose of our scope of services is to perform a due diligence geotechnical subsurface exploration 
and engineering analyses to provide recommendations for design and construction of the proposed project. 
Specifically, our report provides:  
 

o A brief description of the project based on information provided to us. 
o An overview of our field exploration program, test procedures, and laboratory testing (if conducted). 
o Discussion of the site-specific subsurface conditions, including groundwater and hydraulic 

conductivity. 
o Evaluations and discussions of the geotechnical aspects of the proposed structure(s) and feasibility 

of constructing the proposed development at the site. 
o Discussion of feasible foundation type(s) for the proposed construction.   
o Design parameters for the recommended foundation type, including vertical and lateral load 

resistance. 
o Estimates of foundation settlements. 
o Modulus of subgrade reaction for any slabs on grade.   
o Recommendations for site preparation and grading, including the suitability of on-site materials for 

use as structural fill, backfill placement recommendations, and slab subgrade preparation. 
o Construction considerations including excavation support and dewatering, impacts of existing 

foundations, and impacts for adjacent structures.  
o Drawings showing test locations, a graphic summary of the borings drilled, and individual boring 

logs with detailed descriptions of the materials encountered.   
 
Scope of Services 

 
Our scope of work for the proposed development is described below. Please refer to the Description of 
Field Services section in Appendix D for further details regarding the general procedures for our scope of 
services. 
 
Geotechnical borings: Five (5) SPT borings to a depth ranging between 50 and 65 feet below 

grade.   
Drainage Tests:  One (1) test  
Reasonable Assurance Report: Excluded 
Test Excavations (TEs): Excluded 
Private Locator: Excluded 
 
The approximate boring and percolation test locations are included in the Test Location Plan presented in 
Appendix A.  

 

 

 

 

 

 

 

 

 

 

 



Skyrise Project No.: 220150   
Geotechnical Study – Casa Verde  
February 1, 2023 

 
Page 6 

 

 

4. SUBSURFACE EXPLORATION  

 
Borings 

 
The materials encountered at the site can be generally classified as described below.  The stratification of 
soils within the depths explored during this study are consistent with the anticipated geology within the 
project site.   Additional information about the materials encountered at each location drilled can be found 
in the boring logs presented in Appendix B.   
 
o Layer 1 – Limestone Fragments and Sand: 

Soil type: Brown to dark brown sand with roots, shells, and concrete 
fragments. 

Depth to top of layer: Started from ground surface elevation. 
Maximum depth to bottom of layer: 4 feet from grade. 
Thickness: Two (2) to four (4) feet. 
Surface cover: Up to 12 inches of topsoil. 
Other characteristics of material: None. 
Laboratory testing: Not performed. 
N-Value range: 6 to 51 blows per foot (bpf). 
N-Value average:    20 bpf. 
Modulus of Elasticity (ksf): 250 to 350 
Additional comments: This layer was encountered in all the borings. 

Presence of concrete fragments indicates portions of the site 
may have been filled in the past.  

 
o Layer 2 – Silt, Silty Sand, Organic/Peaty Sand: 

Soil type: Gray silt, silty sand, and occasional organic/peaty sand. 
Depth to top of layer: Two (2) to four (4) feet from grade. 
Maximum depth to bottom of layer: 8.5 feet. 
Thickness: 6 feet thick. 
Other characteristics of material: Organic/peaty sand only present in borings B-1 and B-3, with 

a thickness of about 2 feet and in the bottom portion of the 
layer. 
Organic portion of the layer had traces of roots. 

Laboratory testing: Not performed 
N-Value range: Less than one (weight of hammer) to 11 bpf. 
N-Value average:    5 bpf. 
Modulus of Elasticity (ksf): 150 to 200 
Additional comments: This layer was encountered in all the borings. 

 
o Layer 3 – Sand: 

Soil type: Gray to dark gray sand, silty sand. 
Depth to top of layer: 6.5 to 8.5 feet from grade. 
Maximum depth to bottom of layer: 23 feet from grade. 
Thickness: 16 feet thick. 
Other characteristics of material: Traces of shells throughout the entire layer. 

A 5-foot thick layer of gray silt was encountered in Boring B-4 
at a depth of 19 feet below grade. 

Laboratory testing: Not performed. 
N-Value range: Less than one (weight of hammer) to 26 bpf. 
N-Value average:    10 bpf. 
Modulus of Elasticity (ksf): 200 to 350 
Additional comments: This layer was encountered in all the borings. 
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o Layer 4 – Limestone/Sandstone with Interbedded Sand Pockets: 
Soil type: Tan to light gray limestone/sandstone with some sand pockets. 
Depth to top of layer: 23 feet from grade. 
Maximum depth to bottom of layer: 65 feet from grade (termination depth of borings). 
Thickness: At least 27 feet thick.  
Other characteristics of material: Sand pockets are generally 5- to 8-feet thick. 
Laboratory testing: Not performed. 
N-Value range: Less than one (weight of hammer) to greater than 50 blows per 

6-inches (refusal). 
N-Value average:    36 bpf. 
Modulus of elasticity (ksf): 2,000 to 10,000 
Unconfined compressive strength 
(ksf): 

200 to 500 

Allowable side shear (ksf): 3 to 5  
Additional comments: This layer was encountered in all the borings. 

 

Percolation Tests 

 

The results of the percolation test performed is presented below and in further detail in Appendix C.  
 

TEST NUMBER HYDRAULIC CONDUCTIVITY (K) 
(cfs/ft2 - ft head) 

P-1 1.42 x 10-04 

 

5. GROUNDWATER CONDITIONS 

 

The groundwater was encountered in the borings at depths ranging between 4.8 and 5.8 feet below current 
site grades.  These elevations correspond to about -0.3 to +0.9 feet relative to the 1929 National Geodetic 
Vertical Datum (NGVD).  The elevations reported herein are approximate and are based on the elevations 
provided in the survey.  If more accurate elevations are required Skyrise can install piezometers at the site 
and provide periodical readings.  
 
In general, the groundwater table in the vicinity of the project is encountered at approximately 0 to +4 feet 
NGVD.  It should be noted that variations to the previously mentioned elevations should be expected due 
to storm and hurricane events, tidal fluctuations, seasonal climate, surface runoff patterns, and construction 
activities.  
 

6. SEISMIC CLASSIFICATION 

 
Based on Chapter 20 of the 2016 ASCE-7 Standard and our geotechnical evaluation of the subsurface 
profile and data collected at the site, we recommend the use of as a Site Class D designation for the design 
of the project.  
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7. EVALUATION AND DISCUSSION 

 

Based on our explorations at the site, the site is suitable for construction from a geotechnical perspective.  
The primary concerns for foundation design and construction include support of the proposed new 
structure loads without unacceptable settlement, and minimizing adverse impacts to adjacent structures. 
Methods for alleviating these concerns during development are further discussed in Sections 8 and 9 of 
this report.    
 
Considering the borings encountered a layer of very soft silt, silty sand, and organic sands, we have 
discarded the possibility of supporting the proposed structure on a shallow foundation system or a mat 
foundation as these materials could likely settle when subjected to the anticipated loads of the structure.  
The most prudent alternative to mitigate settlement concerns would be to excavate and replace these soils.  
However, considering these materials extend a few feet below the water table, it would be very challenging 
to confirm the silt and organic materials have been completely removed.  Other methods of ground 
improvement that would leave the silt and organic sand in place could result in less-than-optimal foundation 
performance.  Based on our experience, other methods of ground improvement such as vibro-flotation or 
stone columns (vibro-replacement) could also underperform due to the presence of the silt and organic 
materials.  Additionally, these ground improvement methods generate vibrations which could adversely 
affect nearby buildings and structures.  
 
We also reviewed the feasibility of supporting the structure on shallow foundations after ground 
improvement by rigid inclusions (RI).  This method consists of installing unreinforced grout columns across 
the entire building footprint on a 5-foot by 5-foot grid pattern.  Column diameters generally range from 12 
to 24 inches.  The RIs would probably be tipped at depths ranging from 25 to 40 feet below grade.  The RIs 
are then capped by a load transfer platform comprising a few feet of granular fill such as No. 57 stone or 
roadway base material, which allows for the transfer of the building loads to the RIs.  The ground floor slab 
could be supported on grade with this method.  It should be noted that while this method may be considered 
feasible to support the proposed structure, further evaluation is required as the building layout details and 
final grades for the development have not been provided to us at this time.  
 
