
TOWN OF BAY HARBOR ISLANDS  
MORRIS N. BROAD COMMUNITY CENTER 

1175 95TH STREET 
BAY HARBOR ISLANDS, FL 33154 

 
DEVELOPMENT & REVIEW COMMITTEE MEETING 

 
THURSDAY, DECEMBER 14, 2023 

11:00 A.M. 

AGENDA  

 

 

CALL TO ORDER: Set for 11:00 AM 

PLEDGE OF ALLEGIANCE: 

ROLL CALL: 

1.  Review and discussion of Site Plan Application by 1160 101 ST BAY HARBOR CONDO 
2618 LLC, to construct a 9-unit Multi-Family Development to be located at 1160 101 Street. 
Enclosed are the Site Plans and the Staff Report prepared by Town Planner Michael Miller. 

 

ADJOURNMENT: 
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Civil Engineering Solutions 
301 SW 7 Street, Ft. Lauderdale, FL 33315 
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DEVELOPMENT IMPACT ANALYSIS REPORT 
 
 

November 21, 2023 
 
 

 

 

 

Prepared by:  

Susan C. Holland, P.E. 

Holland Engineering, Inc. 

301 SW 7 Street 

Ft. Lauderdale, FL  33015 

  



   

 

 

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 3,038 

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 2,370 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 9 TONS/YR is expected from this project. 

 

4. STORM DRAINAGE: 

This project will require the installation of one drainage well and exfiltration trench. 

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

will be routed to the exfiltration trenches.  

 

 

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

 

 



   

 

5. TRIP GENERATION ANALYSIS 

The proposed development is expected to generate a net increase of 47 daily trips, 3 

morning peak hour trips and 4 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 19.53 persons, based on a total of 9 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 : Bay Harbor 1125 
DATE : November 21, 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  
 

 
 
 

9(2.17per DU) 
 
 
 
 
 
 
 
 
 
 

2(2.17 per DU) 

 
 
 

200 
 
 
 
 
 
 
 
 

 
 

200 

 
 
 

3,906 
 
 
 

3,906 
 
 
 
 
 
 

868 
 
 
 

868 

NET INCREASE 
 
 

  3,038 

 

 

 

 

 

 



   

 

PROPOSED SANITARY SEWER USE CALCULATIONS 

 

PROJECT : Bay Harbor 1125 
DATE : November 21, 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  
 

 
 
 

9(2.17per DU) 
 
 
 
 
 
 
 
 
 
 

2(2.17per DU) 

 
 
 

156 
 
 
 
 
 
 
 
 

 
 

156 

 
 
 

3,047 
 
 
 

3,047 
 
 
 
 
 
 

677 
 
 
 

677  

NET INCREASE 
 
 

  2,370 

 

 

 

 

 

 



   

 

PROPOSED SOLID WASTE CALCULATIONS 

PROJECT : Bay Harbor 1125 
DATE : November 21, 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  
 

 
 

9(2.17per DU) 
 
 
 
 
 
 
 
 
 
 

2(2.17per DU) 

 
 

 
 
 
 
 
 
 
 

 
 

0.632 
 
 
 
 
 
 
 
 
 
 

0.632 

 
 

12 
 
 
 

12 
 
 
 
 
 
 

3 
 
 
 
 

3 

NET INCREASE    9 



   

 
 
 
 
 

TRIP GENERATION ANALYSIS 
PROJECT : Bay Harbor 1125 
DATE : November 21, 2023 

 
Daily         

       Total Trips 

Land Use 
ITE 

Code Size 
Trip Generation 

Rate In Out In Out  Total 

Existing                 

Multifamily housing (low rise) 220 2 DU T=6.76(X) 50% 50% 7 7 14 

                  

Proposed                 

Multifamily housing (low rise) 220 9 DU T=6.76(X) 50% 50% 30 31 61 

                  

Difference           23 24 47 

         

         

Morning Peak Hour         

       Total Trips 

Land Use 
ITE 

Code Size 
Trip Generation 

Rate In Out In Out  Total 

Existing                 

Multifamily housing (low rise) 220 2 DU T=0.40(X) 24% 76% 1 1 1 

                  

Proposed                 

Multifamily housing (low rise) 220 9 DU T=0.40(X) 24% 76% 1 3 4 

                  

Difference           0 2 3 

         

         

Afternoon Peak Hour         

       Total Trips 

Land Use 
ITE 

Code Size 
Trip Generation 

Rate In Out In Out  Total 

Existing                 

Multifamily housing (low rise) 220 2 DU T=0.51(X) 63% 37% 1 1 1 

                  

