TOWN OF BAY HARBOR ISLANDS
MORRIS N. BROAD COMMUNITY CENTER
1175 9STH STREET
BAY HARBOR ISLANDS, FL 33154

DEVELOPMENT & REVIEW COMMITTEE MEETING

September 25, 2025
11:00 AM

AGENDA

CALL TO ORDER: Set for 11:00 AM

PLEDGE OF ALLEGIANCE:

ROLL CALL:

1. Review and discussion of the Site Plan Application by Bay Harbor 1080 Partners, LLC located at 1060 95
Street, Lot 7 of Block 13. The owners have submitted an application to raise the ceiling heights on both
floors to improve natural light penetration and spatial volume and increase the overall building height by

3.96 feet to accommodate the new ceiling elevations. Enclosed are the Site Plans and the Staff Report
prepared by Town Planner Michael Miller.

ADJOURNMENT:
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AGENDA ITEM REPORT
September 25, 2025

ITEM NUMBER: 1.

ITEM: Review and discussion of the Site Plan Application by Bay Harbor 1080 Partners, LLC
located at 1060 95 Street, Lot 7 of Block 13. The owners have submitted an application to raise
the ceiling heights on both floors to improve natural light penetration and spatial volume and
increase the overall building height by 3.96 feet to accommodate the new ceiling elevations.
Enclosed are the Site Plans and the Staff Report prepared by Town Planner Michael Miller.

DESCRIPTION:

Owner's Name: Bay Harbor 1080 Partners, LLC
Folio: 13-2227-001-2540

Property Address: 1060 95 Street

Zoning District: RM-2

Legal Description: Lot 7 of Block 13

RECOMMENDED ACTION:

FINANCIAL ANALYSIS:

BUDGET IMPACT:

Submitted By: Ayanidys Martinez
Ayanidys Martinez

ATTACHMENTS

1.|SPR25-000020 DRC Application 1060 95 Street 8.27.2025

.|BHI 1060 95 St MFR Reno DRC #1 Memo Sept 15 2025

2
3.1C22-0237 DRC LETTER OF INTENT AUG 2025
4./C22-0237 CD V4 - 1060 95th St Bay Harbour 2025 DRC 11X17




Town Council

Joshua D. Fuller
Mayor

Elizabeth Tricoche
Vice Mayor

Stephanie Bruder
Council Member

Molly Winters Diallo

Council Member

Isaac Salver
Council Member

Teri D'Amico
Council Member

Robert Yaffe
Council Member

Town Officials

Maria Lasday

Town Manager

Yvonne Hamilton
Town Clerk

Joseph S. Geller

Town Attomey

APPLICATION FOR SITE PLAN REVIEW

Legal description ofreal property in the Town of BayHarbor Islands, Florida for which
site plan approval is requested.

oy Hadoor \sland PB 465 LOT 77BLK 13 LOTgIzE T5.00K150

Folio# 13-222T-0071-25L40
Size of described property )—O‘l' Sl|zé “’,2503%# / Bw/almg 7: '7088 CZ("J»

Units 9
Ovners) Name By Radoor (080 farkners LLC
Mailing Address_ 9 Yewroc€. CT

Ciy_ OLD WeEsTRURY State_ N Y

Project Description ' ' "'l

Zip || 558

Phone Number Email

Signature of Owner / 6

Name of Applicant (if dlffelent from owner)
Mailing Address 2905 N6 203 &5 -8 uife C13

ciy_Mentvid State - L zip 33150

Phone Number 056528 S 7 pmail -Ao!()m | c\ﬁpg eenCH) gmg,) Com
A A~

Name of Representative /\dam _Xf\/\d@/ ¥4

Mailing Address 35835 NE QO3 gV go\l@, (33

City ZA(UQU\&\’@ State |- L zip 33|80

Phone Number 30 0818530

Signature of Applicant

|om
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To BECOMPLETED BY TOWN OF BAY HARBOR ISLANDS

Date Received 8) 2:7[ 202.S By 7R
Process Number& E 25-Ux 0020 Fee Paid ﬁB; o0, e OJC__ ’354‘/’

9665 Bay Harbor Terrace » Bay Harbor Islands, FL 33154 « Tel: (305) 866-6241 « Fax: (305) 866-4863 « www.bayharborislands-fl.gov



MICHAEL MIWER PLANNING ASSOCIATES. INC.