The proposed structure can be supported on a pile foundation system consisting of augered, cast-in-place 
(ACIP) piles after the site is prepared as recommended in this report.  Our foundation design 
recommendations are further discussed in section 10 of this report.   
 

8. SETTLEMENT AND IMPACTS TO ADJACENT STRUCTURES  

 

8.1 SETTLEMENT 

 
The geological formation in South Florida, combined with not having building loads for the proposed 
development, makes estimating settlement a complex task.  Therefore, the development team should 
understand our settlement estimate is a probabilistic range of values based on our experience with the 
construction and performance of similar structures in the vicinity of the project.   
 
Considering the lithologic formation immediately below the anticipated tip elevation of the proposed pile 
foundation consists of granular materials and rock, we estimate the building settlements could manifest 
during construction and continue occurring over a period of two to four months after construction.   
 
Assuming the building foundations are designed and constructed as recommended in this report, it is 
probable that settlement of an 8-level structure could experience a primary settlement of under one (1) 
inch, and differential settlements would probably be on the order of ½ inch.  The differential settlement 
range assumes the heaviest portion (core) of the structure is located at the center of the building.  
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8.2 IMPACTS TO ADJACENT STRUCTURES 

 
At the time of preparing this report, the nearest buildings to the site boundaries are located approximately 
5 to 10 feet from the south, east and west property lines.  We are not aware of the foundation types that are 
supporting the adjacent buildings.  
 
The adjacent structures could be impacted during construction by three sources.  These are settlement, 
vibrations during demolition and construction, and ground movement due to adjacent excavations. We have 
evaluated these three sources in the paragraphs below.  We recommend that pre- and post-construction 
observations of adjacent structures are performed prior to the start of construction activities at the site.   
  
Settlement impacts 

 
Adjacent structures can experience settlement due to the settlement of the new construction and due to 
dewatering.  
 
The proposed construction is expected to experience some degree of settlement in the areas where the 
heaviest loads of the building(s) are transferred to the ground. This settlement diminishes gradually outward 
from the points of the load application.  The radial dissipation of load generally depends on two main factors; 
the amount of load applied, and the capacity of the bearing materials below the bottom of the foundations 
to resist that load.   
 
Considering the heaviest portion of the building could experience settlement of approximately one (1) inch, 
it is unlikely that adjacent structures may be impacted.  However, we have not reviewed a site plan for the 
proposed construction and are not aware of where the heavier portions of the structure may be located. 
Additional evaluation for settlement impacts is recommended to be performed by Skyrise after the building 
design further advances.   
 
Vibration impacts 

 
Construction activities such as demolition, compaction, ground improvement techniques, installation of 
sheet piles, and excavation of near-surface limestone can negatively impact adjacent buildings and 
structures.  Some of these activities may generate more off-site vibrations than others.  We recognize the 
proposed development may include some of this work.  While some of vibrations caused by these activities 
may only be felt by humans and not cause visible damage to buildings and structures, they can sometimes 
manifest in cosmetic or even structural damage.   
 
Vibration impacts can be reduced by digging isolation trenches, modifying compaction techniques, and the 
use of non-vibratory methods of foundation construction.  Notwithstanding, we encourage the development 
team to consider monitoring vibrations during construction activities. Skyrise can develop a vibration 
monitoring plan and design limits for offsite vibrations for this project.  
 
Ground movement impacts 

 
Yet another source of potential impact to adjacent buildings and structures is performing excavations in 
close proximity to property lines.  Particularly, the concern arises when structures are directly supported 
on granular soils that could unravel into an open excavation.  
 
The impacts to adjacent buildings due to excavations and ground movement can be reduced by installing 
trench boxes, benching the excavations, utilizing ground improvement techniques such as jet grouting, soil 
mixing, flowable fill, or by underpinning the structure(s) along the excavation.  
 
While we have not reviewed civil drawings and are not aware of any deep utilities planned for the site, the 
development team should consider the proximity of open excavations to nearby buildings, roadways, 
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sidewalks, and ancillary features.  
 

9. SITE PREPARATION  

 
Site Stripping 

 
After demolition of the existing structures, and removal of pavements, construction remnants, and 
landscaping areas, the proposed development areas plus a five-foot perimeter should be cleared, grubbed 
and stripped.  Existing foundations should be removed if they are found to be in conflict with the proposed 
development.  Any voids created by the removal of any underground structures or unsuitable materials 
should be backfilled as described below.  
 
Proofrolling 

 
After the site has been prepared as described above, proofrolling of building and pavement areas should 
be performed with a 20-ton roller or larger operating at its maximum vibrational frequency at a speed not 
exceeding 2 feet per second.  The roller should perform overlapping passes of at least 25 percent.  The 
proofrolling should be observed by a Skyrise representative, and any weak materials or yielding conditions 
identified during the process should be replaced in compacted lifts as described immediately below.  
 

Structural fill  

 

Structural fill soil should consist of material free of organics, roots and vegetation.  Additionally, we 
recommend granular fill is used, with under 10 percent of its particles passing the U.S. Standard No. 200 
sieve in its dry condition. In general, fill placed in building pads should not exceed a particle size of six (6) 
inches, and in the upper foot of the building pad the maximum particle size should not be larger than three 
(3) inches. Particles larger than one (1) inch should not be allowed to nest during the placement of the 
material.  The use of “Cyclone Sand” is not permitted to be used as structural fill.   
 
Based on the borings drilled at the site, the majority of the near-surface materials at the site meet the criteria 
described above.  However, some of these materials might require localized sorting and moisture-
conditioning prior to re-use.  Organic and silty soils in their natural conditions should not be used for 
structural fill.    
   
Structural fill materials should be placed in loose lifts not exceeding 12-inches in thickness.  The lifts should 
be compacted to at least 95 percent of the Modified Proctor (ASTM D1557) maximum dry density value 
utilizing a large roller.   If a small vibratory plate or walk-behind equipment is used, then loose lifts should 
not exceed 8 inches. 

 

Density tests should be performed by a qualified technician working under the supervision of the 
geotechnical engineer.  One test should be performed for each 2,500 square feet of building construction 
should be used to verify the suitability of the compacted materials.   
 

It should be noted that the use of vibratory equipment during proofrolling and compaction could cause 
adverse effects on existing buildings, pavements and ancillary structures. The recommendations above 
should be reviewed and modified as approved by the geotechnical engineer to reduce offside vibration 
impacts.  
 

The civil engineer should consider the installation of flexible connections for site utilities if site grades are 
planned to be raised during development. 
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10. FOUNDATION RECOMMENDATIONS  

 

The proposed 8-level tower can be supported on ACIP piles with the allowable axial and lateral capacities 
described in the table below: 
 

  
ACIP 

 Pile 

Diameter 
(in) 

 

 

Pile Tip  

Elevation 
(feet NGVD) 

  
 

Allowable 

Compression 

(kips) 

  
  

Allowable 

Tension 
(kips) 

  
Minimum 

Grout 

Strength 
(ksi) 

 

Vertical 

Spring 

Constants 

(kpi) 

14 -48 230 115 5.0 230 

16 -53 300 150 5.0 300 

 
1. The required grout strengths presented in the table above may be designed for 28- or 56-days from 

grout pouring.   
 

2. Capacity recommendations provided above are based on the FBC Code Section 1810 which limits 
the maximum allowable stress to 0.3 f’c for cast-in-place foundations without permanent casing.  

 
3. The minimum center-to-center spacing between piles should be at least three pile diameters.   
 
4. The initial spring constant values provided above are based on our anticipated settlement of the 

tower.  These values should be refined as the structural model is developed and the design of the 
structure is further advanced.  A spring constant value of 1,200 kips can be used for analysis of 
transient loads.  These values do not include any factor of safety. 

 
Lateral Load Analysis  

   
The lateral capacities presented in the table above were obtained from an LPIPE software analysis.  
Our analyses considered:  
 

a. Simultaneous loading application of tension and lateral loads.  
b. A fixed head condition for the pile.   
c. A pile reinforcement of approximately 2 percent.  
 

The analysis was performed for a single pile.  Modification factors were then applied to p-y soil 
resistance values to consider the effect of pile grouping.  The allowable lateral capacities provided 
in the table above assume the pile cap sides are earth-formed and poured in the upper limestone 
formation or surrounded by No. 57 stone. A factor of safety of 1.5 has been included for lateral 
capacities.  Higher capacities can be provided if required. If the pile reinforcement is significantly 
different than what we have assumed above, the lateral pile capacities may be required to be 
adjusted. 
 