Proposed                 

Multifamily housing (low rise) 220 9 DU T=0.51(X) 63% 37% 3 2 5 

                  

Difference           2 1 4 



 

 

Tree Report at 1160 101St Bay Harbor 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 



 

Following a comprehensive site visit, our assessment revealed the presence of a moderate condiƟon 
across the property. A notable feature is the rear secƟon, encompassing a substanƟal and challenging 
area characterized by dense vegetaƟon, consƟtuƟng approximately 15 to 18% of the total lot coverage. 
This parƟcular region is predominantly overrun by invasive species, with their roots and trunks intricately 
entwined and extending above the ground along the rear perimeter. 

 

AƩached herewith is the photographic report detailing our site visit. Each tree is meƟculously 
documented, accompanied by relevant informaƟon, including but not limited to height, spread, and 
diameter at breast height (DBH). This comprehensive report aims to provide a thorough understanding 
of the exisƟng tree inventory on the property. 

 

November 29, 2023 

 

 

General View: 

Front 

 

 

 



Back 

 



 







 



 

 

 

 

 

 

 



Tree#1 = Canary Date Palm, Phoenix Canariensis,  4” DBH ,25’ HT , 15’ SP, good condiƟon. 

 

 

 

 

 

 

 

 

 



Tree#2 = Brazilian Pepper, Schinus Terebinthifilia,  2” DBH ,18’ HT , 15’ SP, moderate condiƟon.INVASIVE 
SPECIE 

 

 

 



Tree#3= Thatch Palm, Thrynax Radiata,  7” DBH ,12’ HT , 8’ SP, good condiƟon. 

Tree#4= Thatch Palm, Thrynax Radiata,  7” DBH ,11’ HT , 7’ SP, good condiƟon. 

 

 

 

3 

4 



Tree#5= Thatch Palm, Thrynax Radiata,  6” DBH ,15’ HT , 9’ SP, good condiƟon. 

 

Tree#6= Thatch Palm, Thrynax Radiata,  7” DBH ,16’ HT , 10’ SP, good condiƟon. 

 



Tree#7= Sabal Palm, Sabal PalmeƩo,  7” DBH ,12’ HT , 8’ SP, good condiƟon. 

 

 

 

 

 

 

 

 



Tree#8= Adonidia Palm, Adonidia Mirelli,  MULTI ,15’ HT , 10’ SP, good condiƟon. 

 

 



Tree#9= Areca Palm, Dypsis Lutescenses,  4” DBH ,12’ HT , 6’ SP, good condiƟon. 

 

 

 

 



Tree#10= Areca Palm, Dypsis Lutescenses,  4” DBH ,10’ HT , 8’ SP, good condiƟon. 

 

 



Tree#11= Areca Palm, Dypsis Lutescenses,  4” DBH ,12’ HT , 8’ SP, good condiƟon. 

 



Tree#12= Coco Palm, Cocos Nucifera,  2” DBH ,12’ HT , 8’ SP, good condiƟon. 

 

 

 



Tree#13= Brazilian Pepper, Schinus Terebinthifilia,  3” DBH ,15’ HT , 15’ SP, moderate condiƟon.INVASIVE 
SPECIE 

 

 

 

 

 

 



Tree#14= Brazilian Pepper, Schinus Terebinthifilia,  3” DBH ,15’ HT , 15’ SP, moderate condiƟonINVASIVE 
SPECIE 

 



Tree#15= Brazilian Pepper, Schinus Terebinthifilia,  14” DBH ,22’ HT , 30’ SP, moderate condiƟon.INVASIVE 
SPECIE 

 



Tree#16= Sabal Palm, Sabal PalmeƩo,  8” DBH ,20’ HT , 15’ SP, good condiƟon. 

 

 

 

 

 



Tree#17= Brazilian Pepper, Schinus Terebinthifilia,  12” DBH ,10’ HT , 25’ SP, moderate condiƟon.INVASIVE 
SPECIE 

 



Tree#18= Alexander Palm, Archotonphoenix Alexandrae,  3” DBH ,30’ HT , 10’ SP, good condiƟon. 

 



Tree#19= Alexander Palm, Archotonphoenix Alexandrae,  3” DBH ,30’ HT , 10’ SP, good condiƟon. 

Tree#20= Alexander Palm, Archotonphoenix Alexandrae,  3” DBH ,32’ HT , 12’ SP, good condiƟon. 

