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There is a three (3) minute time limit for each speaker during public comment. Your cooperation is appreciated in observing the three (3) 
minute rule. When you speak, you must come to the podium in the front and clearly state your name and address for the record.  Please 
turn off or mute your cell phone or pager at the start of the meeting. Please be advised that if you do not turn off your cell phone or pager 
and it rings, you will be asked to leave the council chambers. 

 
TOWN OF BAY HARBOR ISLANDS 

MORRIS N. BROAD COMMUNITY CENTER 
1175 95TH STREET 

BAY HARBOR ISLANDS, FL 33154 
 

DESIGN REVIEW BOARD 
 

June 9, 2026 
7:00 PM 

 
 

FINAL AGENDA 
 
CALL TO ORDER: Set for 7:00 p.m. 
  
PLEDGE OF ALLEGIANCE: 
  
ROLL CALL: 
  
1.  Request for approval for revisions to a new multifamily dwelling for "Arman Corp" located 

at 1085 94 Street, Lot 10 of Block 13. On May 6, 2025, the Board approved the site plan. On 
December 15, 2025, the construction plans were submitted for review. During the review, 
staff identified some changes that were made to the previously approved design. The 
developer submitted revised plans for the doors, windows, window sizes and the removal of 
a 4' wide window on the first floor. The proposed building will not require any TDRs. 
Enclosed please find the site plan and elevations. (Item #1).  

   
* Staff Review: The design meets the Town Code and was approved by Lorrainia Belle, Town 
Planner.  

2.  Request for approval for a new single-family home for “Inna Barukhin” located at 1260 99 
Street, Lot 5 of Block 28. The owner is proposing to construct a new single-family home. 
The owner is proposing to demolish the existing 1954 home and construct a new two-story 
single-family residence. The new home will have approximately 7,465 square feet of a/c 
living space. The proposed residence will have five bedrooms, five full bathrooms, two half 
baths, a two-car garage and a pool. Enclosed please find the site plan and elevations. (Item 
#2)  

   
* Staff Review: The design meets the Town Code and was approved by Lorrainia Belle, Town 
Planner.  

ADJOURNMENT: 
  
 
Pursuant to Florida Statutes 286.0105, the Town hereby advises the public that should any person decide to appeal any decision of the Design Review Board with respect 
to any matter to be considered at this meeting or hearing, he or she will need a record of the proceedings, and that, for such purposes he or she may need to ensure that 
a verbatim record of the proceedings is made, which record includes the testimony and evidence upon which the appeal is to be based. 
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AGENDA ITEM REPORT 
June 9, 2026 

 
ITEM NUMBER: 1. 
  
ITEM: Request for approval for revisions to a new multifamily dwelling for "Arman Corp" 
located at 1085 94 Street, Lot 10 of Block 13. On May 6, 2025, the Board approved the site plan. 
On December 15, 2025, the construction plans were submitted for review. During the review, 
staff identified some changes that were made to the previously approved design. The developer 
submitted revised plans for the doors, windows, window sizes and the removal of a 4' wide 
window on the first floor. The proposed building will not require any TDRs. Enclosed please 
find the site plan and elevations. (Item #1). 
 
  
DESCRIPTION: 
 
  
RECOMMENDED ACTION: 
The design meets the Town Code and was approved by Lorrainia Belle, Town Planner. 

 

 

  
  
FINANCIAL ANALYSIS: 
 
  
BUDGET IMPACT: 
 
  

 
  
Submitted By: Ayanidys Martinez 
  Ayanidys Martinez 
   
ATTACHMENTS 

1.   BHI-DRB Staff Report- 1085 94 Street 
2.   1085 94 Street DRB Set 6.9.2026 

  
 
 



 

Town of Bay Harbor Islands, FLORIDA 

Design Review Board  

ADVISORY BOARD AGENDA ITEM REPORT 

 

AGENDA ITEM NO. 1 

MEETING DATE: 06/09/2026 

  PREPARED BY:  Lorrainia Belle 

Town Planner  

  

  

 

SUBJECT: 

Project # SPR26-000011 

A public hearing to consider an application by ARMAN CORP (applicant) requesting re-

approval for the Site Development Plan for the construction of a six (6) dwelling unit 

townhouse complex located at 1085 94th Street, Bay Harbor Islands, Florida. identified by 

parcel identification numbers 13-2227-001-2570.   

 

This item is brought back to the DRB for re-review due to exterior changes made by the 

applicant during the building permit review process that do not match the DRB-approved plans. 

Specifically, Sheet A-3.1 does not match the approved design, with doors and windows 

changed, window sizes altered, and a four (4) foot wide window removed on the first floor. The 

applicant did not request prior DRB approval for these changes. Staff identified the changes and 

consulted the DRB Chair, who confirmed that the project must return for review.   
 

1. BACKGROUND/HISTORY 

     

   

Issue Statement: The applicant, ARMAN CORP, requests Design Review Board (DRB) re-

approval for the Site Development Plan for a six (6) unit townhouse complex at 1085 94th 

Street. This item is brought back to the DRB due to exterior changes made during the 

building permit review process that deviate from the DRB-approved plans. Staff identified 

the changes and consulted the DRB Chair, who confirmed that the project must return to the 

full Board for review. 

Recommended Action: Staff recommends that the Design Review Board review the 

proposed changes and, if found acceptable as submitted or with modifications, approve the 

Site Development Plan subject to the staff recommended conditions listed herein, or any 

additional changes or conditions felt to be necessary by the DRB. 

Previous DRB Review & Action: 

• February 13, 2025: The Development Review Committee (DRC) reviewed the 

applicant's Site Development Plan application and deferred action to allow the 

applicant time to address comments from MMPA and Committee members. 



• March 10, 2025: The DRC reviewed the applicant's revised submittal and approved 

the Site Development Plan application to allow the applicant to move forward with 

scheduling their Community meeting and subsequently appearing before the Design 

Review Board (DRB) for consideration. 

Summary of Revisions (Post-Approval Changes Identified During Permit Review) 

Subsequently, during the building permit review process, the applicant submitted revised 

plans that materially altered the approved exterior design without requesting DRB review of 

these changes. Staff conducted a comparative review of the originally approved plans versus 

the permit submittal plans.  

Element Approved Design (Dec. 10, 

2024) 

New Proposed Changes 

(Permit Submittal) 

Doors As approved Changed from approved 

design 

Windows As approved Sizes changed; locations 

altered 

First Floor Window 4' wide window as approved 4' wide window removed 

Sheet A-3.1 Conformed to DRB 

approval 

Does not match DRB 

approved design 

Property Description: The subject property consists of Lot 10, Block 13, "Bay Harbor 

Island" Subdivision, located at 1085 94th Street. The overall lot area is 11,116 square feet 

(0.26 acres). The property is zoned RM-2 (Multiple Family District) with a Future Land Use 

Map designation of Medium-High Density Residential.  

Project Description: The proposed project includes: 

• Dwelling Units: 6 townhouse units (4 stories each) 

• Building Height: 40 +/- feet to main roof deck 

• Parking: 12 spaces required (2 per unit); provided within garages and adjacent 

driveways 

• Unit Size: Approximately 3,650 to 3,745 square feet of A/C space per unit 

Architectural Design: South Florida Modern with glass/stucco facade. Exterior colors are 

white with white window frames. 

  
  

2. ANALYSIS  

Project Overview: 

This is a re-review of an application for a six (6) unit townhouse development on an 

11,116 square-foot site by ARMAN CORP. The applicant returns to the DRB because 

staff identified material changes made during the permit review process on Sheet A-3.1. 



Post-Approval/Permit Review Changes: 

 The applicant submitted permit plans that deviate from the DRB-approved design. While 

minor adjustments are typical during permit review, the following changes constitute a 

material change to the exterior appearance requiring DRB re-approval: 

1. Doors: Doors have been changed from the approved design. 

2. Windows: Window sizes have been changed from the approved design. 

3. Windows: A four (4) foot wide window on the first floor has been removed. 

4. Sheet A-3.1: This sheet does not match the DRB-approved design. 

Zoning and Land Use: 

The property has a Future Land Use Map (FLUM) designation of "M-H Medium-High 

Density (6-34 DUA)" and is zoned RM-2 (Multiple Family Residential District). The 

proposed density of 6 units on a 0.26-acre lot is consistent with the maximum allowable 

base density of 34 DUA. The proposed use and density comply with the Comprehensive 

Plan and Zoning Code.  

Platting: 

No re-platting is required for this project. 

Neighborhood Compatibility: 

The area is predominatly by a mixture of older low-rise residential complexes (2-3 stories) 

and mid-rise residential complexes (5-7 stories). The Town's 2002 Community Vision 

Master Plan identifies this area as being preferred for multi-family residential complexes 

(up to 7 stories). The proposed development is deemed generally consistent with the 

Town's future vision for this area. 

Parking Considerations: 

Based on 6 Dwelling Units, the Code requires 12 parking spaces (2 per unit). The 

development provides the required parking within garages and adjacent driveways. 

Future Land Use Map Designation: 

The property is designated Medium-High Density Residential on the Town's Future Land 

Use Map. The maximum allowable base density is 34 dwelling units per acre. The 

proposed 6 DU.  

Utilities & Undergrounding: 

There are existing overhead power lines/poles/other utilities along the entire east and south 

property lines. The Town Code requires the removal of existing above-ground utility 

poles/wiring and undergrounding of all facilities. The applicant should coordinate with 

FPL. All utility connections from existing facilities to the new building must be installed 

underground, and underground conduits for future undergrounding of overhead utilities 

along the northern property line are required.  



FPL Transformers / Utility Boxes: 

All FPL transformers, backflow preventers, and exposed utility facilities must be 

substantially screened or hidden with landscaping or fences. The FPL transformers cannot 

be placed in the 10 feet landscape buffer.  

Conclusion: 

The applicant, ARMAN CORP, made changes to a previously approved design during 

permit review without requesting DRB re-approval. Staff identified these changes on 

Sheet A-3.1 (doors, windows, window sizes, removal of a 4' wide window on the first 

floor) and consulted the DRB Chair, who confirmed the project must return for review. 