Our recommendations for allowable pile lateral capacities for the fixed head condition are presented 
in Table 3 below.  These capacities are unfactored, and assume a maximum pile head movement 
ranging between ¼ to 3/8 inches.   
 

 

 

Pile 

Diameter 

(in) 

 

 

Allowable 

Lateral 
(kips) 

 

 

 

Maximum Bending 

Moment  

(in-kips) 

 

 

Depth to Max. 

Bending Moment  

(ft.) 

 

 

Depth to Zero 

Moment from 

top of pile  

(ft.) 

14 3 252 0 24 

16 5 375 0 24 
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In addition to the lateral resistance of piles, the friction of the vertical faces of pile caps and grade 
beams also provide resistance to lateral loads.  Frictional resistance between the soil and bottom 
of foundation elements should be ignored.   
 
An equivalent fluid density of 110 pounds per cubic foot may be used to compute the passive 
pressures acting against the sides of the pile caps and grade beams.  This value includes a factor 
of safety of 1.5.    

 
Pile Reinforcement 

 
The structural engineer should design the pile reinforcement for each pile based on the anticipated 
axial and lateral loads the foundation system will be subjected to.  The reinforcement for piles 
designed to resist lateral loads should extend at a minimum to the depth of maximum bending 
moments listed above.  As verification for cross-section of the grouted column, we recommend 
each pile is reinforced with at least one No. 7 bar throughout the entire length of the pile.  The steel 
reinforcement should maintain a minimum of 3 inches of cover around the pile perimeter throughout 
the entire pile length. 

 

Load Test Program 

 
1. We recommend that at least one compressive, one tension, and one lateral load test be performed 

for each pile type and tip elevation for the project.  Such program should be performed prior to the 
start of production foundation installation.   
 

2. Pile load testing should be performed per ASTM D1143 (compression test), ASTM D3689 (tension 
test) and ASTM D3966 (lateral test).  The test loads should be at least twice the pile working 
capacity.  We also recommend overloading the compression pile to 2.5 times the design capacity.  
 

3. Load tests should be performed and results interpreted in accordance with the most current edition 
of the Florida Building Code.   
 

4. Test piles should be instrumented with strain gauge pairs in all test piles to evaluate load transfer.  
The depths at which the strain gauges are installed will be reviewed and approved by Skyrise prior 
to installation.  
 

5. The pile contractor shall provide a submittal for review by the structural and geotechnical engineers.  
This submittal should include at a minimum the following information: 

 
a. Plan indicating the test location 
b. Pile reinforcement for each pile diameter, type, and tip elevation 
c. Pile loading schedule for each pile diameter, type, and tip elevation 
d. Test pile set up diagrams and frame layouts 
e. Proposed strain gauge pair depths for each test pile 
f. Grout mix design and any other documentation from the grout supplier 

 
The pile contractor should not proceed with pile installation without an approved submittal.  
 

6. Test piles should not be used as production piles. Reaction piles may be reused as production piles 
if such piles meet the installation specifications and are monitored for movement during load testing.   
 

7. A load test report evaluating the results of the testing should be provided.  This report should 
confirm the recommended working loads for the production piles or provide recommendations for 
updated pile capacities.  

 



Skyrise Project No.: 220150   
Geotechnical Study – Casa Verde  
February 1, 2023 

 
Page 13 

 

 

Pile Foundation Construction 

 
1. ACIP piles should be installed by an experienced contractor that is familiar with the local geology.   
 
2. A production pile submittal should be provided for the structural and geotechnical engineers to 

review.  This submittal should contain at a minimum the following information: 
 

a. A pile numbering plan 
b. Pile reinforcement for each pile diameter, type, and tip elevation 
c. Grout mix design and any other documentation from the grout supplier 

 
3. The drilling contractor should be prepared to encounter hard drilling at the site and above the pile 

tip elevation(s) as disclosed in some of our borings.  Such condition is indicated on the boring logs 
as refusal type material, where SPT N-values exceed 50 bpf.  Hard rock may result in slower drilling, 
more frequent changing of drilling bits, and may require the contractor to mobilize a rig with a higher 
torque capacity.  
 
Based on our knowledge of the lithologic formation within the vicinity of the site, some porous 
limestone may be encountered.  Such condition may result in larger volume of grout being required 
to complete a pile.  
 

4. During grouting of the pile excavation, the auger should be extracted slowly and in a continuous 
manner to ensure the entire pile shaft is uniformly grouted and to prevent caving of materials.  Auger 
rotation shall be kept to a minimal rate to prevent upward movement of grout as the auger is being 
retrieved. The amount of grout required to grout each pile should be at least 15 percent greater 
than the theoretical pile volume.   
 

5. A grout head of at least 10 feet should be maintained throughout the grouting of the pile shaft.   
 

6. Pile centers should be installed within three (3) inches of specified plan location, and within two (2) 
percent of vertical or batter line. 
 

7. Per the Florida Building Code, piles should not be installed closer than six (6) diameters within 12 
hours.  
 

8. The steel reinforcement should be installed into the pile shaft immediately upon withdrawal of the 
grouting auger.   
 

Pile Foundation Quality Control and Acceptance of Installation 

 

1. Piling operations should be observed by a Skyrise representative to ensure the recommendations 
described herein are followed.   

 

2. Grout should be sampled during piling installation every 50 cubic yards of grout placed.  Grout 
testing may include testing for plastic properties of the grout, along with casting at least six (6) cube 
samples per set for compressive strength in the laboratory.  Sampling, field and laboratory curing, 
transportation, and testing should follow the manufacturer’s recommendations and applicable 
ASTM standards. 
 
A minimum of three (3) cube samples should be tested for compressive strength at the design age 
as recommended by the supplier.  The average compressive strength of these three samples 
should exceed the strength requirements provided in this report.  Remaining cubes can be tested 
at earlier stages as indication of early stages of grout curing or at later stages if necessary.  
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3. The special inspector representative may request the contractor to redrill a pile if: 
 

a. The actual grout volume is less than the recommended percentage over the theoretical 
volume 

b. The auger flight is retrieved rapidly and a continuous grout column is not being maintained 
during grouting operations 

c. The grouting operations are suddenly stopped 
d. An obstruction is encountered which prevents the pile reinforcement to reach the target tip 

elevation 

 
4. It should be noted that additional piles may be required to be installed after piles have been 

completed for the following reasons: 
 

a. The as-built location of the pile falls outside of an acceptable lateral range from the planned 
location, which may lead to excessive moments to the pile cap and/or reduced pile 
capacities. 

b. A sudden grout drop is observed in adjacent piles during drilling of a new pile 
 
Redrilling of piles as indicated in sections 3 and 4 above should be at the pile contractor’s expense.   
 

5. A daily record of pile installation should be maintained during piling operations.   

 
6. A final letter by the special inspector will be issued certifying that the piles have been installed  

 
Ground Floor Slabs 

 

The slabs should be structurally supported to avoid any undesirable settlements of the ground floor slab, 
especially if site grades are planned to be raised.   
 
Slabs should be reinforced for the loads that they will sustain. Precautions should be taken to reduce 
moisture vapor transmission through concrete as it could adversely affect floor coverings and other items 
directly in contact with the slab.  A moisture vapor retarder should be placed between the slab subgrade 
and the slab to reduce moisture vapor intrusion through the slab.  Slab reinforcement should be carefully 
placed so the membrane is not punctured.  
 

11. EXCAVATIONS AND DEWATERING 

 

Excavations 

 
All excavations at the site should comply with Occupational Safety and Health Administration (OSHA) design 
and safety requirements.  The contractor is the sole party responsible for the design and construction of 
temporary excavations, along with ensuring these excavations are stable for the period they are open.  
 
The upper layer at the site consists of granular materials that are unable to remain vertically open when 
excavated.  The excavation walls may naturally cave-in upon excavating, and over time the excavation 
slopes can become larger due to the unravelling of the materials caused by rain events, surface runoff, and 
construction vibrations.  Excavations within the limestone formation are expected to remain vertical if 
exposed.   
 
 
 
 
 
Dewatering 
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The natural groundwater at the site is expected to range between Elevation +0 to +4 feet NGVD.  However, 
variations can be expected due to seasonal effects, storm surges and construction activities. Considering 
that basement construction is not planned, the majority of the construction activities can be completed 
without dewatering.  However, it is possible that dewatering could be needed for the construction of some 
deep pile caps and the installation of some utilities.  Considering these installations are localized, the 
groundwater table can likely be lowered to the required depths using sumps and pumps.  If larger volumes 
of water are required to be mobilized, the installation of well points or larger pumps could be considered.  
When dewatering, the contractor should consider that all of the extracted water should be properly 
discharged in accordance with the requirements from all local jurisdictional agencies.  
 