Land Design  Municipal Planning Services Transportation Planning

TOWN OF BAY HARBOR ISLANDS
COMMUNITY DEVELOPMENT
MEMORANDUM

To: Development Review Committee (DRC)
Town of Bay Harbor Islands

j -
From: Michael J. Miller, AlcP |} m

Consultant Town Planner
Date: September 15", 2025

Subject: Site Development Plan Application — Exterior & Interior Renovations (2025)
Bay Harbor Multi-Family Residential Complex (9 DU)
1060 95" Street
Bay Harbor Islands Acct. No. SPR2025-000020 / Previous SPR23-000027
MMPA Acct. No. 01-0702- 1171B

RECOMMENDED ACTION / PROJECT HISTORY

MMPA recommends the Development Review Committee (DRC) DEFER the proposed site
development plan application at this time to allow the applicant to address the comments, as the
plan submittal is somewhat incomplete. Our office records reveal the Town reviewed / approved a
similar application in 2023, but due to inactivity, it appears the project approval expired.

GENERAL PROJECT INFORMATION

Land Use Designation: MH — Medium-High Density Residential

Zoning District: RM-2 Multiple Family District

General Location: 1060 95™ Street

Legal Description: Lot 7, Block 13, “Bay Harbor Island” according to the plat thereof,

as recorded in Plat Book 46, at Page 5 of the Public Records of
Miami-Dade County.

PROJECT DESCRIPTION

The project architect, Victor R. Vega Sanabria / Florida Building Plans, as agent for the property
owner (Bay Harbor 1080 Partners, LLC / Avi Dashi Principal) has submitted a Site Development
Plan application to allow exterior & interior building / landscaping renovations deemed
substantial by the Town to an existing 9-unit / 2-story garden apartment type complex located at
1060 95" Street. The property is zoned RM-2 Multiple Family Residential District. According to

3301 North University Drive  Suite 100  Coral Springs, Florida 33065 Telephone: 954-757-9909



Town of Bay Harbor Islands

Development Review Committee (DRC) Staff Report

Site Development Plan Application — Exterior & Interior Renovations (2025 Review)
1060 95" Street Multifamily Residential Complex (9 DU)

September 15%, 2025

Page 2

the M-D County Property Appraiser the building was constructed in 1948; however, the Town's
2006 Historic Structure Survey indicates the complex was built in 1954. The Town's Historic
Structure Survey identifies the architectural style as Masonry Vernacular (some MiMo features).
It appears from the plans that all of the DU are 1-bedroom / 1-bathroom units. The plans show
some proposed interior renovations (Existing / Proposed Walls). A small 115 sq. ft. addition is
also proposed. There does not appear to be a clear floor plan of the existing DU layout to
compare to the plans submitted. There is no table with the individual DU information listed such
as BR / Bath mix or square footage. From a cursory MMPA calculation none of the DU appears
to meet the minimum DU size requirement of today. Per Sec. 23-9 the minimum DU sizes of
today are 750 sq. ft. (studio) / 900 sq. ft. 1-BR / 1,150 sq. ft. 2-BR). None of the DU sizes
appear to meet even the 750 sq. ft. criteria. The Town needs each DU interior calculations
(existing gross SF from inside exterior DU separation walls / not room by room / include interior
partition walls). As was common for most earlier land developments in the Town, there are no
on-site parking spaces at all, and the quantity of adjoining “street” parking spaces is only 9 (1
space per DU / 2 spaces required today = 18 spaces). In the early years of the Town there was
no Zoning Code (initially adopted in 1957) with land development criteria, only the developer’s
Deed Restrictions that had minimal standards. Therefore, this site is deemed legal non-
conforming as to the DU sizes and several other current day criteria.

The following are the madifications to the exterior elements of the building:
1. Modification the exterior fagade and finish materials

2. All windows and doors are to be replaced by impact, keeping the same openings. A few
of those openings will be blocked.