Staff finds that the project may be approved subject to the conditions outlined below 

Applicable Code Sections: 

The following sections of the Town’s Land Development and Zoning Code are applicable 

to this proposal: 

• Section 23-3 (Use Regulations for RD Single-Family District) 

• Section 23-9 (Minimum Size of Living Units) 

• Section 23-10 (Minimum Size of Building Lot) 

• Section 23-11(A) (Land Development Regulations for RD Single-Family Areas) 

• Section 23-12 (Land Development Regulations - General Provisions) 

• Section 23-16 (Minimum Landscape Standards) 

All proposed developments must comply with the Town’s current codes and applicable 

ordinances. 

Design Review Board Review Criteria (Section 5-23.1): 

In accordance with Section 5-23.1, the Design Review Board shall review and approve 

projects based on the following: 

1. Conformance with good design principles and the aesthetic vision of the Town. 

2. Avoidance of inferior design that may diminish the neighborhood’s visual appeal. 

3. Use of quality architectural features and materials with cohesive character. 

4. Compatibility with surrounding properties and respect for existing view corridors. 

5. Cohesive landscaping and hardscaping that enhance the property and streetscape. 

6. Adequate buffering from public views, adjacent properties, and sidewalks. 

7. Compliance with applicable Town Code standards. 

8. Harmony with surrounding development in terms of: 

a. Site layout and orientation 

b. Relationship to open space and adjacent buildings 

c. Massing, height, and architectural style 

d. Material durability and coastal environment resilience 



e. Landscape sustainability and irrigation 

f. Appropriate lighting, signage, and architectural graphics. 

   
 

3. RECOMMENDATION 

     

  

Staff recommends that the Design Review Board review the application at its discretion and 

evaluate the proposed townhouse development located at 1085 94th Street.  

 

Staff recommend approval with the following conditions: 

1. Plan Set Compliance: Approval is based on the project description and plans as last 

revised. Any substantial revisions shall be reviewed by staff and may require re-

approval by the DRB. 

2. Street Tree Requirements: The proposed Spanish Stopper tree does not meet the 

minimum height requirements for street trees. Pursuant to Code requirements, all 

street trees shall have a minimum overall height of fifteen (15) feet, with at least six 

(6) feet of clear trunk before branching, and a minimum caliper of two and one-half 

(2½) inches at the time of planting. Street trees shall also comply with the Miami-

Dade County minimum spacing criteria of thirty-five (35) feet average separation and 

shall not exceed forty (40) feet on center. Please revise accordingly to meet the 

Town's landscaping and street tree requirements.  

3. Ground-Level Open Green Space: Provide a detailed breakdown and calculations for 

the required ground-level open green space. A minimum of twenty percent (20%) 

open green space is required. Staff sign-off cannot be completed until this 

information is provided and verified.  

4. Rooftop Green Space: Provide the square footage calculations for the proposed 

rooftop green space. 

5. Separate Permits Required: Separate permits are required for demolition, fence, 

retaining wall, pool, and any mechanical equipment. Please coordinate with the 

Building Department for all applicable permit requirements. 

6. Zoning Compliance: All construction must comply with the RM-2 zoning district 

development standards and Town Code requirements, including height, setbacks, lot 

coverage, and FAR. Final zoning verification shall occur at the building permit stage. 

7. Outdoor Lighting Plan: The preliminary Photometric Lighting Plan shows general 

compliance with the Town's Exterior Lighting Code requirements found in Sec. 23-

19. At the time of building permit review, the Town staff will ensure the final 

lighting plan complies with the Code footcandle limitations/requirements.  

8. Unity of Title: Prior to the issuance of building permits, a Unity of Title document to 

tie the multiple lots (Lots 3, 4, and 5) together as one legal building site must be 

prepared and recorded, after review and approval by the Town Attorney. 

9. FPL Transformer Screening: All FPL transformers, backflow preventers, and 

exposed utility facilities must be substantially screened/hidden with landscaping, or 

fences and placement is prohibited in the 10-foot landscape buffer. 

10. Underground Utilities: The Town Code requires developers to remove existing 

above-ground utility poles/wiring and underground all facilities. All utility 



connections from existing utility facilities to this new building must be installed 

underground. In addition, underground conduits for future undergrounding of 

overhead utilities along the northern property line are required. 

11. Fire Department Approval: Miami-Dade County Fire Department approval of the 

final staging areas shown on the plans is required at the time of building permit 

review. Any significant changes required by the M-D Fire Department subsequent to 

the Town's site plan approval may cause the plans to be re-submitted/reapproved by 

the DRC/DRB. 

12. Fees & Concurrency: Miami-Dade & Town Park impact fees must be paid/satisfied 

at the time of building permits. School concurrency must be addressed with Miami-

Dade County School Board staff; if mitigation is required, an agreement/payment 

must be finalized prior to the issuance of building permits. 

13. Flood Control and Drainage Compliance: The finished grade of the lot may not be 

increased above the base flood elevation (BFE) prescribed by United States, state or 

county flood-control laws or regulations. All yards shall be sloped to drain to the 

street drainage gutter, seawall or on-site retention/discharge system, and shall not 

drain into adjacent property. Finished grades at adjoining lots shall be equal unless 

the Town Council approves a retaining wall system. All swale areas within adjoining 

roadways, adjoining lots, and yard areas adjacent to seawalls shall be designed to 

provide retention for sediments prior to discharge to meet NPDES permit 

requirements. 

14. Changes Require Further Review: Any changes to the proposed architectural design, 

site layout, or approved materials must be returned to the DRB for further review and 

approval. 

15. Any previous conditions from the March 10, 2025, meeting shall remain in full force 

and effect, unless explicitly amended or superseded by the conditions herein.   
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RER‐DERM WATER‐SEWER GENERAL NOTES
1. A horizontal distance of at least 6 feet, and preferably 10 feet (outside to outside), shall be maintained between gravity or pressure

sewer pipes and water pipes. The minimum horizontal separation can be reduced to 3 feet for vacuum-type sewers or for gravity
sewers where the top of the sewer pipe is at least 6 inches below the bottom of the water pipe. When the above specified horizontal
distance criteria cannot be met due to an existing underground facility conflict, smaller separations are allowed if one of the following
is met:
a) The sewer pipes are designed and constructed equal to the water pipe and pressure tested at 150 psi.
b) The sewer is encased in a watertight carrier pipe or concrete.
c) The top of the sewer is at least 18 inches below the bottom of the water pipe.

2. A vertical distance of at least 12 inches (outside to outside) shall be maintained between any water and sewer mains with sewer
pipes preferably crossing under water mains. The minimum vertical separation can be reduced to 6 inches for vacuum-type sewers
or for gravity sewers where the sewer pipe is below the water main. The crossing shall be arranged so that all water main joints are
at least 6 feet from all joints in gravity and pressure sewer pipes. This distance can be reduced to 3 feet for vacuum-type sewers.
When the above specified vertical distance criteria cannot be met due to an existing underground facility conflict, smaller separations
are allowed if one of the following is met:
a) The sewer pipes are designed and constructed equal to the water pipe and pressure tested at 150 psi.
b) The sewer is encased in a watertight carrier pipe or concrete.

3. Air release valves shall be provided at high points of new force main sanitary sewers.

4. Gravity sanitary sewers constructed within a public wellfield protection area shall be C-900 PVC or Ductile Iron Pipe. The maximum
allowable exfiltration rate of gravity sanitary sewers constructed in a public wellfield protection area shall be:
a) Residential Land Uses.  Fifty (50) gallons per inch pipe diameter per mile per day, based on a minimum two (2) hour test having

a minimum of two (2) feet of positive head above the crown of the pipe.
b) Non-Residential Land Uses.  Twenty (20) gallons per inch pipe diameter per mile per day, based on a minimum two (2) hour

test having a minimum of two (2) feet of positive head above the crown of the pipe.
c) Any observed leaks or any obviously defective joints or pipes shall be replaced even when the total leakage is below that allowed.

5. The maximum allowable exfiltration rate of gravity sanitary sewers constructed outside a public wellfield protection area shall be one
hundred (100) gallons per inch pipe diameter per mile per day, based on a minimum two (2) hour test having a minimum of two (2)
feet of positive head above the crown of the pipe. Any observed leaks or any obviously defective joints or pipes shall be replaced even
when the total leakage is below that allowed.

6. Forcemain sanitary sewers constructed within a public wellfield protection area shall be ductile iron, C-900 PVC, HDPE or reinforced
concrete pressure sewer pipes. 

7. The maximum allowable exfiltration/leakage rate of forcemain sanitary sewers shall be:
a) Ductile Iron, C-900 PVC, HDPE and PVC Pipe. The allowable leakage rate specified in American Water Works Association Standard

(AWWAS) C600-82 at a test pressure of 100 psi for a duration of not less than two (2) hours.
b) Reinforced Concrete Pressure Pipe. Half (1/2) the allowable leakage rate specified in AWWA C600-82 at a test pressure of 100 psi

for a duration of not less than two (2) hours. 
c) Any observed leaks or any obviously defective joints or pipes shall be replaced even when the total leakage is below that allowed.

8. The contractor shall verify nature, depth, and character of existing underground utilities prior to start of construction.

9. In no case shall a contractor install utility pipes, conduits, cables, etc. in the same trench above an existing water or sewer pipe
except where they cross.

10. If any area of the work site is found to contain buried solid waste and/or ground or ground water contamination, the following shall
apply:

a) All work in the area shall follow all applicable safety requirements (e.g., OSHA, etc.) and notification must be provided to the
appropriate agencies.

b) Immediately notify the Environmental Monitoring and Restoration Division (EMRD). The EMRD can be contacted at (305)
372-6700.

c) If contaminated soils and/or buried solid waste material is excavated during construction, then they require proper handling and
disposal in accordance with the local, state and federal regulations. Be advised that the landfill owner/operator is the final
authority on disposal and may have requirements beyond those provided by herein. If disposal within a Miami-Dade County
owned landfill (Class I landfill) is appropriate and selected, please contact the Miami-Dade County Department of Solid Waste
Management at (305) 594-6666 for information.

d) The reuse of contaminated soils that are not returned to the original excavation requires prior approval of a Soil Management
Plan from the Environmental Monitoring and Restoration Division. The EMRD can be contacted at (305) 372-6700.

11.Pumps must comply with the National Electrical Code (NEC) requirements for Class I, Group D, Division 1 locations (Explosion Proof).