Tree#21= Alexander Palm, Archotonphoenix Alexandrae,  3” DBH ,30’ HT , 10’ SP, good condiƟon. 

 

 

 

 

 

 

 

 

 

 



 

Tree#22= Alexander Palm, Archotonphoenix Alexandrae,  3” DBH ,34’ HT , 12’ SP, good condiƟon. 

Tree#23= Alexander Palm, Archotonphoenix Alexandrae,  3” DBH ,30’ HT , 10’ SP, good condiƟon. 

 

 

 

 

 

 

 

 

 



Tree#24= Brazilian Pepper, Schinus Terebinthifilia,  12” DBH ,15’ HT , 30’ SP, moderate condiƟon.INVASIVE 
SPECIE 



 



Tree#25= Umbrella Tree, Schefflera AcƟnophylla,  8” DBH ,15’ HT , 10’ SP, good condiƟon. INVASIVE 
SPECIE 

 



 



Tree#26= Umbrella Tree, Schefflera AcƟnophylla,  36” DBH ,35’ HT , 40’ SP, good condiƟon. INVASIVE 
SPECIE 



 



CERTIFICATE OF PERFORMANCE : 

 
1. I have verified tree and environmental condiƟons located at the site referred to  
in this report on the dates indicated and have stated my findings accurately to the  

best of my knowledge. The extent of the evaluaƟon is stated in the aƩached  
report and the Limits of the Assignment. 

2. I have no current or prospecƟve interest in the trees or the property that are  
the subject of this report and have no personal interest or bias with respect to the  

parƟes involved. 
3. The analysis, opinions, and conclusions stated herein are my own and are based  

on current professional procedures and facts. 
4. Analysis, opinions, and conclusions were developed, and this report has  
been prepared according to commonly accepted arboricultural pracƟces. 

5. My compensaƟon is not conƟngent upon the reporƟng of a predetermined  
conclusion that favors the cause of the client or any other party nor upon the  

results of the assessment, the aƩainment of 
sƟpulated results, or the occurrence of any subsequent events. 

 

 

 

 

 

 

____________________________________ 

Mercedes Porcari 

305 785 8256 

ExoƟcscape 

11/29/2023 
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PROJECT INFORMATION

CITY:

PROPERTY TAX FOLIO:

PROPERTY ADDRESS:

LEGAL DESCRIPTION:

LAND USE DESIGNATION:

ZONING DESIGNATION:

LOT AREA:

ZONING INFORMATION

BAY HARBOR ISLANDS.

13-2227-001-1510

1160 101st STREET, BAY HARBOR ISLANDS

BAY HARBOR ISLAND PB-46-5 LOTS 15 BLVK 
22 OF MIAMI DADE COUNTY
MH - MEDIUM HEIGHT DENSITY RESIDENTIAL

RM-2 MULTIPLE FAMILY DISTRCIT

11,250.00 SQFT.  (0.2583 ACRES)

APPLICABLE CODES:

-FLORIDA BUILDING CODE (FBC) -2020
7th Edition-FLORIDA BUILDING CODE 
(FBC). 
ACCESSIBILITY -2020 7th Edition.-
FLORIDA FIRE PREVENTION CODE 
(FFPC) 
2020, 7th Edition Based on NFPA 1,2018 
Edition & 
NFPA 101, 2018 Edition with modifications.-
ASCE 24 (FLOOD DESIGN CLASS 2 
AS PER ASCE 24-14 TABLE 1-1)-NFPA1 
& 101 LIFE SAFETY 2018 EDITION.-
AMERICAN WITH DISABILITIES ACT 
(ADA) 
STANDARDS FOR ACCESSIBLE DESIGN 
2010-FAIR HOUSING ACT DESIGN 
MANUAL.
LATEST EDITION.

PRINCIPAL FRONT: 75.00 S
SIDES: 150.00' E & 150.00' W
REAR: 75.00' N

LOT AREA

RM-2 MULTIPLE FAMILY DISTRICT REQUIRED PROVIDED

GROUND FLOOR AREA: 7519 SF

LANDSCAPE AREA: 3044 SF

LANDSCAPE AREA AT ROOF LVL: 520 SF

CALCULATION

. 75.00' X 150.00' = 11,250 SQFT 11,250 SQFT (.2582 ACRES

.

>20%

>15% OF DECK 
AREA

BY LOT

11,250 X .20 = 2,250 SQFT.

3,780.5 X .15 =567.08 SQFT.

11,250 SQFT

2,725 SQFT. 24.22%

572 SQFT. 15.13%

DENSITY: 34 DU/ACRE .2582 ACRES X 34 = 9 9.