3. All exterior doors are distressed and will be replaced by impact doors keeping the same
openings.

4. All parking areas are to be fixed (pavement). Keeping the same quantity and location.

5. Existing railings are damaged and are not complying with the code. All of them will be
replaced.

According to Town Council Resolution No. 1077 adopted in October 2008, Sec. 1(e) states:

“The Planning and Zoning Board (now the DRB) shall review and approve
revisions to plans previously approved by the Board for changes in materials
and/or colors that affect the overall aesthetic look. (Structural changes: location,
reduction or addition of doors, windows, roof design changes (pitch), and
architectural features (railings, balconies, columns, or any other accent feature”.

The Resolution's accompanying Town Manager memo from 2008 states the Town staff can
administratively approve a number of common building permits, including interior work, door and
window replacements, provided they do not change the building appearance (size / shape /
quantity). Based on the applicant's desired modifications, staff collectively determined the
Design Review Board (DRB) is required to review this application. As stated previously most of

Michael Miller Planning Associates, Inc.



Town of Bay Harbor Islands

Development Review Committee (DRC) Staff Report

Site Development Plan Application — Exterior & Interior Renovations (2025 Review)
1060 95t Street Multifamily Residential Complex (9 DU)

September 15", 2025

Page 3

the complex’s window replacement would not require the DRB’s review / approval, but they
intend on blocking in several windows. This complex is in poor condition and numerous
improvements are planned.

COMPREHENSIVE PLAN / ZONING

Comprehensive Plan — The property has a Future Land Use Map (FLUM) designation of
“Medium-High Density Residential”. The maximum allowable base density is 34 DUA. Based on
the lot size (11,250 sq. ft.) a maximum of 9 DU can be built on this site — and 9 DU now exists. No
additional units are being requested in this application. Therefore, the use and density are
compliant with the Town’s Comprehensive Plan FLUM.

Land Development Regulations / Zoning Code —The property has a Zoning classification of RM-
2 Muitiple Family Zoning District. The maximum allowable base density is 34 DUA. Based on the
lot size (11,250 sq. ft.) a maximum of 9 DU can be built on this site — and 9 DU now exists. No
additional units are requested; therefore, the use and density are compliant with the Town'’s zoning
classification and regulations.

PLATTING

The site will not require re-platting, as the site is currently platted as described above (1 lot).
The subject site is comprised of Lot 7 of Block 13.

RIGHT-OF-WAY AND ACCESS DESCRIPTION

The site will continue to use the existing nine (9) perpendicular off-street parking spaces in front of
the property connecting to 95" Street.

SITE PLAN COMMENTS

During the Town’s 2023 project review many of our initial questions / corrections were addressed.
Following are #1 comments based on the updated plans signed & sealed on August 1t, 2025,
submitted to the Town for consideration:

1) Although this complex is old and has several non-conforming features, the Town needs a
certain amount of base information to proceed. There does not appear to be clear floor
plans of the existing DU layouts to compare to the new plans submitted (only foundation
plans). There is no “table” with the individual DU information listed such as BR / Bath mix
or gross square footage. From a cursory MMPA calculation none of the DU appears to
meet the minimum DU size requirement of today. Per Sec. 23-9 the minimum DU sizes of
today are 750 sq. ft. (studio) / 900 sq. ft. (1-BR) / 1,150 sq. ft. (2-BR). None of the DU sizes
appear to meet even the smallest 750 sq. ft. criteria. The Town will need information for
each DU interior calculation (existing gross SF from inside of exterior DU separation walls /
not room by room / include interior partition walls).

Michael Miller Planning Associates, inc.
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™ FLORIDA
BUILDING PLANS

345 W 75 PL, HIALEAH, FL 33014

Dear Members of the Development Review Committee,

We hereby submit this Letter of Intent to apply to the Town of Bay Harbor Islands Development
Review Commifttee (DRC) for a review of an approved Design Review Board (DRB) under
process number: SPR23-000027.