12.The contractor is advised that a Tree Removal/Relocation Permit may be required prior to the removal and/or relocation of tree
resources.  Prior to removing or relocating any trees, the Contractor shall notify the Tree and Forest Resources Section of DERM at
(305) 372-6574 or via e-mail at:  tfrs@miamidade.gov , or contact the municipality with tree ordinance jurisdiction to obtain any
required permits.  Those trees not interfering with the construction shall be protected in place in accordance with the provisions of
Section 24-49.5 of the Miami-Dade Code.

13. Please note that the demolition, removal, and/or disturbance of existing underground utilities that contain  asbestos- cement pipes
(ACP) are subject to the provisions of 40 CFR-61 Subpart M. Therefore, pursuant to the provisions of 40 CFR-61-145, a NOTICE OF
DEMOLITION OR ASBESTOS RENOVATION form must be filed with the Air Quality Management Division (AQMD) of DERM, at least
ten (10) working days prior to starting of any work. Note that the backfilling and burial of crushed ACP would cause these locations to
be considered active disposal sites and subject to 40 CFR-61.154, and 40 CFR-61.151 a year after project completion. 
Existing standard operating procedures, as well as applicable federal, state and local regulatory criteria, must be followed and
implemented to minimize any potential release of fugitive emissions, especially during project construction activities. The AQMD can
be contacted via email at asbestos@miamidade.gov or 305-372-6925.

SUPPLY MAIN

3

2
1

7

6

8

4 9

10

11 12

NOTES:
1. MAXIMUM 0F 10-5/8" METER OR 5-1" METERS.
2. FOR LARGER DEMAND SEE WS 4.16 SHEET 2 OF 2.
3. METERS WILL NOT BE INSTALLED IF THE METER
BOXES ARE IN A DRIVING SURFACE.

LEGEND:
EXISTING CORPORATION STOP (NOTES 1&
2 APPLIES)

1

2

3

4

5

6

7

EXISTING HEADER SUPPLY -6" PIPE

EXISTING 2" BALL VALVE & VALVE BOX

2"x2" POLYETHYLENE TEE

HEADER- 2" PIPE

2"x1" TEE

2"  POLYETHYLENE PLUG

8 METER BOX - SINGLE SERVICE

9 1"  SERVICE PIPE

10 GATE VALVE

11 4'' Ø  DOUBLE DETECTOR CHECK VALVE
FOR FIRE LINE PER WS 4.20

12 6 X 2'' Ø  DOUBLE DETECTOR CHECK VALVE

V
A

R
IE

S

D.I.MAIN

EXIST. 2" G.I. MAIN

D.I.MAIN

PLAN

1 12" x 2" CORP. STOP

2" H.D.P.E.

2" POLYETHYLENE SWING
JOINT W/COMP. FITTINGS

2" H.D.P.E.
2" STYLE 65 DRESSER
BOLTLESS COUPLING

2" COMP. FITTING BALL
VALVE WITH No. 2
VALVE BOX & LID2" POLYETHYLENE SWING

JOINT W/COMP. FITTINGS

SECTION

LOCATION SKETCH

LEGAL DESCRIPTION

SCALE: 1" = 300'

SCALE: 1" = 10'

PROJECT LOCATION

WATER AND
SEWER
PLAN

Call before you dig.
below.Know what's

G U I D O  V A N  M E E K

P R O F E S S I O N A L  E N G I N E E R

L I C E N S E

F L O R I D A

No. 17382

STATE OF

 Guido Van Meek, P.E .    

PROPOSED 5 NEW STORY
BUILDING FOR:

PETER BLITSTEIN
LIC. No. - AR0007570

285 Sevilla Avenue
Coral Gables, Fl 33134
Ph : (305) 444-4433
Fax : (305) 444-0181

sheet number

sheet tittle

drawn by

revisions

date

project name

November 27, 2024

1085 TOWNHOUSES

1085 94th.,
Bay Harbor Island, FL 33154

C-2

LOT 10, BLOCK 13 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.

N

N WATER AND SEWER PLAN

02-25-25

DETAIL PIPELINE
SCHEMATIC NSCALE:  N.T.S.

1
C-2



AERIAL AND
CONTEXT
RENDERINGS1085 94th St, Bay Harbor Islands, FL 33154

1085 TOWNHOMES

20
24

F.
P.

PETER BLITSTEIN
LIC. No. - AR0007570

285 Sevilla Avenue
Coral Gables,
Florida  33134
Ph (305) 444-4433
Fax (305) 444-0181

sheet number

sh
ee

t t
itt

le

dr
aw

n 
by

re
vi

si
on

s

da
te

SC
AL

E:
 A

S 
SH

O
W

N

pr
oj

ec
t n

am
e A-0A

AERIAL PERSPECTIVE LOOKING NORTH-EAST

STREET VIEW FROM BAY HARBOR TERRACE AND 94TH STREET LOOKING NORTH-EAST STREET VIEW FROM BAY HARBOR TERRACE AND 94TH STREET LOOKING NORTH-WEST

AERIAL PERSPECTIVE LOOKING SOUTH-EAST



RENDERINGS
1085 94th St, Bay Harbor Islands, FL 33154

1085 TOWNHOMES

20
24

F.
P.

PETER BLITSTEIN
LIC. No. - AR0007570

285 Sevilla Avenue
Coral Gables,
Florida  33134
Ph (305) 444-4433
Fax (305) 444-0181

sheet number

sh
ee

t t
itt

le

dr
aw

n 
by

re
vi

si
on

s

da
te

SC
AL

E:
 A

S 
SH

O
W

N

pr
oj

ec
t n

am
e A-0B

VIEW FROM INTERCEPTION BETWEEN BAY HARBOR TERRACE AND 94TH STREET LOOKING NORTH-EAST VIEW 94TH STREET LOOKING NORTH

VIEW FROM BAY HARBOR TERRACE AND 94TH STREET LOOKING SOUTH-EAST VIEW FROM 94TH STREET LOOKING NORTH-WEST



A/C

1 2 3 4

B

C

D

5 6 7

A

A/C A/C A/C A/C A/C

UP

15

14

13

12

11

10

9

16

8

7

6

5

4

3

2

1

UP

15

14

13

12

11

10

9

16

8

7

6

5

4

3

2

1

UP

15

14

13

12

11

10

16

UP

15

14

13

12

11

10

9

16

8

7

6

5

4

3

2

1

UP

15

14

13

12

11

10

16

UP

15

14

13

12

11

10

9

16

8

7

6

5

4

3

2

1

FI
R

E 
TR

U
C

K 
SE

T-
U

P 
(2

1'
X4

7'
)

℄ BAY HARBOR TERRACE

℄

94
TH

 S
TR

EE
T

PROPERTY LINE 150'-0"

10'-0" 120'-0" 20'-0"

150'-0"

10
'-0

"
45

'-0
"

20
'-0

"

75
'-0

"

PROPERTY LINE150'-0"

PR
O

PE
R

TY
 L

IN
E

75
'-0

"

PR
O

PE
R

TY
 L

IN
E

75
'-0

"

SE
TB

AC
K

SE
TB

AC
K

SETBACKSETBACK UNIT 1 UNIT 2 UNIT 3 UNIT 4 UNIT 5 UNIT 6

25'-0"

25
'-0

"

10'-0" 120'-0" 20'-0"

10
'-0

"
40

'-0
"

25
'-0

"

NEW 6F FT ALUMINUM FENCE

N
EW

 6
F 

FT
 A

LU
M

IN
U

M
 F

EN
C

E

LA
N

D
SC

AP
E

11'-7"

27
' A

SP
H

AL
T 

PA
VE

M
EN

T

20' ASPHALT PAVEMENT

50' TOTAL R/W PER PLAT

50
' T

O
TA

L 
R

/W
 P

ER
 P

LA
T

LOT 11
BLOCK 13

LOT 8
BLOCK 13

LOT 9
BLOCK 13

2' CONC. CURB & VALLEY GUTTER

2'
 C

O
N

C
. C

U
R

B 
& 

VA
LL

EY
 G

U
TT

ER

APARTMENT BUILDING GROUND FLOOR AREA = 4,970 S.F.
FIRST FLOOR F.F.E. +9.00 N.G.V.D.

 GARAGE F.F.E. +7.25 N.G.V.D

USPS Delivery
Pedestal Mounted
Receptacle

R25'-0"

6' L X 3' H
WALL (SIGNAGE)

6' L X 3' H
WALL
(SIGNAGE)

5'
-0

"

30
 FT VISIBILT

Y TRIANGLE

30 FT VISIBILTY TRIANGLE

30
 F

T 
VI

SI
BI

LT
Y 

TR
IA

N
G

LE

8'-6" 8'-6" 3'-3" 8'-6" 8'-6" 2'-6" 8'-6" 8'-6" 3'-3" 8'-6" 8'-6" 2'-6" 8'-6" 8'-6"

9'
-6

1 2"

DRIVEWAY

20'-21
2" 19'-101

2" 19'-101
2" 19'-101

2" 19'-101
2" 20'-21

2"

21
'-0

"
9'

-4
1 2"

LA
N

D
SC

AP
E

LA
N

D
SC

AP
E

LA
N

D
SC

AP
E

LA
N

D
SC

AP
E

+5.04'

+5.14'

+5.32'

+5.
46'

+5.50'

+9.00
+7.25

+7.25

+5.79'

+5.31'

+7.25

FOYER
F.F.E.

GARAGE
207sf
F.F.E. +9.00

FOYER
F.F.E.

+9.00

FOYER
F.F.E.

+9.00

FOYER
F.F.E.

+9.00

FOYER
F.F.E.

+9.00

FOYER
F.F.E.

+9.00
F.F.E.

+9.00
F.F.E.

+9.00
F.F.E.

+9.00
F.F.E.

+9.00
F.F.E.

+9.00
F.F.E.

8"x16"
ENG.

FL.
VENT

+7.25

GARAGE
207sf
F.F.E.

+7.25

GARAGE
207sf
F.F.E.

+7.25

GARAGE
207sf
F.F.E.

+7.25

GARAGE
207sf
F.F.E.

+7.25

GARAGE
212sf
F.F.E.

8"x16" ENG.
FL. VENT

8"x16"
ENG. FL.
VENT

8"x16" ENG.
FL. VENT

8"x16" ENG.
FL. VENT

8"x16" ENG.
FL. VENT

AHU & WH
@+9.00'
(TYP.)