Dewatering of any excavation at the site is solely a responsibility of the contractor.   
 
Our study did not include testing for dewatering purposes, discharging capabilities, or impacts to adjacent 
sites due to dewatering. If dewatering is planned for this site, a dewatering plan should be submitted for 
review prior to commencement of dewatering activities. 
 

12. REPORT LIMITATIONS 

 

Our report has been prepared for the exclusive use of the Owner and other members of the design team, 
and our recommendations solely apply to this site and for the proposed development described in this 
report.  Any changes to the development of the project invalidate our recommendations herein, and Skyrise 
should be granted the opportunity to review and update our report accordingly.   
 
The recommendations contained in this report are not applicable to any other site.  The data included in 
this report as well as our foundation design and recommendations are based on data collected at discrete 
locations of the site at a specific time.  Geological conditions in the vicinity of the site may vary, and the 
development team should consider that unusual site conditions not disclosed in this report may be present 
at the site and may not be evident until construction starts.  If the conditions at the site or neighboring sites 
are altered between the issuance of our report and the time of starting construction, Skyrise should be 
contacted to review and update this report as such conditions may affect our recommendations.  
 
An environmental study was not requested to be performed as part of this report.  Skyrise did not perform 
any testing related to soil or groundwater contamination.  
 
Our report has been prepared in general accordance with the standard of care practiced by members of 
Consultant’s profession performing similar services on similar projects in similar localities; no other warranty 
is expressed or implied.  We assume no responsibility for misinterpretations of the contents of this report.  
 

We should be engaged to provide design consultation, document review, and construction observations on 
behalf of the owner and design team to ensure that our recommendations have been properly interpreted 
and implemented.  If Skyrise is not retained to provide monitoring of foundation installation and construction-
related activities, Client waives all responsibility against us for the interpretation of the contents of this report 
and for the foundation performance as we have no ability to verify the procedures of construction performed 
by others. 
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shells

24 13
SAND, loose, medium to coarse, dark gray, with shells

SILT, very soft, gray

ML

PEATY SAND, loose, dark brown, with fine rootsSP

-9.5

11 15

20 -14.5

34 6

13 11

15

3 4

10 -4.5

0 145 0.5

W
A

T
E

R
 T

A
B

L
E

MATERIAL DESCRIPTION

M
O

IS
T

U
R

E
 C

O
N

T
E

N
T

 (
%

)

-2
0

0
 F

IN
E

S
 C

O
N

T
E

N
T

 (
%

)

O
R

G
A

N
IC

 C
O

N
T

E
N

T
 (

%
)

6 4
SM Topsoil

1 10

SP SAND, loose, medium, light brown, with a trace of shells, (Fill)

0 5.5

0

D
E

P
T

H
 (

F
E

E
T

)

E
L

E
V

A
T

IO
N

 (
F

E
E

T
)

S
A

M
P

L
E

B
L

O
W

S
 P

E
R

 6
" 

IN
C

R
E

M
E

N
T

N
-V

A
L

U
E

R
E

C
O

V
E

R
Y

 (
IN

C
H

E
S

)

U
S

C
S

 C
L

A
S

S
IF

IC
A

T
IO

N

S
Y

M
B

O
L

58.1 HOLE SIZE (in.) 3 5.5

5.5

J&R LOGGED BY RF 1/10/2023

LONGITUDE 1929 NGVD

Casa Verde 220150

1130 - 1150 93rd Street, Bay Harbor Islands, FL

Horizon BHI, LLC 1/10/2023

Page B-4



Page 2 of 3

PROJECT NAME PROJECT NUMBER

PROJECT ADDRESS

8

6

5

5

4

5

9

28

15

50/5"

6

28

23

5

0

0

0

0

50/2" 100 2

55 -49.5

BORING NUMBER B-2

LIMESTONE, very soft, tan

SAND, medium dense, medium to coarse, light brown, 

with shells

LIMESTONE, hard, light brown, with trace of sand and 

shells
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Loss of circulation at 53 feet. Not recovered.
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2

26

11

28

12
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50/3" 100 11

55 -49.5

BORING NUMBER B-4

LIMESTONE, very soft, tan

LIMESTONE, hard, tan
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PROJECT NAME PROJECT NUMBER

PROJECT ADDRESS

CLIENT DATE STARTED
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1130 - 1150 93rd Street, Bay Harbor Islands, FL
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50 HOLE SIZE (in.)
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APPENDIX C 

Open-Hole Permeability Test Data 

 

 

 

 

 

 

 

 

 

 

 



SLOTTED PVC HOLE APPROX. HYDRAULIC SATURATED STABILIZED HYDRAULIC

DIAMETER (d) DEPTH ELEVATION BEFORE TEST DURING TEST HEAD (H2) HOLE DEPTH (Ds) FLOW RATE (Q) CONDUCTIVITY (K)

(inches) (feet) (NGVD) (feet) (feet) (feet) (feet) (cfs) (cfs/ft2 - ft head)

P-1 1/10/2023 5 15 5.50 4.75 0.00 4.75 10.25 0.0112514 1.42E-04

TESTED BY: J&R REVIEWED BY: RF

SUMMARY OF PERCOLATION TEST RESULTS

SOUTH FLORIDA WATER MANAGEMENT DISTRICT - "USUAL OPEN HOLE TEST"

TEST 

NUMBER
TEST DATE

DEPTH TO WATER TABLE

PROJECT LOCATION:    1130-1150 93rd Street, Bay Harbor Islands, FL

  Casa Verde Condominium

220150

PROJECT NAME: 

PROJECT No.:

B-1



 

 

 

 

 

 

 

 

APPENDIX D 

Description of Field Services 

 

 

 

 

 

 

 

 

 

 

 



 

Standard Penetration Test (SPT) Borings 

 
Borings were performed using a 2-inch OD split-spoon to obtain soil/rock samples in general accordance 
with ASTM D-1586 and following the steps described below. 
 

o Sampling for SPT borings consisted of taking 24-inch drive samples continuously for the first 10 
feet from the ground surface, and subsequent 24-inch drives collected after rotary washing 3 feet 
below from the previous drive to the termination depth of the borings.  Additional samples may have 
been obtained as determined necessary by the engineer based on the evaluation of the subsurface 
conditions encountered at the site. 

o Drilling locations were abandoned with soil cuttings to the ground surface except in paved areas 
where the upper foot or so was grouted. 

o Soil/rock samples retrieved from the borings were placed in clean, tight-sealed containers, and 
delivered to our main office.  

o The samples collected at the site were visually classified by a Skyrise representative. 
o If deemed necessary, select samples may have been subjected to laboratory testing to further 

characterize the material obtained.  Laboratory tests may consist of obtaining natural moisture 
content, grain size analyses, organic content tests, percent minus 200 tests, and Atterberg limits.  
All laboratory tests were performed in general accordance with the latest versions of the ASTM 
Standards.  

 
Percolation (Drainage) Tests 

 
Percolation tests were be performed in general accordance with the South Florida Water Management 
District (SFWMD) Usual Condition Test procedure and following the procedures described below. 

 
o Each test was performed by advancing a roller bit along with a nominal 4-inch diameter casing to 

the specified test depth.    
o The roller bit and casing yield an open hole of approximately 5 to 6 inches in diameter.  Upon 

reaching the test depth, a slotted nominal 3-inch diameter PVC pipe was inserted in the hole.   
o At this time, enough water was pumped into the borehole to develop a stabilized hydraulic head.  

Once the hydraulic head was stabilized, the average flow rate into the borehole was recorded.  
o The hydraulic conductivity (k-value) was calculated utilizing a formula published in the SFWMD 

Volume IV Memorandum dated October 2012.  
o The test locations were backfilled with soil cuttings to the ground surface except in paved areas 

where the upper foot or so was grouted. 
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The following information and analysis are intended to demonstrate compliance with the 

requirements of Section 11-8 of the Town of Bay Harbor Islands, Florida Code of Ordinances to 

ensure that the Levels of Service (LOS) will be maintained as a result of this development.  

 

1. POTABLE WATER 

 

The water use requirements for this project are calculated based on the build-out information 

described on the attached Water Use Calculation Table. An increase in flow demand of 14,322 

GPD is expected from this project. 

 

2. SANITARY SEWER: 

 

The Sanitary Sewer flows generated by this project are calculated based on the build-out 

information described on the attached Sanitary Sewer Use Calculation Table. An increase in 

Sanitary Sewer flow of 11,171 GPD is expected from this project. 