BUILDING AREA:

BUILDING SETBACKS REQUIRED PROVIDED

PRINCIPAL FRONT 20' UP TO 30' HEIGHT
25' UP TO 45' HEIGHT
30' UP TO 65' HEIGHT

20' UP TO 30' HEIGHT
25' UP TO 45' HEIGHT
30' UP TO 65' HEIGHT

SIDE SETBACK 10' UP TO 30' HEIGHT
1' / 3' IN HEIGHT AFTER 30'
MAX = 20' (SINGLE LOT)

10' UP TO 30' HEIGHT
14' UP TO 43' HEIGHT
17' UP TO 53' HEIGHT
20' UP TO 65' HEIGHT 

REAR SETBACK 10' UP TO 30' HEIGHT
1' / 3' IN HEIGHT AFTER 30'

10' UP TO 30' HEIGHT
13' 6"' UP TO 40' HEIGHT
17' UP TO 53' HEIGHT
20' UP TO 65' HEIGHT 

TOTAL AREA:
COMMON AREA: 
NET AREA:

44,135 SQFT.
4,247 SF
25,429 SQFT.

GENERAL FLOOD NOTES:

1. AS PER ASCE 24 FLOOD DESIGN CLASS 2 APPLICABLE WET FLOODPROFFING
2. ALL AREAS OF ACCESS TO THE BUILDING:  LOBBY, GARAGE AND STORAGE THAT ARE BELOW THE DESIGN FLOOD 

ELEVATION (BFE +1'-0") TO BE WET FLOOD PROOFED UP TO BFE +1'-0" (NGVD+9)

3. FLOOD DAMAGE RESISTANT MATERIALS TO BE APPLIED TO ALL FLOORS, WALLS & SURFACES UP TO DFE (NGVD+9):
A. LOBBY : 3'-8" ABOVE F.F.E.

B. STORAGE (TRASH ROOM): 3'-8" ABOVE F.F.E.

4. EQUALIZATION OF HYDROSTATIC FLOOD FORCES PROVIDED THROUGH FLOOD VENTS LOCATED ON ALL EXTERIOR 

WALLS. NET  AREA OF THE OPENINGS TO BE CALCULATED AS ENGINEERED OPENINGS DETERMINED IN CONSTRUCTION 
DOCUMENTS AS PER ASCE 24 SECTION 2.7.2.2. OR AS NON ENGINEERED OPENING AT THE RATIO OF 1 SQ IN / 1 SQ FT OF 

ENCLOSED AREA.

5. THE BOTTOM OF EACH FLOOD OPENING SHALL NOT BE HIGHER THAN 1 FT. ABOVE F.F.E. OR EXTERIOR GRADE ADJACENT 
TO THE WALL.

6. ELEVATOR CABS EQUIPPED WITH CONTROLS THAT PREVENT CABS FROM DESCENDING INTO FLOODWATERS.

7. MAIL BOX: METAL MAILBOXES TO BE PLACED AT BFE +1'-0" (NGVD+9), 3'-8" ABOVE F.F.E.
8. EQUIPMENT ROOM: ALL EQUIPMENT TO BE PLACED MINIMUM AT BFE +1'-0" (NGVD+9), 3'-8" ABOVE F.F.E

HEIGT / FLOOD LEGEND

AVERAGE CROWN OF ROAD

BUILDING LOBBY (F.F.E.):

B.F.E.

D.F.E.*

1ST HABITABLE FLOOR:

ROOF DECK:

POOL DECK:

ELEV. & STAIR HEIGHT:

PARKING 

2 PER D/U SINGLE SPACES = 18

HC SPACE = 1

REQUIRED PROVIDEDCALCULATION

2X9= 18 SPACESRESIDENTIAL

GUEST PARKING

TOTAL SPACES

SINGLE OFF STREET = 1

18 SPACES 19 SPACES

FLEX SETBACK 1/3 OF TOTAL DIMENSION OF
BUILDING: ON SIDES (120'0"/3= 40' 0")
FRONT AND BACK (55'0"/3= 18' 3")

WEST SIDE= 40' 0"
EAST SIDE = 37' 6"
FRONT = 18' 0"
BACK = 18' 0"

*D.F.E. ( DESIGN FLOOD ELEVATION ) = FEMA B.F.E. + 1' FBC FREEBOARD (8.0' NGVD + 1.0' NGVD = 9.0' NGVD). 