AHU & WH
@+9.00'

(TYP.)

30'-0"
DISTANCE FROM BUILDING TO

FIRE TRUCK SET-UP

8'
-6

"

18
'-0

"

20'-0"

3'-3" 8'-6"

DRIVEWAY

TYP.
PARKING

SPACE
(8.5' X 18')

TYP.
PARKING

SPACE
(8.5' X 18')

TYP.
PARKING

SPACE
(8.5' X 18')

TYP.
PARKING

SPACE
(8.5' X 18')

TYP.
PARKING

SPACE
(8.5' X 18')

DRIVEWAY DRIVEWAY DRIVEWAY DRIVEWAY

TYP.
PARKING

SPACE
(8.5' X 18')

1hr RATED

1h
r R

AT
ED

OCCUPANCY CLASSIFICATION

S I T E   D A T A

ZONING 

DENSITY (34 DU PER ACRE)

PRINCIPAL FRONT (BAY HARBOR TE)
ALLOWED / REQSETBACKS

OPEN SPACE/GREEN (MIN. 20%)

BUILDING HEIGHT

FLOOD ZONE 

ALLOWED / REQ PROVIDED

GROSS LOT AREA  11,116 SQ FT = 0.26 ACRES

PROVIDED

6

DENSITY

REAR

20'-0" MIN

65 FT

ADDRESS
FOLIO 13-2227-001-2570

1085 94th St, Bay Harbor Islands, FL 33154

LEGAL DESCRIPTION 

BAY HARBOR ISLAND PB 46-5 LOT 10 BLK13 LOT SIZE 75.000 X 150 
OR 19390-1314 11 2000 4 COC 24195-4659 01 2006 1 OR 24195-4659 0106 00

RM-2 ( MULTI-FAMILY RESIDENTIAL DISTRICT - NON WATERFRONT)

34 DWELLING UNITS PER ACRE (MAX. 9)

- 30 FT IN HEIGHT
- FROM 30FT TO 45FT IN HEIGHT 25'-0" MIN

SECONDARY FRONT (94TH STREET)
20'-0" MIN
25'-0" MIN

(*) FOR ADDITIONAL 3 FT. OF BUILDING
HEIGHT ABOVE 30 FT. ONE ADDITIONAL
FOOT OF SETBACK FOR PORTION OF
STRUCTURE ABOVE 30 FT.

(FROM BASE FLOOR ELEV.)

9

AE (BASE FLOOD ELEV. = 8'-0" N.V.G.D.)

ALLOWED / REQPARKING PROVIDED

RESIDENCE (2 SPACES/UNIT)
GUEST PARKING 

MIN. 12
N/A

12

UNIT #1

UNITS AREA GR. FLOOR 2ND FLOOR 3RD FLOOR 4TH FLOOR ROOF

UNIT #2

UNIT #5

UNIT #3
UNIT #4

TOTAL

846.4
830.2

877.8

830.2
830.2

UNIT #6
830.2

891
874.8
874.8
874.8
874.8
904.4

638.2
735.6
735.6
735.6
735.6
563 221

234.4
265.1
265.1
265.1
265.1

3,501 S.F.

TOTAL AREA 21,293.6 S.F.

20'-0" 
25'-0" 

20'-0" 
25'-0" 

- 30 FT IN HEIGHT
- 40 FT IN HEIGHT (*)

10'-0" MIN 10'-0" 
13'-0" 13'-0" MIN

- 48 FT IN HEIGHT (*) 20'-8" 16'-0" MIN

3,100 S.F.2,804.2

BUILDING (STEPS IN FRONT INCLUDED)

BUILDING AREAS

DRIVEWAYS 

GREEN AREA

S.F.

5,211.6 S.F.
2,042.3 S.F.

600 S.F.
3,258.6 S.F.

TOTAL AREA 11,116 S.F.

BACKYARD

FUTURE LAND USE DESIGNATION MEDIUM - HIGH DENSITY RESIDENTIAL

SCOPE OF WORK:
NEW CONSTRUCTION OF MULTIFAMILY RESIDENTIAL DEVELOPMENT

N/A

- 30 FT IN HEIGHT
- FROM 30FT TO 45FT IN HEIGHT

INTERIOR SIDE (NORTH)

- 30 FT IN HEIGHT 10'-0" MIN
23'-0" MIN

10'-0" 
13'-0" - 40 FT IN HEIGHT (*)

- 48 FT IN HEIGHT (*) 17'-0" 16'-0" MIN

891
874.8
874.8
874.8
874.8
904.4

3,580.5 S.F.
3,580.5 S.F.
3,580.5 S.F.
3,580.5 S.F.
3,470.6 S.F.

RESIDENTIAL (GROUP R-2 / 2023 FBC 310.1)

MAILBOX 3.5 S.F.

50 FT 10 IN

DESCRIPTIONSYMBOL

INTERIOR PARTITION WALLS

L E G E N D

C.W.U. WALLS

NEW BUILDING

LANDSCAPING / LAWN

CONCRETE DRIVEWAY

+1.23 PROPOSED GRADE ELEVATION
N.G.V.D. 1929

CONCRETE
+1.

23' EXISTING GRADE ELEVATION
N.G.V.D. 1929

MIN 1 HR FIRE RATED WALLS

FINISHED FLOOR ELEVATION

FLOOD LEGEND 

(BFE +1) +9.00' NGVD 1929

LOWEST ELEVATION OF EQUIPMENT

FLOOD ZONE
PANEL No.

BASE FLOOD ELEVATION 
HIGHEST CROWN OF ROAD
HIGHEST ADJACENT GRADE
LOWEST ADJACENT GRADE

(MIN.) +9.00' NGVD 1929

AE
+8.00' NGVD 1929
+5.79' NGVD 1929

0144

COMMUNITY NAME
COMMUNITY NUMBER
MAP NUMBER 

TOWN OF BAY HARBOR ISLANDS

12086C0144L
120637

+5.84' NGVD 1929
+5.33' NGVD 1929

FINISHED FLOOR ELEVATION - GARAGE +7.25' NGVD 1929

WET FLOODPROOFING METHOD PROPOSED FOR ENCLOSED GARAGE AREAS BELOW B.F.E.
ENGINEERED FLOOD VENTS: SMART-VENT #1540-510 WALL & #1540-524 GARAGE DOOR
200sqft PER VENT
VENTS TO BE INSTALLED @ 12" ABOVE INT. FIN. FLOOR or EXT. FIN. GRADE, WHICHEVER IS
HIGHEST
UNITS #1 TO #5 GARAGE AREA 207sf 2-REQ. 2-PROVIDED
UNIT #6 GARAGE AREA 231sf 2-REQ. 2-PROVIDED

CODE REFERENCES ASCE 24-14
2023 FBC 1612

FEMA (NFIP)

ALL INTERIOR FINISHES IN THE BUILDING SHALL BE WATER RESISTANT UP TO MIN. (BFE + 1.50') - AND IN
ACCORDANCE WITH FEMA TECH BULLETIN-2
WALLS:
· NON PAPER-FACED GYPSUM BOARD.
· POLYESTER-EPOXY AND OTHER OIL-BASED PAINT, WATERPROOF TYPES OR LATEX.
· CER. OR PORCELAIN TILE WITH MORTAR SET
FLOORS:
· CAST-IN-PLACE CONCRETE
· CER. OR PORCELAIN TILE WITH MORTAR SET

ELEVATOR NOTES:
IN ACCORDANCE WITH ASCE-24 AND FEMA TECH BULLETIN-4:
· THE ELEVATOR MOTORS, ELECTRIC CONTROL PANELS, AND ASSOCIATED EQUIPMENT SHALL BE

LOCATED ABOVE (BFE + 1') MIN.
· THE ELEVATOR SHALL BE EQUIPPED WITH CONTROLS THAT WILL PREVENT THE CAB FROM DESCENDING

INTO FLOOD WATERS BELOW ELEVATION (BFE +1')

PLEASE NOTE:
The project is in a FEMAAE flood zone with BFE of 8 feet. All habitable areas/spaces are designed 
1 foot above the min. 8 feet (+9 N.G.V.D. feet.)

REQUIRED PROPOSEDMIN. ROOFTOP LANDSCAPE

(15% RECREATION AREA)
RECREATION AREA = 1,845 S.F. 276.75 S.F. 460 S.F. (24.9%)

REQUIRED PROPOSEDMIN. FRONTAGE GREEN AREA

(50% FRONTAGE TOTAL AREA) MIN. 1,982.5 S.F. 1.998.5 S.F. (50.4%)FRONTAGE AREA = 3,965 S.F. (50%)

BEARING WALLS

TYPE IIB OCCUPANCY TYPE R-2

STRUCT. FRAME

NON BEARING WALLS
FLOORS

MAX HEIGHT

MAX AREA per FLOOR

75 FT   &   5 ST

48,000 SF

REQUIRED RATING

ROOF

0 HR

CONSTRUCTION TYPE

0 HR (EXTERIOR)
0 HR  

0 HR
0 HR

0 HR (INTERIOR) 

(FBC 2023 - TABLE 504.3a, 504.4, 506.2, 601 & 602)

BUILDING TO BE FULLY
SPRINKLERED W/
AUTOMATIC SP SYSTEM
COMPLYING W/ 2023 FBC
SEC. 903.3.1.1

51 FT   &   5 ST

3,580 SF

PROVIDED

PROVIDED 
MAX ALLOWABLE AREA 192,000 SF 11,116 SF PROVIDED 

2023 FBC 506.2.3

PROVIDE 1HR SEPARATION BETWEEN UNITS
PROVIDE 1HR SEPARATION BETWEEN GARAGE AND SLEEPING AREAS

SITE PLAN,
SITE DATA &
LOCATION PLAN1085 94th St, Bay Harbor Islands, FL 33154
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24
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SITE PLAN N
SCALE : 1/8" = 1'-0"

PLEASE NOTE:
- 1 HOUR SEPARATION BETWEEN UNITS
- THERE ARE NO COMMON AREAS ELEVATORS ARE PRIVATE

WITHIN EACH UNIT

PLEASE NOTE:
EMPTY CONDUIT WILL BE INSTALLED DURING CONSTRUCTION OF NEW
BUILDING
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1 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 2 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 3 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 4 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 5 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 

6 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 7 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 8 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 9 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 10 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 

11 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 12 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) 13 B-1 (BUSINESS DISTRICT)

14 15 16 RM-2 (MULTIPLE FAMILY RESIDENTIAL DISTRICT) B-1 (BUSINESS DISTRICT) B-1 (BUSINESS DISTRICT)

300 FT RADIUS

LOCATION MAP



A/C

A/C A/C A/C A/C A/C

UP

15

14

13

12

11

10

9

16

8

7

6

5

4

3

2

1

UP

15

14

13

12

11

10

9

16

8

7

6

5

4

3

2

1

UP

15

14

13

12

11

10

16

UP

15

14

13

12

11

10

9

16

8

7

6

5

4

3

2

1

UP

15

14

13

12

11

10

16

UP

15

14

13

12

11

10

9

16

8

7

6

5

4

3

2

1

1 CAR
GARAGE

FOYER

ELEV.