In addition, this property had two other approved processes by Miami-Dade County under
process number: M2023021261, and the Town of Bay Harbor Islands Building Department under
process number: B23-000333.

Our project entails the renovation of the existing two-story building, which contains nine
residential units in a modern architectural style. We will preserve the building's overall aesthetic
as previously approved by the Building Department, the county and the DRB while

incorporatfing the following enhancements:
e Raising the ceiling heights on both floors to improve natural light penetration and spatial
volume
e Increasing the overall building height by 3.96 feet to accommodate the new ceiling

elevations

With these improvements, more than 50% of the existing facades and structure are preserved.

1|Page



¢ = FLORIDA
BUILDING PLANS

345 W 75 PL, HIALEAH, FL 33014

We appreciate the Committee’s review of this application and look forward to your guidance

on any additional materials or clarifications needed to complete the DRC process.

Florida Building plans is a company of certified architects and engineers that develop new
architectural projects, remodeling, and code violation solutions.

Thank you for your attention to this matter. Should you require any additional documentation or
clarification, please do not hesitate to contact us at:

Phone number: (305)424-9223

Regards,

Digitally signed by Victor R Vega
Sanabria

DN: c=US, 0=VRVS-ARQ-FL,
dnQualifier=A01410C000001978
44(C59270007F007, cn=Victor R
Vega Sanabria

Date: 2025.08.29 19:19:57 -04'00'

Victor R. Vega-Satiavria, AlA
Professional Architect

ONLINE BUILDING PLANS CORP

LICENSE NUMBER: 26003924
Register Architect # AR-97719

2|Page
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MKOD | Description

1 Existing wall to be demolished
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DEMOLITION NOTES ...

2

MKD |

Description

Existing wall to be demolished

<X
’:’z

X
555

<
%

Existing door to be replaced

%5
35
5

Existing windows to replaced

RRRRLS
SRR
N[ =

<

Existing Kitchen cabinets, fixtures and accessories
to be removed and replaced

CRIKRKRKRKL

<

5
LRRRLLE

<

Existing ceiling finish to be replaced

<
X
L

%
03!

Existing interior floor finish to be replaced

A/C Wall enclosure

RS

<

Existing plumbing fixture to be replaced

R

355

ZRLRLELLRLS

35

Replace all insulation (R30) at ceiling

= O O J OO

<
SRR

%

Contractor will check for any damage of drywall and
if neccesary replace according to code.

0%

11

KKK

Flooring to be replaced on same elevation. If
contractor find any damage in the flooring structural
system repairs according to code

X
R ECIKRIEIELLIGICAEICIEICAK IR

&
ERRLKLLLLKLS
RRRLRLEIILLLLRLRRLLLILS

0 0e0a%

12

Remove all electrical outlet, Lighting & Switches
and install new ones.

13

Existing roof to be replaced on same elevation.

14

<
<X
5
3%
0%

Existing Railing to replaced

35
%
35
X

15

Existing exterior wall to be demolished

16

Existing stairs to be demolished

17

Exterior air condition unit to be removed

18

Flooring to be replaced & Elevated to 9.00' NGVD
to comply with code. If contractor find any damage
in the flooring system repairs according to code

19

W Scale: 1" = 10"-0"

Revision

Date

Existing 1st floor door to be replaced and elevated
to 9.00' NGVD

20

Existing stairs to be demolished and re-built

21

Temporary fence to be demolished

22

Existing door to be demolished/removed.

23

Existing sliding door to be demolished/removed.
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TYP. APARTMENT 1

L 17'-01/2"

7

TYP. APARTMENT 3

8. 5" 23 - 4"

v v

W 1

APT TYPE. 1
Name \ Area
W/D 13 SF
CL-1 16 SF
Bath 45 SF
& Hall 48 SF
; & Kitchen 75 SF
8 T Bedroom 144 SF
3 LV/DIN 302 SF
Grand total: 7 642 SF
Total # of bedrooms: 01
Total # of bathrooms: 01
TOTAL UNIT SF = 643 SF