PROJECT INFORMATION

-0' 11"...........................................(4.03' NGVD)

0' 4"..............................................(6.08' NGVD)

3' 0"............................................. (8.00' NGVD)

4' 0"..............................................(9.00' NGVD)

+ 7.75' ABOVE DFE......................(16.75' NGVD)

+ 62.5' ABOVE DFE......................(66.5' NGVD)

+ 67.5' ABOVE DFE......................(71.5' NGVD)

78' 0" (15' 4" A.R.D.)....................(87.00' NGVD)

FLOOD ZONE: AE
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AERIAL VIEW

ZONING MAP

BUILDING INFORMATION AREAS

LEVEL
COMMON

AREA
NET

AREA
OPEN
AREA TOTAL AREA Comments

PARKING LEVEL +5.00
NGVD

671 SF 0 SF 6464 SF 7136 SF

LEVEL 2 530 SF 5935 SF 854 SF 7319 SF 2 DU: 3 Bed - 3
1/2 Bth

LEVEL 3 530 SF 5935 SF 624 SF 7089 SF 2 DU: 3 Bed - 3
1/2 Bth

LEVEL 4 530 SF 5170 SF 1388 SF 7088 SF 2 DU: 3 Bed - 3
1/2 Bth

LEVEL 5 530 SF 4408 SF 1194 SF 6133 SF 2 DU: 3 Bed - 3
1/2 Bth

LEVEL 6 482 SF 3980 SF 993 SF 5455 SF 1 DU: 4 Bed - 4
1/2 Bth

ROOF AND POOL
DECK

973 SF 0 SF 2942 SF 3915 SF

4247 SF 25429 SF 14460 SF 44135 SF

REFER TO PG G004 FOR FULL AREA CALCULATION

No. Description Date
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CORE
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POOL

123 SF

STAIR A

94 SF

CIRCULATION
BOH
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CORE

OPEN AREA

PROPERTY LINE

58 SF

ELEV

55 SF

CIRCULATION

388 SF

MECHANICAL WELL

778 SF

ROOF DECK

194 SF

STAIR B

478 SF

POOL DECK

1311 SF

POOL DECK

60 SF

COMMON AREA
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GROSS AREA
CALCULATION

22-048

BAY HARBOR 1160

1160 101 St BAY
HARBOR CONDO

2618, LLC

27/11/2023

Author

Checker

1160 101ST STREET
BAY HARBOR ISLANDS, FL 33154

A001

.

1 : 250A001

1 PARKING LEVEL +5.00 NGVD
1 : 250A001

2 LEVEL 2

1 : 250A001

3 LEVEL 4 FLOOR  PLAN

1 : 250A001

4 LEVEL 5

1 : 250A001

6 LEVEL 6 FLOOR PLAN

GROSS AREA

NAME AREA

PARKING LEVEL +5.00 NGVD

BOH 95 SF

CIRCULATION 334 SF

CORE 242 SF

671 SF

LEVEL 2

BOH 52 SF

CIRCULATION 103 SF

CORE 375 SF

NET AREA 5935 SF

6466 SF

LEVEL 3

BOH 52 SF

CIRCULATION 103 SF

CORE 375 SF

NET AREA 5935 SF

6466 SF

LEVEL 4

BOH 52 SF

CIRCULATION 103 SF

CORE 375 SF

NET AREA 5170 SF

5700 SF

LEVEL 5

BOH 52 SF

CIRCULATION 103 SF

CORE 375 SF

NET AREA 4408 SF

4939 SF

LEVEL 6

BOH 107 SF

CORE 375 SF

NET AREA 3980 SF

4462 SF

ROOF AND POOL DECK

BOH 388 SF

CIRCULATION 209 SF

CORE 375 SF

973 SF

29675 SF

NET AREA

NAME AREA

LEVEL 2

NET AREA 5935 SF

LEVEL 3

NET AREA 5935 SF

LEVEL 4

NET AREA 5170 SF

LEVEL 5

NET AREA 4408 SF

LEVEL 6

NET AREA 3980 SF

9 25429 SF

UNIT AREAS

Name Area

APARTMENT 201 2990 SF

APARTMENT 202 2945 SF

APARTMENT 301 2990 SF

APARTMENT 302 2945 SF

APARTMENT 401 2638 SF

APARTMENT 402 2531 SF

APARTMENT 501 2298 SF

APARTMENT 502 2110 SF

APARTMENT 601 3980 SF

25429 SF

1 : 250A001

7 LEVEL 3 FLOOR PLAN

1 : 250A001

8 ROOF AND POOL DECK.

No. Description Date



S
E

T
B

A
C

K
 1

0
' 0

''