1 CAR
GARAGE

FOYER

ST
A

IR
S

ELEV.

ST
A

IR
S

B
A-4

B
A-4

A
A-4

PROPERTY LINE
PL

PROPERTY LINE
PL

PR
O

PE
R

TY
 L

IN
E

PL

PR
O

PE
R

TY
 L

IN
E

PL

BED. #1

W
.I.

C
.

BATH #1

CL

BED. #1

W
.I.

C
.

CL

1 CAR
GARAGE

FOYER

ELEV.

1 CAR
GARAGE

FOYER

ST
A

IR
S

ELEV.

ST
A

IR
S

BED. #1

W
.I.

C
.

CL

BED. #1

W
.I.

C
.

CL

1 CAR
GARAGE

FOYER

ELEV.

ST
A

IR
S

BED. #1

W
.I.

C
.

BATH #1

CL

1 CAR
GARAGE

FOYER

ELEV.

ST
A

IR
S

BED. #1

BATH #1

CL.

UNIT #1 UNIT #2 UNIT #3 UNIT #4 UNIT #5

UNIT #6

SECONDARY FRONT SETBACKSIDE SETBACK

SIDE SETBACK SECONDARY FRONT SETBACK

FR
O

N
T 

SE
TB

A
C

K
R

EA
R

 S
ET

B
A

C
K

R
EA

R
 S

ET
B

A
C

K

A
A-4

DRIVEWAY
PARKING
SPACE
(8.5'X18')

DRIVEWAY
PARKING
SPACE
(8.5'X18')

PARKING
SPACE
(8.5'X18')

PARKING
SPACE
(8.5'X18')

PARKING
SPACE
(8.5'X18')

PARKING
SPACE
(8.5'X18')

DRIVEWAY DRIVEWAY DRIVEWAY

LA
N

D
SC

A
PE

LA
N

D
SC

A
PE

LA
N

D
SC

A
PE

LA
N

D
SC

A
PE

LA
N

D
SC

A
PE

LANDSCAPE

LANDSCAPE
LA

N
D

SC
A

PE
LANDSCAPE

NEW 6F FT ALUMINUM FENCE
N

EW
 6

F 
FT

 A
LU

M
IN

U
M

 F
EN

C
E

A/C

30
 FT VISIBILT

Y TRIANGLE

30 FT VISIBILTY TRIANGLE

30
 F

T 
VI

SI
BI

LT
Y 

TR
IA

N
G

LE

6' L X 3' H
WALL
(SIGNAGE)

6' L X 3' H WALL SIGNAGE)

DRIVEWAY

LINE OF
EYEBROW ABOVE

LINE OF EYEBROW
ABOVE

4"

1"

6"

6"

6"

4"

6"

6"

6"
1"

4" 4" 4" 4"

6"

6"

6"

6"

6"

6"

6"

6"

6"

6"

6"

6"
1" 1" 1"

1"

7"

7"

7"

7"

7"

7"

7"

7"

7"

7"

7"

7"

7"

7"

7"

7"

7"

7"

RWL RWL RWL RWL RWL RWL

RWL

RWL

RWL RWL RWL RWL RWL RWL

STEPSSTEPSSTEPSSTEPSSTEPSSTEPS

8x16 ENG
FL. VENT

9'-11" 8'-0" 4'-8" 8'-0" 19'-11
4" 8'-0" 4'-8" 8'-0" 19'-11

4" 8'-0"

120'-0"

44
'-0

"

44
'-0

"

1'-71
2" 8'-6"

120'-0"

12'-0"

9'
-8

"
5"

5'
-0

"
8"

10'-41
2" 5" 8'-31

2"

3'-2"5'-11
2"

3'
-5

"

15
'-3

"

8"
4'

-1
0"

8"

21
'-0

"

5"6'-6"

5'
-6

"
5"

6'
-8

"

20
'-0

"

11
"

4'
-1

"
5"

3'-101
2" 5"

4'-21
2" 5" 10'-2"

5"
3'

-2
"

5"
5'

-6
"

5"

5'-4"5'-9"

8" 1'
-1

"

12'-0"

9'
-8

"
5"

5'
-0

"
8"

10'-4"5"8'-31
2"

3'-2" 5'-11
2"

3'
-5

"
15

'-3
"

4'
-1

0"

5" 6'-51
2"

5'
-6

"
5"

6'
-8

"

20
'-0

"

11
"

4'
-1

"
5"

3'-8"5"

5"
3'

-2
"

5"
5'

-6
"

5"

5'-4" 6'-0"

8"1'
-1

"

12'-0"

9'
-8

"
8"

4'
-4

"
8"

10'-4"5"8'-31
2"

3'-2" 5'-11
2"

3'
-5

"
15

'-3
"

8"
4'

-1
0"

8"

5" 6'-53
4"

5'
-6

"
5"

6'
-8

"

20
'-0

"

11
"

4'
-1

"
5"

3'-8"5"
4'-3"5"10'-11

2"

5"
3'

-2
"

5"
5'

-6
"

5"

5'-4" 5'-9"

8"1'
-1

"

12'-0"

9'
-8

"
5"

5'
-0

"
8"

10'-4" 5" 8'-31
2"

3'-2"5'-11
2"

3'
-5

"

15
'-3

"

4'
-1

0"

5"6'-51
2"

5'
-6

"
5"

6'
-8

"

20
'-0

"

11
"

4'
-1

"
5"

3'-8" 5"

4'-3" 5" 10'-11
2"

5"
3'

-2
"

5"
5'

-6
"

5"

5'-4"6'-0"

8"

8"8" 8" 12'-0"

9'
-8

"
8"

5'
-2

"
8"

10'-4" 5" 8'-31
2"

3'-2"5'-11
2"

3'
-5

"

15
'-3

"

8"
4'

-1
0"

5"6'-51
2"

5'
-6

"
5"

6'
-8

"

20
'-0

"

11
"

4'
-1

"
5"

3'-10" 5"

4'-3" 5" 10'-11
2"

5"
3'

-2
"

5"
5'

-6
"

5"

5'-4"6'-0"

8" 1'
-1

"

19'-21
2"

10
'-0

"
8"

5'
-4

"
8"

9'-8"9"8'-51
2"

3'-2"

5'-33
4"

3'
-5

"

15
'-3

"

8"
4'

-1
0"

10
'-0

"

12
'-1

11 2"

5'-4" 4'-9"

8"1'
-1

"

120'-0"

10
'-0

"
20

'-0
"

10'-0" 20'-0"

10
'-0

"
20

'-0
"

20'-0"10'-0"

120'-0"

45
'-0

"

45
'-0

"

21
'-0

"

3'
-0

"
18

'-0
"

21
'-0

"

21
'-0

"

18
'-0

"

18
'-0

"
3'

-0
"

3'
-0

"

11
"

11
"

11
"

11
"

1'
-1

"

1'
-1

"

1'
-1

"

1'
-1

"
1'

-1
"

1'
-1

"

10'-0"

8'-6" 3'-31
4" 8'-6" 8'-6" 2'-6" 8'-6" 8'-6" 3'-31

4" 8'-6" 8'-6" 2'-6" 8'-6" 8'-6" 3'-31
4" 8'-6"

5'
-0

"
5'

-0
"

8"
10

'-0
"

1'
-7

"

2'
-0

"
2'

-0
"

5"

5'
-6

"

10'-0"5"

8"

22'-61
2"

8'
-0

"
1'

-0
"

3'
-0

"
16

'-1
0"

8'
-0

"
5'

-7
"

11
"

11
"

3'
-5

1 2"
5"

3'
-6

"

4'-5"5'-0"

1'
-1

"

8'
-6

"

20'-0"

20'-3" UNIT #1 19'-101
2" UNIT #2 19'-101

2" UNIT #3 19'-101
2" UNIT #4 19'-101

2" UNIT #5 20'-21
2" UNIT #6

2" 2" 8"

2"

2" 2"

2"
2"

8" 5"

2"
8"

5'
-4

"
8"

2"

2" 2"

2" 8" 2"

8"

2"

4" 3'-10" 1'-21
2" 2'-10" 8" 2'-10" 1'-21

2" 3'-10" 4" 8"

27
'-3

"
3'

-0
"

13
'-9

"

2"

2"
2"

5"

8"
5'

-4
"

8"
2" 5"

5"5"

2"8"2" 10'-11
2" 5" 4'-3"

3'
-2

"

3'
-2

"

2'-91
2"5"3'-81

2"2"

2" 2"

2"8"2" 8" 2"8"2"

2"8"2"

11
"

2"8"2"

2"
8"

2"
8"

2"
8"

2" 2" 2" 2"
8"

2"

2"8"2"

2"

2" 8" 2" 2" 8" 2"

2" 2"

5"5"

2" 2"

5"
2"

2"
2"

2"
8"

5'
-4

"
8"

2"

5" 8"

2"

2"
10

"
2"

2"2"
8"

5'
-4

"
8"

2"

2"2"

3'
-2

"

3'
-2

"

2'-91
2" 5" 3'-8" 3'-8" 5" 2'-91

2" 2'-91
2" 5" 3'-8" 3'-8" 5" 2'-91

2"

5"

4'-2"

5"

3'-01
2"5" 2"

2"

2"

2"
2"

2"8"

1'
-8

1 2"
5"

3'
-2

"

5"5" 5" 8"

3'
-2

"

R5'-0"

5'-0"

5'
-0

"

CLO.