T
APT TYPE. 3
Name Area
W/D 13 SF
Bath 45 SF
Hall 48 SF
W.1.C 56 SF
i Kitchen 75 SF
T Bedroom 168 SF
5 LV/DIN 301 SF

Grand total: 7

706 SF

Total # of bedrooms: 01
Total # of bathrooms: 01

TOTAL UNIT SF =703 SF

16'- 11 3/4"

Revision

34'-111/2"

TYP. APARTMENT 2

23 - 4"

17'-0 1/4"

INDICATES EXISTING WALL - PHASE

INDICATES WALL PROPOSED - PHASE

Date

26'-61/4"

APT TYPE. 2
Name | Area
W/D 13 SF
Bath 45 SF
Hall 48 SF
W.I.C 56 SF
Kitchen 75 SF
Bedroom 168 SF
LV/DIN 301 SF

Grand total: 7

706 SF

Total # of bedrooms: 01

Total # of bathrooms: 01

TOTAL UNIT SF =

703 SF
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TYP. APARTMENT 4

TYP. APARTMENT 5

23'-61/2" e
) V ] w
= f ——
Il/ ! . o APT TYPE. 4 ‘ H APT TYPE.5
L Name | Area Name | Area
LV/DIN () LN 4 SF cL 5 SF
\ W/D 13 SF LV/DIN : W/D 6 SF
CL. 16 SF CL 15 SF
Bath 45 SF E E E I Hall 26 SF
Hall 48 SF Kitchen 39 SF
Kitchen 75 SF Bath 47 SF
LN § Bedroom 144 SF Kitchen Bedroom a 170 SF
& K LV/DIN 302 SF . LV/DIN 203 SF
M ? Grand total: 8 647 SF & Grand total: 8 511 SF
in / -
@ / Total # of bedrooms: 01 © 4 .
- Total # of bathrooms: 01 3 o E}Z: i g; Eggr:?ooommsé-o(; ’
Bedroom _ ¥ '
TOTAL UNIT SF = 647 SF B Hall TOTAL UNIT SF =511 SF
o=
|
Bedroom a
T L 6'- 4 3/4" L 17'-1 3/4"
WALL PHASES: “ o
7-81/2" L 7'-81/2" L
m INDICATES EXISTING WALL - PHASE
- INDICATES WALL PROPOSED - PHASE
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(2) LAYERS OF HOT MOPPED 15 #FIBERGLASS
FELT OVER (1) LAYER OF TIN CAPPED 30# FELT

(02) 2ND FLOOR PROPOSED

(2) LAYERS OF NEW 5/8" PLYWOOD ATTACHED
W/8d COMMON NAILS @4" O.C. AT EDGE & @
6"0.C. AT INTERMEDIATE SUPPORTS

VINYL FACSIA BOARD TO BE SELECTED BY

20.04' NGVD

01) 1ST CEILING PROPOSED

12.18' - G

OWNER/CONTRACTOR

BOND BEAM

NEW 5/8" PLYWOOD EXTERIOR GRADE ATTACHED W/8d
COMMON NAILS @6" O.C. AT EDGE & @ 6"0.C. AT
INTERMEDIATE SUPPORTS

CEILING AT ROOF
R-VALUE: 30.0

NEW 2'x10" SS DF @16"0.C. ROOF JOIST W/(1) LAYER OF 1"
PLYWOOD NAILED TO JOIST W/8d COMMON NAILS @6"0.C. AT
EDGES AND INTERMEDIATE SUPPORTS

GBW APPLIED VERTICALLY AND PERPENDICULAR
ATTACHED TO STRUCTURE

NEW 8" BLOCKWALL W/#9 GA. LADDER TYPE HORIZ.
REINF. @ EVERY OTHER COURSE & (1)#5 VERT.
REINF. @ 48" O.C. IN BLOCK CELL FILLED WITH

CONC. GROUT TYPICALLY WHERE SHOWNH
INSULATION AT EXTERIOR CMU WALL

R-VALUE: 4.1

FINISH TYPE VINYL ASBESTOS TILE
(SEMI-FLEXIBLE VINYL) WITH ASPHALTIC
ADHESIVES

NEW 2"x10" PRESERVATIVE-TREATED SELECTED
STRUCTURAL DOUGLAS FIR @16"0.C. FLOOR JOIST

01) 1ST FLOOR PRO

LV/DIN

FLOOR FINISH TO BE SELECTED BY
OWNER/CONTRACTOR

9-0"

!