 

3. SOLID WASTE: 

 

The anticipated daily solid waste generation for this project are calculated based on the build-

out information described on the attached Proposed Solid Waste Calculation Table. An 

increase in Solid Waste Generation of 45 TONS/YR is expected from this project. 

 

4. STORM DRAINAGE: 

This project will require the installation of two drainage wells and exfiltration trench. 

Roof drainage and condensate will be routed to the drainage wells. All other surface drainage 

will be routed to the exfiltration trenches.  
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(954) 367-0371 office 
CA0007325 www.hei-heis.com 

 

 



   

 

5. TRIP GENERATION ANALYSIS 

The proposed development is expected to generate a net increase of 128 daily trips, 12 

morning peak hour trips and 12 afternoon peak hour trips.  The results of the trip 

comparison are detailed in the attached Trip Generation Analysis  using the 11th Edition of 

the ITE Trip Generation Manual. 

 

6. RECREATION FACILITIES: 

The total population is estimated at 93.31 persons, based on a total of 43 dwelling units at 
2.17 persons per unit.  

• 1 tennis court for every 4,000 persons, 12-60 years old 

• 1 lighted baseball field for every 6,000 persons, 10-40 years old 

• 1 tot lot for every 5,000 persons, 3-12 years old 
The proposed development is not anticipated to create significant impacts on the Town’s 
current park system. Any recreation impacts that may occur will be mitigated by an impact 
fee paid by the developer to the Town.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



   

PROPOSED POTABLE WATER USE CALCULATIONS 

 

PROJECT : Casa Verde 
DATE : May 1, 2023 

 

 

 
TYPE OF BUILDING USE 
 

 
ROOMS 

[EACH/SF](Avg. 
Household Size) 

 
RATE [GPD/ROOM] 

[GPD/SF] 

 
ADF 

[GPD] 

PROPOSED FLOWS: 
 
 
Residential 
Condominiums 
 
 
SUB-TOTAL 
 
 
 
PREVIOUS FLOWS: 
 
 
 
 
 
 
SUB-TOTAL  
 

 
 
 
43(2.17per DU) 

 
 
 
 
 
 
 
 
 
 

10(2.17 per DU) 

 
 
 

200 
 
 
 
 
 
 
 
 

 
 

200 

 
 
 

18,662 
 
 
 

18,662 
 
 
 
 
 
 

4,340 
 
 
 

4,340 

NET INCREASE 
 
 

  14,322 

 

 

 

 

 

 

 



   

PROPOSED SANITARY SEWER USE CALCULATIONS 

 

PROJECT : Casa Verde 
DATE : May 1, 2023 

 

 

 
TYPE OF BUILDING USE 
 

 
ROOMS 

[EACH/SF](Avg. 
Household Size) 

 
RATE [GPD/ROOM] 

[GPD/SF] 

 
ADF 

[GPD] 

PROPOSED FLOWS: 
 
 
Residential 
Condominiums 
 
 
SUB-TOTAL 
 
 
 
PREVIOUS FLOWS: 
 
 
 
 
 
 
SUB-TOTAL  
 

 
 
 
43(2.17per DU) 

 
 
 
 
 
 
 
 
 
 

10(2.17per DU) 

 
 
 

156 
 
 
 
 
 
 
 
 

 
 

156 

 
 
 

14,556 
 
 
 

14,556 
 
 
 
 
 
 

3,385 
 
 
 

3,385  

NET INCREASE 
 
 

  11,171 

 

 

 

 

 

 

 



   

PROPOSED SOLID WASTE CALCULATIONS 

PROJECT : Casa Verde 
DATE : May 1, 2023 

 

 

 

 

 

 

 
 
 
 
 
 
 
 

TYPE OF BUILDING 
USE 

AREA/UNITS 
[SF] 

[UNITS](Avg. 
Household Size) 

RATE [LB/SF- 
DAY] 

[LB/UNIT- 
DAY] 

SOLID WASTE 
GENERATED 
[TONS PER 

CAPITA/YR] 

SOLOD WASTE  
GENERATED 
[TONS/YR] 

PROPOSED SOLID 
WASTE: 
 
Residential 
Condominiums 
 
 
SUB-TOTAL 
 
 
 
PREVIOUS SOLID 
WASTE: 
 
 
 
 
 
 
SUB-TOTAL  
 

 
 

43(2.17per DU) 
 
 
 
 
 
 
 
 
 
 

10(2.17per DU) 

 
 

 
 
 
 
 
 
 
 

 
 

0.632 
 
 
 
 
 
 
 
 
 
 

0.632 

 
 

59 
 
 
 

59 
 
 
 
 
 
 

14 
 
 
 
 

14 

NET INCREASE    45 



   

TRIP GENERATION ANALYSIS 
PROJECT : Casa Verde 
DATE : May 1, 2023 

 
Daily         

       Total Trips 

Land Use 
ITE 

Code Size 
Trip Generation 

Rate In Out In Out  Total 

Existing                 

Multifamily housing (low rise) 220 
10 
DU T=6.76(X) 50% 50% 33 34 67 

                  

Proposed                 

Multifamily housing (mid rise) 221 
43 
DU T=4.54(X) 50% 50% 97 98 195 

                  

Difference           64 64 128 

         

         

Morning Peak Hour         

       Total Trips 

Land Use 
ITE 

Code Size 
Trip Generation 

Rate In Out In Out  Total 

Existing                 

Multifamily housing (low rise) 220 
10 
DU T=0.40(X) 24% 76% 1 3 4 

                  

Proposed                 

Multifamily housing (mid rise) 221 
43 
DU T=0.37(X) 23% 77% 4 12 16 

                  

Difference           3 9 12 

         

         

Afternoon Peak Hour         

       Total Trips 

Land Use 
ITE 

Code Size 
Trip Generation 

Rate In Out In Out  Total 

Existing                 

Multifamily housing (low rise) 220 
10 
DU T=0.51(X) 63% 37% 3 2 5 

                  

Proposed                 

Multifamily housing (mid rise) 221 
43 
DU T=0.39(X) + 0.34 61% 39% 10 7 17 

                  

Difference           7 5 12 























DRC SUBMITTAL APRIL 27, 2023GEOMANTIC DESIGNS, INC.

ARCHITECT:

CIVIL ENGINEER:

LANDSCAPE ARCHITECT:

HOLLAND ENGINEERING

OWNER  / DEVELOPER:
HORIZON BHI, LLC

INDEX OF DRAWINGS
COVER SHEET

A-0.00 ZONING DATA
SURVEY

A-0.01 CONTEXT ELEVATIONS & PHOTOS
A-0.03 RENDERING FROM NE
A-0.04 RENDERING NORTH
A-0.05 AERIAL RENDERING FROM NW
A-0.06 AERIAL SOUTH
A-0.07 RENDERING FRONT CANOPY
A-0.08 RENDERING FRONT CANOPY
A-1.01 LEVEL 1 FLOOR PLAN
A-1.01A FLOODPROOFING VENTS SPECS
A-1.01B FLOODPROOFING VENTS EVALUATION REPORTS
A-1.02 LEVEL 2 FLOOR PLAN
A-1.03 LEVEL 3 FLOOR PLAN
A-1.04 LEVEL 4 FLOOR PLAN
A-1.05 LEVEL 5 FLOOR PLAN
A-1.06 LEVEL 6 FLOOR PLAN
A-1.07          LEVEL 7 FLOOR PLAN
A-1.08       ROOF PLAN
A-1.09          HIGH ROOF PLAN
A-2.01A LANDSCAPED EAST ELEVATION
A-2.01 EAST ELEVATION
A-2.02A LANDSCAPED NORTH ELEVATION
A-2.02 NORTH ELEVATION
A-2.03A LANDSCAPED SOUTH ELEVATION
A-2.03 SOUTH ELEVATION
A-2.04A LANDSCAPED WEST ELEVATION
A-2.04 WEST ELEVATION
A-3.01 SECTION
A-4.01 PRESENTATION BOARD
A-5.01 COMPOSITE ELEVATIONS WITH MATERIALS

LD-1 TREE DISPOSITION PLAN
LD-2 TREE TRANSPLANT & PROTECTION PLAN
L-1 PLANTING PLAN- GROUND LEVEL
L-2 PLANTING PLAN - LEVEL 2 & 3
L-3 PLANTING PLAN - LEVEL 4 & 5
L-4 PLANTING PLAN - LEVEL 6 & 7
L-5 PLANTING PLAN - ROOF LEVEL
L-6 PLANTING DETAILS
L-7 LANDSCAPE LEGEND
L-8 CONCEPT PLANTING IMAGES