BATH #1
BATH #1

BATH #1

A/CA/CA/CA/CA/C

USPS

FIRST FLOOR PLAN
1085 94th St, Bay Harbor Islands, FL 33154

1085 TOWNHOMES

20
24

F.
P.

PETER BLITSTEIN
LIC. No. - AR0007570

285 Sevilla Avenue
Coral Gables,
Florida  33134
Ph (305) 444-4433
Fax (305) 444-0181

sheet number

sh
ee

t t
itt

le

dr
aw

n 
by

re
vi

si
on

s

da
te

SC
AL

E:
 A

S 
SH

O
W

N

pr
oj

ec
t n

am
e A-2N

SC
AL

E 
: 1

/4
" =

 1
'-0

"

F.F.E. +9.00 N.G.V.D.
F.F.E. +7.25 N.G.V.D.

FIRST FLOOR PLAN N
SCALE : 3/16" = 1'-0"

1 TOWN PLANNER REVIEW
COMMENTS 05-11-26

1

1 1 11



UNIT #1 UNIT #2 UNIT #3 UNIT #4 UNIT #5 UNIT #6

ELEV.
ELEV. ELEV. ELEV. ELEV.

KITCHEN

ST
A

IR
S

ST
A

IR
S

ST
A

IR
S

ST
A

IR
S

ST
A

IR
S

DINING
ROOM

LIVING
ROOM

KITCHEN

DINING
ROOM

LIVING
ROOM

KITCHEN

POW.

DINING
ROOM

LIVING
ROOM

LIVING
ROOM

DINING
ROOM

DINING
ROOM

LIVING
ROOM

LIVING
ROOM

KITCHEN KITCHEN KITCHEN

DINING
ROOM

ELEV.

BALCONY

B
A

LC
O

N
Y

B
A-4

B
A-4

A
A-4

A
A-4

SECONDARY FRONT SETBACKSIDE SETBACK

SIDE SETBACK SECONDARY FRONT SETBACK

FR
O

N
T 

SE
TB

A
C

K
R

EA
R

 S
ET

B
A

C
K

R
EA

R
 S

ET
B

A
C

K

PROPERTY LINE
PL

PROPERTY LINE
PL

PR
O

PE
R

TY
 L

IN
E

PL

PR
O

PE
R

TY
 L

IN
E

PL

ST
A

IR
S

BALCONY BALCONY BALCONY BALCONY BALCONY

B
A

LC
O

N
Y

RWL RWL RWL RWL RWL RWL

RWL
RWL

RWLRWLRWLRWLRWLRWL

120'-0"

10
'-0

"
20

'-0
"

10'-0" 20'-0"

10
'-0

"
20

'-0
"

20'-0"10'-0"

17'-11
2" 2'-0" 2'-31

4" 2'-0" 7'-4" 7'-1" 4'-8" 7'-1" 7'-4" 2'-0" 2'-31
4" 2'-0" 7'-4" 7'-1" 4'-8" 7'-1" 7'-4" 2'-0" 2'-31

4" 2'-0" 17'-1"

120'-0"

2'
-8

"
10

'-1
11 2"

6'
-0

1 2"
8'

-0
"

11
'-8

"
3'

-0
"

1'
-8

"

44
'-0

"

2'
-8

"
11

'-0
"

6'
-0

"
8'

-0
"

2'
-9

"
8'

-0
"

5'
-7

"

45
'-0

"

3'-0" 10'-9" 3'-4"

2'-10" 8"

2'-8"11'-0"4'-41
2"

2'-10"

2'-8"11'-0"4'-41
2"

2'-10"8"

11'-0" 4'-41
2"

2'-10"

11'-0" 4'-41
2"

2'-10" 8"

7'-6"3'-4"

2'-10"

6'-21
2"

3'-0"

4'
-0

"

3'-41
2"2'-0"8" 3'-6"

3'-81
2"

5" 5'-11"

10
'-0

"
4'

-8
"

2'
-0

"
25

'-1
0"

6'-8"12'-3"8"

12
'-1

"
1'

-0
"

4'
-4

"
4'

-3
"

2'
-6

"

45
'-0

"

44
'-0

"

120'-0"

120'-0"

3'-4" 2'-2" 8"3'-6"5"5'-11"

10
'-0

"

4'
-8

"

2'
-0

"
25

'-1
0"

10
'-9

"
3'

-0
"

12
'-1

"
1'

-0
"

5'
-0

"
4'

-3
"

2'
-6

" 3'-4"2'-2" 3'-6"

10
'-0

"
4'

-8
"

2'
-0

"
25

'-1
0" 8"

3'-4" 2'-2"3'-6"

10
'-0

"

4'
-8

"

2'
-0

"
25

'-1
0" 8"

3'-4"2'-2" 3'-6"

10
'-0

"
4'

-8
"

2'
-0

"
25

'-1
0"

8" 3'-4" 2'-2"3'-6"

10
'-0

"

4'
-8

"

2'
-0

"

25
'-1

0"

8"

3'-0"

4'
-0

"
1'

-0
"

8"

18
'-1

0"

7'-5"12'-8"

20'-1" 6'-4" 15'-101
2" 1'-8" 15'-101

2" 6'-4" 15'-101
2" 1'-8" 15'-101

2" 6'-4" 12'-01
2" 8'-0"

3'-0"

7'-41
2" 8'-6" 7" 6" 7" 8'-6" 7'-41

2" 7'-41
2" 8'-6" 7" 6" 7" 8'-6" 7'-41

2"

R5'-0"

R8'-0"

5'-0"

5'
-0

"

4'
-0

"

3'-4" 8'-81
2"

4'
-0

"

5'-0" 3'-0"

11
'-7

"
17

'-7
"

2'
-0

"

2'-0"

9'-11"

4'
-0

"

3'-0"

16
'-9

"
27

'-3
"

2"

8"
2"

1'
-0

"

71
4" 8" 71

4" 3'-81
2"

4'-0" 4'-0"

10
'-9

"
3'

-0
"

2"8"2" 6'-8" 12'-21
2" 2"8"2" 12'-21

2" 6'-8" 2"8"2" 6'-8" 12'-23
4" 2"8"2" 12'-21

2" 6'-8" 2"8"2" 6'-8" 12'-21
2" 2"

3'
-1

1"
2"

8"

2"
8"

2"

3'
-2

"

3'
-2

"

3'
-2

"

3'
-2

"

3'
-2

"

3'
-2

"

3'
-1

1"
2"

3'
-2

"
5"

8"

3'-81
2"

5" 5'-11"

12
'-1

"
1'

-0
"

5'
-0

"
4'

-3
"

2'
-6

" 5"5'-11"

10
'-9

"
3'

-0
"

12
'-1

"
1'

-0
"

5'
-0

"
4'

-3
"

2'
-6

"

71
4" 2'-1" 5" 3'-23

4" 2"8"2" 3'-23
4" 5" 2'-1" 71

4" 3'-81
2"

4'-0" 4'-0"

10
'-9

"
3'

-0
"

3'
-1

1"
2"

8"

3'
-1

1"
2"

3'
-2

"
5"

8"

3'-81
2"

5" 5'-11"

12
'-1

"
1'

-0
"

5'
-0

"
4'

-3
"

2'
-6

" 5"5'-11"

10
'-9

"
3'

-0
"

12
'-1

"
1'

-0
"

5'
-0

"
4'

-3
"

2'
-6

"

71
4" 2'-1" 5" 3'-23

4" 2"8"2" 3'-23
4" 5" 2'-1" 71

4" 3'-81
2"

4'-0" 3'-9"

10
'-9

"
3'

-0
"

3'
-1

1"
2"

8"

3'
-1

1"
2"

3'
-2

"
5"

8"

SI
NK

SI
NK

REF.
OVEN &
WARMING
DRAWER

SI
NK

SINK

OV
EN

 &
W

AR
MI

NG
DR

AW
ER

SINK SINK

OV
EN

 &
W

AR
MI

NG
DR

AW
ER

SINK SINK
REF.OVEN &

WARMING
DRAWERSINK

PA
NT

RY

OV
EN

 &
W

AR
MI

NG
DR

AW
ER

SI
NK

DW

SI
NK

DW

OV
EN

 &
W

AR
MI

NG
DR

AW
ER

SI
NK

WH

REF.

PA
NT

RY

DW

PA
NT

RY

REF.
REF.

DW

DW DW

PA
NT

RY

PA
NT

RY

PA
NT

RY

REF.

WH WH WH WH WH

UPDN

1

2

3

4

15

14

13

12

11

10

9

16

8

7

6

5

5

6

7

UP DN

1

2

3

4

15

14

13

12

11

10

16

5

6

7

UPDN

1

2

3

4

15

14

13

12

11

10

16

5

6

7

UP DN

1

2

3

4

15

14

13

12

11

10

16

5

6

7

UPDN

1

2

3

4

15

14

13

12

11

10

16

5

6

7

UP DN

1

2

3

4

15

14

13

12

11

10

16

5

6

7

POW.POW.POW.POW.POW.

SECOND FLOOR PLAN
1085 94th St, Bay Harbor Islands, FL 33154

1085 TOWNHOMES

20
24

F.
P.

PETER BLITSTEIN
LIC. No. - AR0007570

285 Sevilla Avenue
Coral Gables,
Florida  33134
Ph (305) 444-4433
Fax (305) 444-0181

sheet number

sh
ee

t t
itt

le

dr
aw

n 
by

re
vi

si
on

s

da
te

SC
AL

E:
 A

S 
SH

O
W

N

pr
oj

ec
t n

am
e A-2aN

SC
AL

E 
: 1

/4
" =

 1
'-0

"

SECOND FLOOR PLAN N
SCALE : 3/16" = 1'-0"

1 TOWN PLANNER REVIEW
COMMENTS 05-11-26

1 1 1



B
A-4

B
A-4

A
A-4

A
A-4

SECONDARY FRONT SETBACKSIDE SETBACK

SIDE SETBACK SECONDARY FRONT SETBACK

FR
O

N
T 

SE
TB

A
C

K
R

EA
R

 S
ET

B
A

C
K

R
EA

R
 S

ET
B

A
C

K

PROPERTY LINE
PL

PROPERTY LINE
PL

PR
O

PE
R

TY
 L

IN
E

PL

PR
O

PE
R

TY
 L

IN
E

PL

UNIT #1

MASTER
BEDROOM

UNIT #2

MASTER
BEDROOM

UNIT #3

MASTER
BEDROOM

UNIT #4

MASTER
BEDROOM

UNIT #5

MASTER
BEDROOM

UNIT #6

MASTER
BEDROOM

M
A

ST
ER

W
.I.