<

-1 Ol_o"
Ceiling height

BED

__OLD 2ND FLOOR PROPOSED @
11.68' -

3/8 +- THK TILE ON SET MORTAR

PREVIOUS FINISH FLOOR ELEVATION
REFER TO EXISTING/DEMOLITION PLAN

2.18' - (NGVD. 9.00"

01) EXISTING_1ST F p—
NEW HU210 ZINC GALVANIZED 1.67' - (NGVD. 8.49)) '

G90 HANGER f

fa BFE \
1.18' - (NGVD. 8.00) !

COVER THE CMU WALL SURFACES USING DRYLOK EXTREME ‘

17

)
B %8‘-57/8"
|

WATERPROOFER OR ANY OTHER TREATMENT SUBSTANCE CONTAINING

28 1/8"
CRAWL SPACE

SILICONE RESINS OR SUBSTANCES THAT PREVENT FLOOD DAMAGE

& (OLTOF.

-1.08' - (NGVD. 6.25)
/ H’\ Sim ’
[ 2

‘I{F{B.G/z‘
m Wall section - Proposed addition Copy 1

4

Scale: 1/2" = 1'-0"
Revision

—FINISH TYPE VINYL ASBESTOS TILE (SEMI-FLEXIBLE
VINYL) WITH ASPHALTIC ADHESIVES

——3/4" PLYWOOD PRESERVATIVE-TREATED, ALKALINE
COPPER QUATERNARY (ACQ) OR COPPER AZOLE (C-A)
FASTENED WITH 8d GALVANIZED NAILS @6"0.C. EDGES

AND 6"0.C. FIELD

—NEW 2"x10" PRESERVATIVE-TREATED SELECTED
STRUCTURAL DOUGLAS FIR @16"0.C. FLOOR JOIST

¥ (01) 1ST FLOOR PROPOSED
2.18'

&%

= 8 - (NGVD. 9.00)

%

1.18 (NGVD. 8.00")

| : j% — l BFE
A l NEW HU210 ZINC GALVANIZED G90 HANGER

|4 NEW 8" BLOCKWALL W/#9 GA. LADDER TYPE HORIZ.

REINF. @ EVERY OTHER COURSE & (1)#5 VERT. REINF.
@ 48" O.C. - ALL CELLS IN THE BLOCK MUST BE FILLED
WITH CONC. TYPICAL GROUT FROM GRADE BEAM TO
FIRST FLOOR LEVEL

¢ . - -1.08' -7Né%.T é(.)2'5F") &%
O % |
14, { = NEW 10"x18" CONCRETE GRADE BEAMS REINF. W/(3)#8
1 TOP AND BOTT. BARS AND #3 TIES @12"0O.C.
2 ’ll;\‘ LAG
e - — oS

-——NEW 10"x10" CONC. PILE (17 TON CAPACITY) - AUGERED

GROUT INJECTED PILINGS TYPICAL REFER TO

SPECIFICATIONS ATTACHED FOLLOW SOIL REPORT BY
DYNO TECH ENGINEERING ACCORDING WITH THE
EXISTING MICROFILMS

/"2 "\ NEW CONCRETE PILE DETAIL-DRB 1

W Scale: 3/4" = 1'-0"
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EAST ELEVATION

y
|

11'-513/16"

4)

2

(03. PROPOSED TOP OF
ROOF

11'-0 1/2"

3'-3 1/8"

Z

| 31.53' NGVD

(02) 2ND FLOOR PROPOSED C;
20.04'" NGVD

ORTH ELEVATION

(3)

-87/8"

]
3)

01) 1ST FLOOR PROPOSED
= 18' - (NGVD. 9BFE gg

1.18' NGVD. 8.00'

" )