C-1 PAVING, GRADING & DRAINAGE PLAN
C-2 WATER & SEWER PLAN
C-3 PAVEMENT MARKING & SIGNAGE PLAN
C-4 STORMWATER POLLUTION PREVENTION PLAN
C-5 STORMWATER POLLUTION PREVENTION NOTES & DETAILS
C-6 SECTIONS & DETAILS
C-7 UTILITY DETAILS
C-8 DRAINAGE DETAILS

E-1-5 SITE PHOTOMETRIC/EXTERIOR LIGHTER PLAN

DRC RE-SUBMITTAL MAY 25, 2023

AutoCAD SHX Text
1130-1150 93RD STREET,  BAY HARBOR ISLANDS,  FLORIDA 33154

AutoCAD SHX Text_1
CASA VERDE CONDOMINIUM

AutoCAD SHX Text_2
ARCHITECTS       PLANNERS       INTERIOR  DESIGN   PLANNERS       INTERIOR  DESIGN    INTERIOR  DESIGN INTERIOR  DESIGN LICENSE NO. AA-C001494 MARKUS A. FRANKEL. LICENSE NO. AR0007143 IFHAT BENAYOUN FISHMAN. LICENSE NO. AR0017273 1177 KANE CONCOURSE, SUITE 120, BAY HARBOR ISLANDS, FLORIDA  KANE CONCOURSE, SUITE 120, BAY HARBOR ISLANDS, FLORIDA KANE CONCOURSE, SUITE 120, BAY HARBOR ISLANDS, FLORIDA  CONCOURSE, SUITE 120, BAY HARBOR ISLANDS, FLORIDA CONCOURSE, SUITE 120, BAY HARBOR ISLANDS, FLORIDA  SUITE 120, BAY HARBOR ISLANDS, FLORIDA SUITE 120, BAY HARBOR ISLANDS, FLORIDA  120, BAY HARBOR ISLANDS, FLORIDA 120, BAY HARBOR ISLANDS, FLORIDA  BAY HARBOR ISLANDS, FLORIDA BAY HARBOR ISLANDS, FLORIDA  HARBOR ISLANDS, FLORIDA HARBOR ISLANDS, FLORIDA  ISLANDS, FLORIDA ISLANDS, FLORIDA  FLORIDA FLORIDA 33154 PH: (305) 868.3665   FAX:(305) 868.3650 E MAIL: INFO@FRANKELBENAYOUN.COM

AutoCAD SHX Text_3
6800 SW 81 STREET 800 SW 81 STREET 00 SW 81 STREET 0 SW 81 STREET  SW 81 STREET SW 81 STREET W 81 STREET  81 STREET 81 STREET 1 STREET  STREET STREET TREET REET EET ET T Miami, Florida 33143 iami, Florida 33143 ami, Florida 33143 mi, Florida 33143 i, Florida 33143 , Florida 33143  Florida 33143 Florida 33143 lorida 33143 orida 33143 rida 33143 ida 33143 da 33143 a 33143  33143 33143 3143 143 43 3 PH: (305)665.9688H: (305)665.9688: (305)665.9688 (305)665.9688(305)665.9688305)665.968805)665.96885)665.9688)665.9688665.968865.96885.9688.96889688688888

AutoCAD SHX Text_4
111 South 21 Avenue 11 South 21 Avenue 1 South 21 Avenue  South 21 Avenue South 21 Avenue outh 21 Avenue uth 21 Avenue th 21 Avenue h 21 Avenue  21 Avenue 21 Avenue 1 Avenue  Avenue Avenue venue enue nue ue e Hollywood, Florida,33020 ollywood, Florida,33020 llywood, Florida,33020 lywood, Florida,33020 ywood, Florida,33020 wood, Florida,33020 ood, Florida,33020 od, Florida,33020 d, Florida,33020 , Florida,33020  Florida,33020 Florida,33020 lorida,33020 orida,33020 rida,33020 ida,33020 da,33020 a,33020 ,33020 33020 3020 020 20 0 PH: (954)367.0371  H: (954)367.0371  : (954)367.0371   (954)367.0371  (954)367.0371  954)367.0371  54)367.0371  4)367.0371  )367.0371  367.0371  67.0371  7.0371  .0371  0371  371  71  1  FAX: (305)367.0372AX: (305)367.0372X: (305)367.0372: (305)367.0372 (305)367.0372(305)367.0372305)367.037205)367.03725)367.0372)367.0372367.037267.03727.0372.03720372372722

AutoCAD SHX Text_5
53 BROADWAY, BROOKLIN, NY11249 3 BROADWAY, BROOKLIN, NY11249  BROADWAY, BROOKLIN, NY11249 BROADWAY, BROOKLIN, NY11249 ROADWAY, BROOKLIN, NY11249 OADWAY, BROOKLIN, NY11249 ADWAY, BROOKLIN, NY11249 DWAY, BROOKLIN, NY11249 WAY, BROOKLIN, NY11249 AY, BROOKLIN, NY11249 Y, BROOKLIN, NY11249 , BROOKLIN, NY11249  BROOKLIN, NY11249 BROOKLIN, NY11249 ROOKLIN, NY11249 OOKLIN, NY11249 OKLIN, NY11249 KLIN, NY11249 LIN, NY11249 IN, NY11249 N, NY11249 , NY11249  NY11249 NY11249 Y11249 11249 1249 249 49 9 T. 516.447.8887 . 516.447.8887  516.447.8887 516.447.8887 16.447.8887 6.447.8887 .447.8887 447.8887 47.8887 7.8887 .8887 8887 887 87 7 T. 718.388.8210. 718.388.8210 718.388.8210718.388.821018.388.82108.388.8210.388.8210388.821088.82108.8210.82108210210100