C
.

MASTER
BATHROOM

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

M
A

ST
ER

W
.I.

C
.

M
A

ST
ER

W
.I.

C
.

M
A

ST
ER

W
.I.

C
.

M
A

ST
ER

W
.I.

C
.

M
A

ST
ER

W
.I.

C
.

MASTER
BATHROOM

MASTER
BATHROOM

MASTER
BATHROOM

MASTER
BATHROOM

MASTER
BATHROOM

BALCONYBALCONY BALCONY BALCONY BALCONYBALCONY

RWLRWL RWL RWLRWL
RWL

RWL

RWLRWLRWLRWLRWLRWL

RWL

120'-0"

10
'-0

"
20

'-0
"

10'-0" 20'-0"

10
'-0

"
20

'-0
"

20'-0"10'-0"

120'-0"

45
'-0

"

45
'-0

"

1'
-8

"
3'

-0
"

6'
-0

"
3'

-0
"

30
'-4

"

44
'-0

"

2'-6" 7'-8" 6'-11" 2'-10" 8" 2'-10" 6'-101
2" 9'-0" 1'-8" 9'-0" 6'-101

2" 2'-10" 8"

8" 18'-11"

14
'-0

"
5"

14
'-3

"
5"

9'
-8

"
8"

9'-10"2'-0" 6'-6"

3'
-6

"
5"

5'
-9

"
8"

8"
5'

-4
"

5'-4"4'-4"

2'-0" 4'-2" 2'-0" 5"

3'-6"

2'-11" 4'-01
2" 6'-71

2" 5'-8" 2'-0" 5'-8" 6'-71
2" 4'-0" 5'-2" 4'-0" 6'-71

2" 5'-8" 2'-0" 5'-8" 6'-71
2" 4'-0" 5'-2" 4'-0" 6'-71

2" 5'-8" 2'-0" 5'-8" 6'-71
2" 4'-0" 2'-11"

120'-0"

44
'-0

"

8"
3'

-0
"

5'
-3

"
3'

-0
"

5"

8"

8"18'-101
2"

14
'-2

"
5"

14
'-3

"
5"

9'
-8

"
8"

9'-91
2" 2'-0"6'-6"

3'
-6

"
5"

5'
-9

"
8"

8"
5'

-4
"

5'-4" 4'-4"

2'-2"4'-11
2"2'-0"5"

8"
3'

-0
"

5'
-3

"
3'

-0
"

5"

18'-101
2"

14
'-2

"
5"

14
'-3

"
5"

9'
-8

"
8"

9'-91
2"2'-0" 6'-6"

3'
-6

"
5"

5'
-9

"
8"

8"
5'

-4
"

5'-4"4'-4"

2'-2" 4'-11
2" 2'-0" 5"

8"
3'

-0
"

5'
-3

"
3'

-0
"

5"

8"

8"

8"18'-101
2"

14
'-2

"
5"

14
'-3

"
5"

9'
-8

"
8"

9'-91
2" 2'-0"6'-6"

3'
-6

"
5"

5'
-9

"
8"

8"
5'

-4
"

5'-4" 4'-9"

2'-0"4'-11
2"2'-0"5"

8"
3'

-2
"

5'
-3

"
3'

-0
"

5"

8"

8"

8"

8" 8"

18'-101
2"

14
'-2

"
5"

14
'-3

"
5"

9'
-8

"
8"

9'-91
2"2'-0" 6'-6"

3'
-6

"
5"

5'
-9

"
8"

8"
5'

-4
"

5'-4"4'-4"

2'-0" 4'-11
2" 2'-0" 5"

3'-6"

8"
3'

-0
"

5'
-3

"
3'

-0
"

5"

8" 18'-101
2"

5"
14

'-3
"

5"
9'

-8
"

8"

9'-91
2" 2'-0"6'-6"

3'
-6

"
5"

5'
-9

"
8"

8"
5'

-4
"

5'-4" 4'-4"

2'-0"4'-11
2"2'-0"5"

3'-6"

8"
3'

-0
"

5'
-3

"
3'

-0
"

5"

9'-0"6'-101
2"2'-10" 1'-8" 9'-0" 6'-101

2" 2'-10" 2'-10"8" 3'-4" 8'-0" 5'-81
2"

120'-0"

5"

13
'-0

"

5"5"

6'-10"

2'-6" 6'-8" 3'-7" 3'-4" 7"8'-0"3'-61
2"3'-4" 6" 6" 7" 6" 8'-0" 6" 3'-61

2"6" 3'-4"

8"

5"
3'

-2
"

5"5"5"5" 5"5"5" 5"5"5"
3'

-2
"

2"

6'-10" 2"8"2" 6'-10" 3'-6" 3'-6" 6'-10" 2"8"2" 6'-10" 3'-6" 2"8"2"6'-10"

2"8"

5" 8"

2"2"2"2"2"2"2"2"

6"6"5"5"6"6"5"5"6"8"6"8"

2" 2" 2"2"

3'
-7

"

1'-10"

3'
-1

0"

3'
-1

0"

1'-10"

1'-10"

3'
-1

0"

1'-10"

3'
-1

0"

3'
-1

0"

1'-10"

3'
-1

0"

1'-10"

1'-10" 5"

2'
-4

"

1'-10"5"

2'
-4

"

1'-10" 5"

2'
-4

"

1'-10"5"

2'
-4

"

1'-10" 5"

2'
-4

"

1'-10"5"

2'
-6

"

2" 2" 2"2"2"2"

2"

13
'-0

"
2"

8"
1'

-0
"

13
'-0

"
1'

-0
"

2"
8"

5"
3'

-2
"

5"
3'

-2
"

3'
-2

"
5"

7"8'-0"3'-61
2"3'-4" 6" 6" 7" 6" 8'-0" 6" 3'-61

2"6" 3'-4" 7'-0"3'-4" 6"6"6" 6"

2'
-8

"
11

'-0
"

16
'-9

"
8'

-0
"

5'
-7

"R5'-0"

1'
-0

"
2"

8"

1'
-2

"

5'-0"

5'
-0

"

LINEN
CLO.

LINEN
CLO.

LINEN
CLO.

LINEN
CLO.

LINEN
CLO.

UPDN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

8

16

UP DN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

8

16

UP DN

1

2

3

4

5

6

7

15

14

13

12

11

10

8

16

UPDN

1

2

3

4

5

6

7

15

14

13

12

11

10

8

16

UP DN

1

2

3

4

5

6

7

15

14

13

12

11

10

8

16

UPDN

1

2

3

4

5

6

7

15

14

13

12

11

10

8

16

THIRD FLOOR PLAN
1085 94th St, Bay Harbor Islands, FL 33154

1085 TOWNHOMES

20
24

F.
P.

PETER BLITSTEIN
LIC. No. - AR0007570

285 Sevilla Avenue
Coral Gables,
Florida  33134
Ph (305) 444-4433
Fax (305) 444-0181

sheet number

sh
ee

t t
itt

le

dr
aw

n 
by

re
vi

si
on

s

da
te

SC
AL

E:
 A

S 
SH

O
W

N

pr
oj

ec
t n

am
e A-2bN

SC
AL

E 
: 1

/4
" =

 1
'-0

"

THIRD FLOOR PLAN N
SCALE : 3/16" = 1'-0"

1 TOWN PLANNER REVIEW
COMMENTS 05-11-26

1 1 1



B
A-4

B
A-4

A
A-4

A
A-4

SECONDARY FRONT SETBACKSIDE SETBACK

SIDE SETBACK SECONDARY FRONT SETBACK

FR
O

N
T 

SE
TB

A
C

K
R

EA
R

 S
ET

B
A

C
K

R
EA

R
 S

ET
B

A
C

K

PROPERTY LINE
PL

PROPERTY LINE
PL

PR
O

PE
R

TY
 L

IN
E

PL

PR
O

PE
R

TY
 L

IN
E

PL

BALCONYBALCONYBALCONY BALCONY BALCONY BALCONY

BALCONYBALCONYBALCONY BALCONY BALCONY

B
A

LC
O

N
Y

B
A

LC
O

N
Y

BALCONY

FLEX
SPACE

FLEX
SPACE

FLEX
SPACE

FLEX
SPACE

FLEX
SPACE

BEDROOM #2 BEDROOM #2 BEDROOM #2 BEDROOM #2 BEDROOM #2 BEDROOM #2

CL.

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

BATH

BATH BATH BATH BATH

BATH

FR
O

N
T 

SE
TB

A
C

K

RWL RWL RWL RWL RWL RWL

FD

FD FD FD FD FD

FD

FDFDFDFDFDFD

FD

112'-0"

13
'-0

"
25

'-0
"

13'-0" 25'-0"

13
'-0

"
25

'-0
"

25'-0"13'-0"

112'-0"

37
'-0

"

37
'-0

"

9'-11" 5" 5'-7" 8" 5'-7" 5" 12'-101
2" 8"

12
'-8

"
5"

7'
-1

1"
5"

10
'-0

"
8"

13'-7" 8" 5'-0" 5" 13'-51
2" 8"

10
'-0

"
8"

4'
-0

"
5"

7'
-7

"
4'

-3
"

5"
12

'-8
"

8"
3'

-0
"

3'-6"

5'-7" 4'-4" 5'-4" 8" 6'-0" 4'-11
2" 9'-1"

3'
-0

"
5'

-3
"

8"

5'
-0

"

8"

5'-7"5"12'-101
2"8"

5'-0"5"13'-51
2"8"

10
'-0

"
8"

5"
7'

-7
"

4'
-3

"
5"

12
'-8

"
8"

5'-4"4'-4"8'-61
2"

8"

5'-7" 5" 12'-101
2"

5'-0" 5" 13'-51
2" 8"

10
'-0

"
8"

5"
7'

-4
"

4'
-3

"
5"

12
'-8

"
8"

5'-4" 4'-4" 8'-61
2"8"

8"

8"

8"

8"

8"

5'-7"5"12'-101
2"8"

5'-0"5"13'-51
2"8"

10
'-0

"
8"

5"
7'

-4
"

4'
-3

"
5"

12
'-8

"
8"