(03) PROPOSED TOP OF

(5> 4> I ‘ . ROOF
| : 31.53' NGVD &
©
g ] - - - - |
T £
N (02) 2ND FLOOR PROPOSED
= l
Q p
o [
‘_ L '( )
gos N S i R s . Eaill _ __lo1n)1sT FLOOR PROPOSED
2N = b — — e — = 2.18 - (NGVD. 9BFE
- 1.18' - (NGVD. 8.00)
@ = = —J
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WEST ELEVATION

e e
2 (08 PROPOSED TOP OF
NS

— ROOF G
31.53' NGVD

5

L 11'-513/16"

02) 2ND FLOOR PROPOSED
| 20.04' NGVD

11'-0 1/2"

@
l 9 - 0" &

3'-3 1/8"

1(01) 1S FLOOR PROPOSED
—— = 218 - (NGVD. 9BFE
= 1.18"- (NGVD. 8.00))

(03) PROPOSED TOP OF

3 2 |

__ ROOF
3753 NGVD P
©
©
~
[op]
©
Lo
—
=
N 02) 2ND FLOOR PROPOSED
N | 20.04' NGVD
N
o
= —
o . kg
- = == .
=
FIN | i i e _(01) 1ST FLOOR PROPOSED
g N 8 —_ i St i b _ 2.18' - (NGVD. 9.00')
™ H FE
™
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ELEVATIONS - RENDERS

MATERIALS

WINDOW
Aluminum/PVC frame

ROOF
PVC Roof membrane

a WALL

WINDOW
Glass

Smooth Stucco

—@ WALL
Wood siding finish

. T T T T 0 T . T T T T T T T T T T T T T T T T T T T T T T T T T T ﬂ
B | Product category | Description \ FL Approval # \ Comments \
| | ‘Thermoplastic (PVC and KEE/ PVC) single ! FL 14318-R19 | VersiFlex™ PVC (polyvinyl chloride) and KEE (ketone |

1. Roof cover :
‘ ‘ |ply roof membranes | ethylene ester) single-ply membranes |
************ FLiesRBSFLISSRT.
FL 224-R20 & FL 4093 R-10 | |
e B S
N J Glass type according to window size J
Do not require a Florida \ i \
Product Approval Number Comply with ASTM C 932 |
| Composite Belgian Board Siding Sample Board in \
| Brazilian Ipe UH58-16-1P-S \
FL 4031-R10 & FL 6336 R8. } }
77777777777777777777777777777777777 . - = ]
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38 3/8"

38 3/8"

il

—N

Material: Aluminum

2
Panels shall have a flame spread index of 25 or

O

less when tested in the minimum and maximum
thicknesses intended for use, with each face
tested independently in accordance with ASTM
E84 or UL 723

above the equipment

Screening will be maintained 6"

NOTE: As per Bay Harbor Islands, FL Requirements sec. 9-3

T

i

A
LN

i

[ T

~ \

.\
S\
N\

/"1 "\ TYP. AIC SCREENING PLAN CALLOUT -DRB Copy1 /2 , TYP. AIC SCREENING ELEVATION-DRB Copy 1

RB.1 Scale: 1/4" = 1'-0"

Revision

RB.1 Scale: 1/4" = 1'-0"

)

\

‘ . 4/7

o k

i 7

[E=]RIAE

| &Em=
0.83"

m TYP Fence section -DRB

Aluminum post 2"x2" x1/4"

Top aluminum rail 2"x1 3/4" x1/4"

Aluminum picket 1"x1" x1/8"

Bottom aluminum rail 2"x1 3/4" x1/4"

10" DIA X 30" Concrete footing
(3000) P.S.1 at 28 days)

RB.1 Scale: 3/8" = 1-0"

(-

Chain link fence

New 5" concrete slab

Dumpster screened from
view by hedge

95 Gallon container each

”—25“8 -4 1/8"

Juil | 1 I Iu\r‘\ Fi\ 1 1 irj r’\i 1T 1T irj *
o Xﬁ
N . >
DRB.10 6> = =22 > |

p <O * Metal double pivot door

1/8"/1'-0" >

- >‘2 o
>
—X%&XXXXX7XXXXX7XXXJ

l

ATHIATK.