ARCHITECTURAL ANALYSIS

THE SITE IS VACANT

BUILDING OCCUPANCY R1

TYPE OF CONSTRUCTION TYPE I-B

UNIT # # OF
UNITS

NSF PER
UNIT

*GSF PER
UNIT BALCONY SF # OF BD / # OF BA

UNIT 1 1 1,794 1,886 253 SF 2 BD / 2.5 BA  + DEN

UNIT 2 1 1,870 1,960 285 SF 2 BD / 2.5 BA  + DEN

UNIT 3 1 2,377 2,478 213 SF 3 BD / 3.5 BA + DEN

UNIT 4 1 1,401 1,480 131 SF 2 BD / 2.5 BA

UNIT 5 1 1,401 1,480 131 SF 2 BD / 2.5 BA

UNIT 6 1 2,377 2,478 213 SF 3 BD / 3.5 BA  + DEN

UNIT 7 1 1,762 1,851 284 SF 2 BD / 2.5 BA  + DEN

UNIT 8 1 2,181 2,279 343 SF 3 BD / 3.5 BA + DEN

UNIT 9 1 2,356 2,459 388 SF 3 BD /3.5 BA + DEN

UNIT 10 1 1,862 1,952 287 SF 2 BD /2.5 BA  +DEN

UNIT 11 1 2,377 2,478 213 SF 3 BD/3.5 BA  + DEN

UNIT 12 1 1,401 1,480 131 SF 2 BD/2.5 BA

UNIT 13 1 1,401 1,480 131 SF 2 BD /2.5 BA

UNIT 14 1 2,377 2,478 213 SF 3 BD / 3.5 BA + DEN

UNIT 15 1 1,630 1,718 414 SF 2 BD /2.5 BA + DEN

UNIT 16 1 2,181 2,279 231 SF 3 BD /3.5 BA  + DEN

UNIT 17 1 2,356 2,459 238 SF 3 BD/3.5 BA  + DEN

UNIT 18 1 1,735 1,821 416 SF 2 BD/2.5 BA  + DEN

UNIT 19 1 1,931 2,022 768 SF 3 BD / 3.5 BA  + DEN

UNIT 20 1 1,401 1,480 131 SF 2 BD / 2.5 BA

UNIT 21 1 1,401 1,480 131 SF 2 BD /2.5 BA

UNIT 22 1 1,931 2,022 768 SF 3 BD /3.5 BA + DEN

UNIT 23 1 1,630 1,718 184 SF 2 BD/2.5 BA + DEN

UNIT 24 1 2,181 2,279 191 SF 3 BD/3.5 BA + DEN

UNIT 25 1 2,356 2,459 242 SF 3 BD/3.5 BA + DEN

UNIT 26 1 1,735 1,821 185 SF 2 BD/2.5 BA + DEN

UNIT 27 1 1,931 2,022 188 SF 3 BD/3.5 BA + DEN

UNIT 28 1 1,401 1,480 131 SF 2 BD/2.5 BA

UNIT 29 1 1,401 1,480 131 SF 2 BD/2.5 BA + DEN

UNIT 30 1 1,931 2,022 188 SF 3 BD/3.5 BA + DEN

UNIT 31 1 1,379 1,460 405 SF 2 BD/2.5 BA + DEN

UNIT 32 1 2,063 2,167 267 SF 3 BD/3.5 BA + DEN

UNIT 33 1 2,251 2,353 301 SF 3 BD/3.5 BA + DEN

UNIT 34 1 1,449 1,533 381 SF 2 BD/2.5 BA + DEN

UNIT 35 1 2,629 2,768 1072 SF 4 BD/4.5 BA + DEN

UNIT 36 1 1,401 1,480 131 SF 2 BD/2.5 BA

UNIT 37 1 1,327 1,406 863 SF 2 BD/2 BA + DEN

UNIT 38 1 1,379 1,460 173 SF 2 BD/2.5 BA + DEN

UNIT 39 1 2,063 2,167 207 SF 3 BD/3.5 BA + DEN

UNIT 40 1 2,251 2,353 232 SF 3 BD/3.5 BA + DEN

UNIT 41 1 1,449 1,533 170 SF 2 BD/2.5 BA + DEN

UNIT 42 1 2,629 2,768 437 SF 4 BD/4.5 BA

UNIT 43 1 2,629 2,768 437 SF 4 BD/4.5 BA

TOTAL 80,968 84,997 12,829 SF

ZONING SUMMARY
SF ACRES

LOT AREA 33,750 0.77 +/-

LEGAL DESCRIPTION

LOTS 3, 4 & 5 BLOCK 17 BAY HARBOR ISLAND, RECORDED IN PLAT BOOK 46 AT PAGE 5 OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY,
FLORIDA.

FLOOD ELEVATION 8.0' NGVD

THE SITE IS LOCATED IN FLOOD ZONE "AE", WITH A BFE OF 8.0' NGVD. MAP/PANEL

CROWN OF THE ROAD 4.45' NGVD

ZONING CLASSIFICATION RM2 - MULTI FAMILY RESIDENTIAL
DISTRICT

FUTURE LAND USE DESIGNATION MEDIUM-HIGH DENSITY
RESIDENTIAL

ALLOWABLE PROPOSED

(DETERMINED BY THE SETBACKS) N/A

MAXIMUM DENSITY  [0.77 ACRES X 60 DUA]                  46 DU
       43 DU
[0.77 ACRES X  55 DUA ]

34 UNITS PER NET ACRE [ALLOWABLE BASE DENSITY] 26 43 (17 TDRs REQ.)

SETBACKS REQUIRED PROPOSED

FRONT:

UP TO 30'-0" HIGH 20'-0" 20'-0"

UP TO 45'-0" HIGH 25'-0"

UP TO 75'-0" HIGH 30'-0" 30'-0"

REAR: BUILDINGS LESS THAN 30' IN HEIGHT - 10' FOR EACH
ADDITIONAL 3' OF BUILDING HEIGHT ABOVE 30' ONE (1)
ADDITIONAL FOOT OF SETBACK FOR THE PORTION OF THE
STRUCTURE OVER 30'

10' 10'

1'-0" ADDITIONAL FOR EACH 3'-0" OF HEIGHT ABOVE 30' 22'-8" [MAX]

UP TO 30'-0" HIGH 10', FOR DEVELOPMENTS ON MORE THAN 1 LOT:
10% OF LOT WIDTH [10% OF 150' = 15] 22'-6" 22'-6"

1'-0" ADDITIONAL FOR EACH 3'-0" OF HEIGHT ABOVE 30'-0" 34'-2"(MAX) 34'-2" (MAX)

FLEX: 1/3 OF BUILDING LENGTH

@ NORTH [0.33 X 180'-0"] 60' 55'-1-3/4"

@ SOUTH [0.33 X 180'-0"] 60' 60'

@ EAST & WEST [0.33 X 120'-0"] 40'-0" 40'-0"

MAXIMUM HEIGHT ALLOWABLE PROPOSED

MAXIMUM BUILDING HEIGHT 65'-0" above BFE + 1'
FREEBOARD

65'-0" above BFE + 1'
FREEBOARD

GROUND LANDSCAPE AREA - PERVIOUS REQUIRED PROPOSED

20% OF LOT AREA MINIMUM 33,750 X .20 6,750 SF = 20% 6,855 SF  = 20.3%

IMPERVIOUS AREA 26,895 SF = 79.7% OF SITE
AREA

ROOF DECK LANDSCAPE REQUIREMENTS REQUIRED PROPOSED

15% OF ROOF AREA MINIMUM USED FOR RECREATION 12,477 SF X .15 1,871 SF = 15% 2,407 SF = 19 %

LOT COVERAGE ALLOWABLE PROPOSED

(PERIMETER DETERMINED BY THE SETBACKS) DETERMINED BY
SETBACKS 20,996 SF = 62%

PARKING SPACE REQUIREMENTS REQUIRED PROPOSED

RESIDENTIAL - 2 PER DWELLING UNIT MINIMUM & 3 GUEST
PARKING AS A SUBSET OF THE TOTAL [INCLUDING 2 H.C. SPACES] 86 (INCLUDING 3  GUEST) 86 (INCLUDING 3 GUEST &

2 ADA SPACES + LOAD.)

NOTE:  FLUM LAND USE DESIGNATION FOR
PROPERTIES WITHIN 300' RADIUS OF SITE EAST
OF BAY HARBOR WATERWAY IS MEDIUM-HIGH
DENSITY RESIDENTIAL; AND WEST OF BAY
HARBOR WATERWAY IS LOW DENSITY
RESIDENTIAL, SINGLE FAMILY.  [HATCHED
AREA INDICATES 300' RADIUS] EXCEPT LOTS 7
& 8 OF BLOCK 21 WHICH ARE COMMERCIAL

SCALE:  N.T.S.

LOCATION/ZONING MAP

SCALE:  N.T.S.

AERIAL MAP NOTE:  HATCHED AREA INDICATES A 300' RADIUS.

NOTE:
DENS CAN NEVER BE CONVERTED OR USED AS BEDROOMS, UNLESS THE DU SIZE IS
ADEQUATE AND BUILDING CODE REQUIREMENTS ARE MET.

* GSF INDICATES SEALABLE AREAS
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BLANCO  SURVEYORS  INC.
SINCE 1987

Engineers  ●  Land Surveyors  ●  Planners  ●  LB # 0007059
555  NORTH  SHORE  DRIVE

MIAMI  BEACH,  FL  33141
Email: blancosurveyorsinc@yahoo.com Fax: (305) 865-7810(305) 865-1200 

FLOOD ZONE:  AE 
PANEL:    0144 
DATE: SCALE:

COMMUNITY #   120637 
DWN. BY:

SUFFIX:   L FEMA DATE:  09 / 11 / 09 BASE:   8'

JOB No.

 SURVEYOR'S SEAL

6/7/22 1" = 30' R.BELLO 22-312

D 

xx

TH

ALTA/NSPS SURVEY

SURVEYOR'S NOTES:
1) OWNERSHIP SUBJECT TO OPINION OF TITLE.
2) NOT VALID WITHOUT THE SIGNATURE AND RAISED SEAL OF A FLORIDA LICENSED SURVEYOR AND MAPPER.
3) THE SURVEY DEPICTED HERE IS NOT COVERED BY PROFESSIONAL LIABILITY INSURANCE.
4) LEGAL DESCRIPTION PROVIDED BY CLIENT.
5) UNDERGROUND ENCROACHMENTS NOT LOCATED.
6) ELEVATIONS ARE BASED ON NATIONAL GEODETIC VERTICAL DATUM OF 1929.
7) OWNERSHIP OF FENCES ARE UNKNOWN.

8) THERE MAY BE ADDITIONAL RESTRICTIONS NOT SHOWN ON THIS SURVEY THAT MAY BE FOUND IN THE PUBLIC RECORDS OF
THIS COUNTY.
9) CONTACT THE APPROPRIATE AUTHORITY PRIOR TO ANY DESIGN WORK FOR BUILDING AND ZONING INFORMATION.