S
E

T
B

A
C

K
 1

3
' 6

''

S
E

T
B

A
C

K
 1

8
' 0

''

S
E

T
B

A
C

K
 2

0
' 0

''

S
E

T
B

A
C

K
 1

0
' 0

''

S
E

T
B

A
C

K
 1

4
' 0

''

S
E

T
B

A
C

K
 1

8
' 0

''

S
E

T
B

A
C

K
 2

0
' 0

''

SETBACK 20' 0''

SETBACK 25' 0''

SETBACK 30' 0''

SETBACK 10' 0''

SETBACK 14' 0''

SETBACK 18' 0''

SETBACK 20' 0''

LEVEL 3 UP TO 25' HEIGHT

LEVELS 4 & 5 UP TO 45' HEIGHT

LEVELS 6 & 7 UP TO 65' HEIGHT

P
A

R
K

IN
G

 L
E

V
E

L
S

 1
 &

 2
 U

P
 T

P
 1

5
' 
H

E
IG

H
T

L
E

V
E

L
S

 2
&

3
 U

P
 T

O
 3

0
' 
H

E
IG

H
T

L
E

V
E

L
S

 3
 T

O
 4

 U
P

 T
O

 4
5
' 
H

E
IG

H
T

L
E

V
E

L
 5

 T
O

 6
 U

P
 T

O
 5

5
' 
H

E
IG

H
T

P
O

O
L
 D

E
C

K
 U

P
 T

P
 6

5
' H

E
IG

H
T

P
O

O
L
 D

E
C

K
 U

P
 T

P
 6

5
' H

E
IG

H
T

L
E

V
E

L
 5

 T
O

 6
 U

P
 T

O
 5

5
' 
H

E
IG

H
T

L
E

V
E

L
S

 3
 T

O
 4

 U
P

 T
O

 4
5
' 
H

E
IG

H
T

P
O

O
L
 D

E
C

K
 U

P
 T

P
 6

5
' H

E
IG

H
T

L
E

V
E

L
 5

 T
O

 6
 U

P
 T

O
 5

5
' 
H

E
IG

H
T

L
E

V
E

L
S

 3
 T

O
 4

 U
P

 T
O

 4
5
' 
H

E
IG

H
T

POOL DECK

MECHANICAL WELL

101th STREET
3

0
'-
0

" 2
5

'-
0

" 2
0

'-
0

"

10'-0"

13'-6"

18'-0"

20'-0"

10'-0"

13'-6"

18'-0"

20'-0"

1
0

'-
0

"

1
4

'-
0

"

1
8

'-
0

"

P
R

O
P

E
R

T
Y

 L
IN

E

PROPERTY LINE

PROPERTY LINE

P
R

O
P

E
R

T
Y

 L
IN

E

75' 00"

75' 00"

1
5
0
' 
0
0
"

1
5
0
' 
0
0
"

GARAGE GATE

A
C

C
E

S
S

 W
A

L
K

W
A

Y

E
G

R
E

S
S

 W
A

L
K

W
A

Y

GUEST
PARKING

LOBBY

FFE + 5.33' NGVD

O
P

E
N

 G
A

R
A

G
E

5
%

6
%

FFE + 5.00' NGVD

FFE + 5.00' NGVD

101th STREET

G
A

R
A

G
E

5
%

0' - 0"

0' - 4"

41'-0"

P
R

O
P

E
R

T
Y

 L
IN

E

P
R

O
P

E
R

T
Y

 L
IN

E

PROPERTY LINE

PROPERTY LINE

1

2
3

4
6

5
7

8
9

1
0

1
8

1
7

1
6

1
5

1
4

1
3

1
2

1
1

21'X41' FIRE APPARATUS 
SET-UP SITE

10'-0"55'-0"10'-0"

SETBACK SETBACK

75'-0"

GREEN AREA

GREEN AREA

GREEN 
AREA

GREEN AREA

GREEN 
AREA

ELEV

TRASH ROOM

10'-0" 55'-0" 10'-0"

75'-0"

SETBACK SETBACK

2
0

'-
0

"
1

2
0
'-
0

"
1

0
'-
0

"

1
5

0
'-
0

"

9
'-
0

"
2

0
'-
0

"
1

2
0
'-
0

"
1

0
'-
0

"

S
E

T
B

A
C

K
S

E
T

B
A

C
K

S
E

T
B

A
C

K
S

E
T

B
A

C
K

3'-0"

21'-0"23'-0"16'-0"7'-0"

5'-0"

VEHICLE LIGHTS 
SCREENING > 3' 0" AFF

10' V.T. 10' V.T. 