/"5 "\ (01) - TRASH ENCLOSURE - PROPOSED DRB 2

RB.1

Scale: 1/4" = 1'-0"

Dumpster screened
from view by hedge

Chain link fence

Metal double pivot door

rxppo(i%cg
XERRE
SREn
HERNE
T
J K
| 16 -27/8" |
Ll L1

i —
=

%

71

6’_0"
Dumpster height

:*J

/"6 "\ (01)- TRASH ENCLOSURE - NORTH ELEVATION DRB 2
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GLASS IN RAILINGS SHALL
COMPLY WITH FBC B, SEC 2407

ALUMINUM GUARDRAIL

3/4" LAMINATED o . OLD 2nd Ceiling C;
TEMPERED GLASS 19.17" -

AND CATEGORY I

SAFETY GLAZING

GUARD HEIGHT AS PER

FBC B 2020, SEC 1015.3 [\
 —
SURFACE MOUNT BASE -
SHOE—— )
ol
<

Guardrail he|g?/

(02) 2ND FLOOR PROPOSED
20.04' NGVD

/"1 "\ TYP GUARDRAIL - SECTION DRB

RB.11/ scale: 1/4" = 1-0"

GLASS IN RAILINGS SHALL COMPLY
WITH FBC B, SEC 2407

GUARD HEIGHT AS PER FBC B
2020, SEC 10153 ———————

ALUMINUM GUARDRAIL

3/4" LAMINATED

TEMPERED GLASS
AND CATEGORY I
SAFETY GLAZING
SURFACE MOUNT
BASE SHOE

HANDRAIL HEIGHT AS
PER FBC B 2020, SEC
1014

@ (01) 1ST FLOOR PROPOSED
2.18' - (NGVD. 9.00)

38"

ndrail heigth

BFE _ ;
1.18 - (NGVD. 8.00" T
3

EXISTING WALL TO L : /
] \

N\ I
4 T

REMAIN

> (ONT.OF. S
-1.08" - (NGVD. 6.25) __ T \ \ V \ \ \

11, e

m TYP RAILING ON EXISTING STAIRS - SECTION - DRB 1

RB.11/ scale: 1/4" = 1-0"

GLASS IN RAILINGS SHALL COMPLY WITH FBC B, SEC

2407

GUARD HEIGHT AS PER FBC B 2020,
SEC 1015.3

ALUMINUM GUARDRAIL

3/4" LAMINATED
TEMPERED GLASS
AND CATEGORY I
SAFETY GLAZING

SURFACE MOUNT BASE SHOE

HANDRAIL HEIGHT AS PERFBC B 12"
2020, SEC 1014
FCB A Sec

N

-87/8"

5

]

m TYP RAILING ON PROPOSED STAIRS - SECTION - DRB 1

Riser close per ADA
section 504.3

NEW ALUMINUM RAILING

HANDRAIL HEIGHT AS
PER FBC B 2020, SEC 1014

OPENING LIMITATIONS AS
PER FBC B 2020, SEC 1015.4

GUARD HEIGHT AS PER

RB.11 Scale: 1/4" = 1'-0"

02) 2ND FLOOR PROPOSED

FBU B 2020, SECU T015.3 \ 20.04' NGVD
_ — (01) 1T GEILING PROPOSED
o O\-4 1218
i 2ND FLOOR EXISTING
17.99' NGVD
[
g Ol - 6"
S~ :
— (75.00,85.00) | & | ©
Zone Mo =
\ o] 2
N2 | =
- / (&]
[ H 1
T /
EXISTING STAIRS TO REMAIN
90"
L A
Existing riser close per ADA /+ i
section 504.3 = (01) 1ST FLOOR PROPOSED
| = I 2.18" - (NGVD. 9.00')
- v o ~ BFE
57/8 1.18" - (NGVD. 8.00)

[ 20\

ONTOF 4
.08 - (NGVD. 6.25)

TYP RAILING ON EXISTING INTERIOR STAIRS - SECTION - DRB

RB.11/ scale: 1/4" = 1-0"
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