10)ELEVATIONS BASED OFF OF BM# R-243    LOCATOR: 2225 W     ELEV: 6.61' NGVD

ADDITIONS OR DELETIONS TO SURVEY MAPS OR REPORTS BY OTHER THAN THE SIGNNG PARTY OR PARTIES IS 
PROHIBITED WITHOUT WRITTEN CONSENT OF THE SIGNING PARTY OR PARTIES.
BEARINGS WHEN SHOWN ARE REFERRED TO AN ASSUMED VALUE OF SAID PB: 46  PG: 5

PROPERTY ADDRESS: 
1130 93 ST., BAY HARBOR ISLANDS, FL. 33154 (PARCEL 1) 
1140 93 ST., BAY HARBOR ISLANDS, FL. 33154 (PARCEL 2) 
1150 93 ST., BAY HARBOR ISLANDS, FL. 33154 (PARCEL 2)

FOLIO#'S: 13-2227-001-3150, 13-2227-001-3151, 13-2227-001-3160 
CERTIFIED TO: HORIZON AT CASA VERDE, LLC. A FLORIDA LIMITED LIABILITY COMPANY 
VALLEY NATIONAL BANK, ISAOA/ATIMA
OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY
RENNERT VOGEL MANDLER & RODRIGUEZ, P.A.

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE MADE IN ACCORDANCE WITH THE 2021 
MINIMUM STANDARD DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND 
NSPS, AND INCLUDES ITEMS 1, 2, 3, 4, 7A, 7B, 8, 9 AND 11, 13, 14, 16 AND 17 OF TABLE A THEREOF.  THE FIELD WORK WAS COMPLETED ON 
JUNE 6TH , 2022.
SURVEY DONE ACCORDING TO OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY FILE NO.: 5870007
- SCHEDULE B-II TITLE EXCEPTION #8 AFFECTS THE PROPERTY AND IS PLOTTED HEREON (ORB 29677 PG 2976 PARCEL 1)  
- SCHEDULE B-II TITLE EXCEPTION #10 AFFECTS THE PROPERTY AND IS PLOTTED HEREON (DB 2848 PG 69 SETBACKS)
- SCHEDULE B-II TITLE EXCEPTION #14 AFFECTS THE PROPERTY AND IS PLOTTED HEREON (ORB 29783 PG 1799 PARCEL 2)
- ALL OTHER SCHEDULE B-II TITLE EXCEPTIONS ARE BLANKET IN NATURE AND NOT PLOTTABLE.
- THERE ARE NO ENCROACHMENTS ON THE PROPERTY.
- PROPERTY HAS DIRECT VEHICULAR ACCESS TO A PUBLICLY DEDICATED RIGHT OF WAY (93RD STREET)
- LAND AREA = 33,750 SQ. FEET (0.774 ACRES)

LEGAL DESCRIPTION: 
PARCEL 1: LOT 3, BLOCK 17, OF BAY HARBOR ISLAND, ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 46, PAGE 5, OF THE 
PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.
PARCEL 2:  LOT 4, BLOCK 17, OF BAY HARBOR ISLAND, ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 46, PAGE 5, OF THE 
PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.
AND
LOT 5, BLOCK 17, OF BAY HARBOR ISLAND, ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 46, PAGE 5, OF THE PUBLIC 
RECORDS OF MIAMI-DADE COUNTY, FLORIDA.
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PARCEL 2

PARCEL 1

#14 11' EASEMENT
#8 11' EASEMENT

TREE NAME Ø CH

ROYAL PALM 24" 50' 15'

24" 45' 20'

1

2

3

4

5

6

7

8

9

10

11

24" 53' 15'

4" 12' 8'

4" 25' 20'

7" 10' 8'

40" 12' 11'

ALEXANDER PALM TREE 6" 20' 8'

ALEXANDER PALM TREE 6" 20' 8'

6" 14' 4'

5" 20' 10'

ROYAL PALM

ROYAL PALM

12 5" 20' 15'

13 12" 20' 23'

14 12" 30' 20'

15 12" 40' 20'

16 10' 40' 40'

17 6" 30' 10'

18 6" 25' 10'

19 6" 25' 10'

20 5" 25' 10'

21 5" 25' 10'

22 6" 20' 10'

23 6" 25' 10'

24 5" 20' 10'

25 5" 20' 10'

21" 23' 20'26 UNKNOWN  TREE

27 QUEEN  PALM 10" 20' 10'

28 8" 15' 10'

29 18" 25' 20'

30 20" 15' 10'

31 12" 20' 10'

32 14" 20' 10'

33 5" 20' 10'

34 15" 25' 20'

13" 25' 20'

QUEEN  PALM

UNKNOWN  TREE

15" 20' 20'

35 UNKNOWN  TREE

36 UNKNOWN  TREE

UNKNOWN  TREE

SABAL PALM

UNKNOWN  TREE

UNKNOWN  TREE

ALEXANDER PALM

ALEXANDER PALM

ALEXANDER PALM

CHRISTMAS PALM

CHRISTMAS PALM

CHRISTMAS PALM

CHRISTMAS PALM

CHRISTMAS PALM

ALEXANDER PALM TREE

ALEXANDER PALM TREE

FICUS TREE

UNKNOWN  TREE

UNKNOWN  TREE

FICUS

CHRISTMAS PALM

CHRISTMAS PALM

ALEXANDER PALM TREE

ALEXANDER PALM TREE

ALEXANDER PALM TREE

ALEXANDER PALM TREE

ALEXANDER PALM TREE
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Note on this Design:

This report makes no representations in regard to Lighting Design or Specification, rather it attempts to accurately reflect the photometric results of a design, as approved by others.
Note on these Photometric Calculations:

This analysis is a mathematical model and can be only as accurate as is permitted by the third-party software and the IES standards used. All digital CAD data appear to be accurate, however, this apparent accuracy is an artifact of the techniques used
to generate it and is in no way intended to imply accuracy in the real world. There are many factors that will impact the actual performance of Lighting in the constructed space, including: the accuracy of the original source (.ies) files supplied by
the manufacturer, input voltage ballast variances, actual finish values in the constructed environment, manufacturing variations in both the source (lamp) and the luminaire, final luminaire placement, obstructions, and installation quality. Further,
field measurement itself is subject to errors arising from measuring methods and/or technology selected, and the knowledge/ability of the measuring party. While the creator of this lighting study makes every effort to ensure accuracy, they cannot be
held liable for any errors. The recipient of this lighting study understands and accepts that the likelihood of scaling error increases when no .DWG file or other properly-dimensioned drawing is provided to the designer.

NB: Reflective Values have a significant effect on light levels, the end-user of the document should confirm these values before accepting the results of any photometric report.

RENDER VIEWS:

C
a

sa
 V

e
rd

e

Pathways = 0.2FC MIN, 0.8FC AVG, 5.0FC MAX
Parking Garage = 0.2FC MIN & 10:1 MAX/MIN or better
Garage Entrance = 1.0FC MIN & 10:1 MAX/MIN or better

Target Requirements:

Rev: 1

LIGHTING PARAMETERS:

Luminaire Schedule

Symbol Qty Label Arrangement LLF

Calculation Summary

Label Units Avg Max

Description Arr. Watts Arr. Lum. Lumens Mounting Height

Min Avg/Min Max/Min PtSpcLr PtSpcTb Grid Z

Parking Garage_Floor Fc 4.05 11.4 1.4 2.9 8.1 5 5 0

Property Line - East Fc 0.00 0.0 0.0 N.A. N.A.

2 D1 SINGLE 0.900 C6R12/18/249FAUNVM

5 N.A. N.A

Property Line - South Fc 0.06

17

0.7 0.0 N.A. N.A. 5 N.A. N.A

Property Line - West Fc

1388 10 FT

0.00 0.0 0.0 N.A. N.A.

21

5 N.A.

G SINGLE 0.900 MCP0760W27V40KD 57.46

N.A

Pedestrian Entrance Fc 8.10 12.1

8478

0.7 11.6 17.3 2 2 0

Perimeter Pathways Fc 1.51

10 FT

3.1 0.2 7.6 15.5 5 5

8 W2 SINGLE 0.900 WPLED10YMSS 12.1 1297 15 FT

0

Garage Entrance - Southeast Fc 3.74 6.2 2.6 1.4 2.4

Garage Entrance - Southwest Fc 5.15 8.7 3.2 1.6 2.7

Scale: 1 inch= 16 Ft.
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Perimeter Pathways

Pedestrian Entrance

Property Line - South

Property Line - West

Property Line - East

Illuminance (Fc)

Average = 5.15

Maximum = 8.7

Minimum = 3.2
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