0' - 0"

R 1
0' 

- 0
" R 10' - 0"

R 6' - 0
"

75' 00"

75' 00"

1
5

0
' 
0

0
" 1
5

0
' 
0

0
"

FFE + 5.75' NGVD

GREEN AREA

DUMPSTER

VEHICLE LIGHTS 
SCREENING > 3' 0" AFF

VEHICLE LIGHTS 
SCREENING > 3' 0" AFF

7519 SF

PARKING
650 SF

ACCESS DRIVE / PRW

203 SF

GREEN AREA

313 SF

GREEN AREA

2528 SF

GREEN AREA

353 SF

PAVERS

332 SF

PAVERS

IMPERVIOUS

PERVIOUS

PUBLIC RIGHT OF WAY

203 SF

GREEN AREA

157 SF

GREEN AREA

100 SF

GREEN AREA

19 SF

GREEN AREA

59 SF

GREEN AREA

91 SF

GREEN AREA

56 SF

GREEN AREA

18 SF

GREEN AREA

22 SF

GREEN AREA

321 SF

POOL DECK

634 SF

POOL DECK

1118 SF

POOL DECK

388 SF

MECHANICAL

IMPERVIOUS

PERVIOUS

375 SF

POOL

Scale

Project number

Date

Drawn by

Checked by

CIVIL ENGINEER
HOLLAND ENGINEERING, INC.
1120  SE 3rd AVE - Fort Lauderdale, fl 33116
Phone: (+1) 954.367.0371
e-mail

LANDSCAPE ARCHITECT
EXOTISCAPE, INC.
181 Harbor Dr - Key Biscayne, FL 33149
Phone: (+1) 305.361.5782
e-mail: mporcari@exoscape.com

STRUCTURAL ENGINEER
Address
Address
Phone
e-mail

MEP ENGINEER
Address
Address
Phone
e-mail

STUDIO BAIGORRIA Design Office, LLC
601 NE 36th Street # 3512
Miami, FL 33137
Ph: +1 305 815 8122
Contact: roxanatillit@gmail.com

CONTRACTOR
Address
Address
Phone
e-mail

DESIGNER

SEAL  /  SIGNATURE            

FLORIDA REGISTRATION                        AR-95209

As indicated

1
1

/2
8
/2

0
2

3
 2

:3
8

:2
3

 P
M

SITE
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HARBOR CONDO

2618, LLC

27/11/2023
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Checker

1160 101ST STREET
BAY HARBOR ISLANDS, FL 33154

A100

.

TOTAL PARKING COUNT 19:
• GUESS PARKING: 1
• REGULAR PARKING: 17
• ADA PARKING: 1

3/32" = 1'-0"A100

2 ROOF SITE PLAN 3/32" = 1'-0"A100

1 GROUND LEVEL FLOOR PLAN.

1/16" = 1'-0"A100

3 PARKING LEVEL + GREEN AREAS.

1/16" = 1'-0"A100

4 ROOF DECK GREEN AREAS

PERVIOUS / IMPERVIOUS GROUND LEVEL

Name Area Color Group

PARKING 7519 SF IMPERVIOUS

PAVERS 685 SF IMPERVIOUS

3 8205 SF

GREEN
AREA

3044 SF PERVIOUS

3 3044 SF

PERVIOUS / IMPERVIOUS ROOFTOP

Name Area Color Group

IMPERVIOUS

MECHANICAL 388 SF IMPERVIOUS

POOL 375 SF IMPERVIOUS

POOL DECK 2073 SF IMPERVIOUS

PERVIOUS

GREEN AREA 520 SF PERVIOUS

GREEN AREAS EQUIVALENT TO: 37.08%

GREEN AREAS EQUIVALENT TO: 21.23%

2449 SF  POOL+POOL DECK

No. Description Date
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3/4" = 1'-0"A501

1 DUMPSTER
3/4" = 1'-0"A501

2 D WALL SECTION
3/4" = 1'-0"A501

3 FRONT ELEVATION

3/4" = 1'-0"A501

4 MAILBOX PLAN
3/4" = 1'-0"A501

5 MAILBOX ELEVATION
3/4" = 1'-0"A501

6 MAILBOX SECTION
3/4" = 1'-0"A501

7 PARKING METAL VERTICAL LOUVER

1 1/2" = 1'-0"A501

8 LOUVER DETAIL SECTION
3" = 1'-0"A501

9 LOUVER DETAIL PLAN
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TINTED GLASS

GLASS GUARDRAIL

VERTICAL LOUVERS 
ALUMINIUM OR SIMILAR

CONCRETE SLAB WITH MOLDED EDGE,
SMOOTH FINISH, COLOR WHITE (TYP)

FIBER CEMENT FACADE 
WITH MATTE FINISH

fins are formparts with a U-shaped cross-section in a 2-3/4"x
2-3/4" format. They are used as slender concrete slabs for
facades to serve as permanent visual and sun protection for
large window areas.

fins also create creative design accents on the building
envelope. Due to the geometrical shape of the fins, the daylight
creates special light effects in the interior.

FINS

ARCHITECTURAL FINISH, EQUITONE OR 
SIMILAR,
COLOR (similar to image) TO BE SELECTED BY
OWNER+ARCHITECT
Equitone: is a fiber cement façade
material with an ultra matte architectural finish.
At the customer's request, thousands of matte
colors can be supplied to play with in each project.

CONCRETE FIN WITH MOLDED EDGE,
SMOOTH FINISH, COLOR: WHITE
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Luminaire Schedule

Symbol Qty Label Arrangement Description Tag LLF Luminaire

Lumens

Luminaire

Watts

Total

Watts

1 E4 Single LL-WR1-4-35K-15W-xxx 0.900 2424 15.94 15.94

2 E3 Single GL-048L3-035F-30K 0.980 3069 57.76 115.52

10 E2 Single SRT1-20-3K7-5C-UNV 0.980 2956 22.6 226

8 E1 Single GL-006L4-035F-30K 0.980 309 7.862 62.896

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

ACCESS WALKWAY Illuminance Fc 1.67 6.0 0.1 16.70 60.00

EGRESS WALKWAY Illuminance Fc 2.62 5.6 0.6 4.37 9.33

ENTRY BY GARAGE Illuminance Fc 2.88 4.3 1.0 2.88 4.30

PARKING GARAGE Illuminance Fc 5.04 12.0 1.1 4.58 10.91

PROPERTY LINE Illuminance Fc 0.23 0.8 0.0 N.A. N.A.
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E1 E1 E1 E1
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Luminaire Schedule

Symbol Qty Label Arrangement Description Tag LLF Luminaire

Lumens

Luminaire

Watts

Total

Watts

3 E1 Single GL-006L4-035F-30K 0.980 309 7.862 23.586

6 E10 Single PD-W36610_FM-W36607 0.980 545 11.1227 66.736

9 E5 Single 33059_BEGA_IES 0.980 1485 20 180

27 E7 Single LCS_6-5W-36-D-30K-SA 0.980 647 14 378

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

East stair Illuminance Fc 34.53 42.8 22.1 1.56 1.94

Outdoor Gym Illuminance Fc 3.82 8.6 0.4 9.55 21.50

Pool deck Illuminance Fc 6.23 39.2 0.6 10.38 65.33

Roof deck Illuminance Fc 5.54 26.6 1.1 5.04 24.18

Stair Illuminance Fc 40.48 49.8 19.6 2.07 2.54

Stair Landing Illuminance Fc 1.78 3.9 1.0 1.78 3.90
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MITIGATION SUMMARY

                          104" DBH

4 28 15
2 18 15
7 12 8
7 11 7
6 15 9
7 16 10
7 12 8

MULTI 15 10
4 12 6
4 10 8

15 15
3

PROPOSED MITIGATION:

3

14 22 30

TOTAL MITIGATION:      121" DBH from 38 new trees to be proposed.  23 of them are native to Florida, representing more than 50%
                                                            of proposed mitigation

                          + for a total of 104" DBH =

4 12 8
2 12 8

15 15

8 20 15
12 10 25
3 30 10
3 30 10
3 32 12
3 30 10
3 34 12
3 30 10
12 15 30
8 15 10
36 35 40

             8 Bayrum trees having 14'HT 3"DBH 8'SP (or more) =  24" total DBH
             7 Crape Myrtle 14'HT 3"DBH 8'SP (or more)              = 21"  total DBH
             1 Gumbo Limbo 24'HT 10"DBH 16'SP (or more)        = 10"  total DBH
             12 Green Buttonwood 14'HT 3"DBH 8'SP (or more)   = 36"  total DBH
             10 Silver Buttonwood 14'HT 3"DBH 8'SP (or more)    = 30"  total DBH

                                                                          TOTAL DBH     = 121"  total DBH
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