5'-0" 2'-101
2"5" 4'-4"

5'-4"4'-4"8'-61
2"

8"

8"

8"

6"

8"

8"

4'-1" 5'-63
4" 5"

11'-11
2" 8"

3'-0"3'-71
2"

5'-4" 4'-51
2" 3'-0"

8"8"

8"

8"

3'-6"

8"

10
'-2

"
5"

10
'-1

11 2"
3'

-7
"

2'
-1

01 2"

6'
-8

"
8"

8"

4'
-0

"

4'-10" 6'-0" 6'-1" 8" 6'-1" 6'-0" 7'-13
4" 8" 7'-13

4" 6'-0" 6'-1" 8" 6'-1" 6'-0" 7'-13
4" 8" 7'-13

4" 6'-0" 6'-1" 8" 8" 3'-6" 10'-83
4"

112'-0"

12
'-0

"
16

'-1
0"

8'
-0

1 2"

37
'-0

"

5'-0"3'-10"2'-10"8"2'-10"7'-41
2"8'-0"2'-8"8'-0"7'-41

2"2'-10"8"2'-10"7'-41
2"8'-0"2'-8"8'-0"7'-41

2"2'-10"8"2'-10"7'-5"6'-8"

112'-0"

37
'-0

"

7'-0" 1'-21
2"

5'-0"3'-0"

3'-0"

4'
-0

"
3'

-0
" 1'

-7
"

4'
-0

"
1'

-6
3

4"

5"1'-11" 5"2'-4"2"2"2"2"2"8"2"2"2"2"2"

6'-10"

5"5"

7'
-1

0"

5"

5"

5"5"5"5"5"5"5"5"5"

6'-0"2"2"6'-0"5"5"5'-0"5"2'-101
2"4'-4"6'-0"2"8"2"6'-0"4'-4"2'-101

2"5"5'-0"5"8"5"5'-0"5"2'-101
2"4'-4"6'-0"2"8"2"6'-0"

4'-4"5"5'-2"

6'-11"5"111
2"

5"

2"

5'
-4

"

5'
-4

"

5'
-4

"

5'
-4

"

5'
-4

"

5'
-4

"

3" 3"

10" 2"

7'-21
2"

2"2"2"2"2"

2"

3'
-1

1"

3'
-0

"
1'

-0
"

8" 8"
8"8"

8"
8"8"

8"8"
8"

8"
2"

3'
-9

"
5"

2'
-6

"
2"

8"

2"
6'

-5
"

5"
8"

2"2"

2"
6'

-5
"

5"
8"

2"
6'

-5
"

5"
8"

2"
6'

-5
"

5"
8"

8"2"
2"

6'
-5

"
5"

8"

5"

6'
-5

"
8"

5"

2"2"2"2"2"2"2"
2"

3'
-0

"
5'

-3
"

3'
-0

"
5'

-3
"

3'
-0

"
5'

-3
"

3'
-0

"
5'

-3
"

3'
-0

"
5'

-3
"

3'
-0

"

3'
-0

"

3'
-0

"

3'
-0

"

3'
-0

"

3'-6"6'-10" 3'-6" 6'-10" 3'-6"6'-10" 3'-6" 6'-10" 6'-10"

2"2"2"2"

4'-4" 8"

5'-0"8"3'-0"

3'-4" 3'-4" 3'-4" 3'-4" 3'-4" 3'-4"

8" 2'-4" 3'-11" 7'-0" 12'-8" 7'-10" 5'-41
2" 8" 5'-41

2" 7'-10" 6'-2" 4" 6'-2" 7'-10" 5'-41
2" 8" 5'-41

2" 7'-10" 6'-2" 4" 6'-113
4" 6'-0" 2'-1"

4'-4" 8"

12
'-4

"
8'

-4
"

16
'-4

"

19
'-4

"
8'

-8
"

12
'-0

"

19
'-7

"
3'

-6
"

13
'-1

1"

111
2"5"6'-11" 111

2"5" 6'-11" 6'-11" 5"111
2"

A/C

D

A/C

W/D

A/C

W D WW D W D

W/D

WH

WH

WH

UPDN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

8

16

A/C

WH

UP DN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

8

16

A/C

WH

UPDN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

8

16

A/C

WH

UP DN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

8

16

UPDN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

16

UP DN

1

2

3

4

5

6

7

15

14

13

12

11

10

16

CL. CL. CL. CL. CL.

LAUNDRY LAUNDRYLAUNDRYLAUNDRY LAUNDRY

FOURTH FLOOR PLAN
1085 94th St, Bay Harbor Islands, FL 33154

1085 TOWNHOMES

20
24

F.
P.

PETER BLITSTEIN
LIC. No. - AR0007570

285 Sevilla Avenue
Coral Gables,
Florida  33134
Ph (305) 444-4433
Fax (305) 444-0181

sheet number

sh
ee

t t
itt

le

dr
aw

n 
by

re
vi

si
on

s

da
te

SC
AL

E:
 A

S 
SH

O
W

N

pr
oj

ec
t n

am
e A-2cN

SC
AL

E 
: 1

/4
" =

 1
'-0

"

FOURTH FLOOR PLAN N
SCALE : 3/16" = 1'-0"

1 TOWN PLANNER REVIEW
COMMENTS 05-11-26

1 1 1



B
A-4

B
A-4

A
A-4

A
A-4

SECONDARY FRONT SETBACKSIDE SETBACK

SIDE SETBACK SECONDARY FRONT SETBACK

FR
O

N
T 

SE
TB

A
C

K
R

EA
R

 S
ET

B
A

C
K

R
EA

R
 S

ET
B

A
C

K

PROPERTY LINE
PL

PROPERTY LINE
PL

PR
O

PE
R

TY
 L

IN
E

PL

PR
O

PE
R

TY
 L

IN
E

PL

FR
O

N
T 

SE
TB

A
C

K

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.

ST
A

IR
S

ELEV.
LOBBY

ELEV.
LOBBY

ELEV.
LOBBY

ELEV.
LOBBY

ELEV.
LOBBY

ELEV.
LOBBY

POW.

POW. POW.
PL

A
N

TE
R

PLANTER PLANTER PLANTER PLANTER

ROOFTOP
RECREATION

A/C EQUIP.

A/C EQUIP. A/C EQUIP. A/C EQUIP. A/C EQUIP.

A/C EQUIP.

PL
A

N
TE

R

POW.

ROOFTOP
RECREATION

ROOFTOP
RECREATION

ROOFTOP
RECREATION

ROOFTOP
RECREATION

ROOFTOP
RECREATION

PLANTER

FD FD FD FD FD FD

DSDSDSDSDSDS

112'-0"

13
'-0

"
25

'-0
"

13'-0" 25'-0"

13
'-0

"
25

'-0
"

25'-0"13'-0"

112'-0"

37
'-0

"

37
'-0

"

14'-101
2"

8"
7'

-0
"

1'
-6

"
8'

-0
"

1'
-6

"
18

'-4
"

37
'-0

"

18
'-8

"
18

'-4
"

10'-11" 6'-0" 13'-21
2" 8" 13'-21

2" 6'-0" 13'-21
2" 8" 13'-21

2" 6'-0" 8'-101
2"

112'-0"

37
'-0

"

8"6'-0"8"6'-0"8"6'-0"

8"19'-21
2"8"19'-21

2"8"19'-21
2"8"19'-21

2"8"

5'-0"8"

3'-4"8"

112'-0"

1'
-6

"
8'

-0
"

1'
-6

"
7'

-1
1"

6'
-8

"
3'

-9
"

10
'-5

"
8'

-3
"

8"
3'

-2
"

6'
-2

"

7'-3"

12'-11"

8" 6'-4" 6'-0" 6'-103
4" 8" 6'-101

2" 6'-0" 6'-4" 8" 6'-4" 6'-0" 6'-101
2" 8" 6'-101

2" 6'-0" 6'-4" 8" 6'-73
4" 4'-7" 8" 3'-0"

7'
-8

"

4'
-1

"
8"

2"
5'

-8
"

2"
8"

2"
11

'-3
"

2"
8"

5'
-4

"
8"

10
'-5

"
8'

-3
"

8"
3'

-2
"

6'
-2

"

10
'-5

"
8'

-3
"

8"
3'

-2
"

6'
-2

"

10
'-5

"
8'

-3
"

8"
3'

-2
"

6'
-2

"

5'-10" 2"8"2" 5'-10" 5" 7'-01
2" 5" 5'-4" 8" 5'-4" 5" 7'-01

2" 5" 5'-10" 2"8"2" 5'-10" 5" 7'-01
2" 5" 5'-4" 8" 5'-4" 5" 5'-41

2" 1"5"7'-01
2"5"5'-4"8"5'-4"5"6'-5"1"

8"
5'

-4
"

8"
2"

11
'-3

"
2"

8"
2"

5'
-8

"
2"

8"
3'

-9
"

8" 6'-8" 2"8"2" 6'-8" 8" 11'-81
2" 8" 11'-81

2" 8" 6'-8" 2"8"2" 6'-8" 8" 11'-81
2" 8" 11'-81

2" 8"2" 6'-6" 2"8"2" 6'-6" 2"8" 7'-41
2"9'-5"

8"
2"

4'
-1

1"
5"

3'
-1

0"

8"
2"

4'
-1

1"
5"

3'
-1

0"
8"

4'-41
2" 3'-0"

5'-5"4'-0"

DN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

16 17

DN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

1617

DN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

16 17

DN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

1617

DN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

1617

DN

1

2

3

4

5

6

7

15

14

13

12

11

10

9

16 17

POW. POW.

ROOF PLAN
1085 94th St, Bay Harbor Islands, FL 33154

1085 TOWNHOMES

20
24

F.
P.

PETER BLITSTEIN
LIC. No. - AR0007570

285 Sevilla Avenue
Coral Gables,
Florida  33134
Ph (305) 444-4433
Fax (305) 444-0181

sheet number

sh
ee

t t
itt

le

dr
aw

n 
by

re
vi

si
on

s

da
te

SC
AL

E:
 A

S 
SH

O
W

N

pr
oj

ec
t n

am
e A-2d

REQUIRED PROPOSED

MIN. ROOFTOP LANDSCAPE
(15% RECREATION AREA) 276.75 S.F. 460 S.F.

N

SC
AL

E 
: 1

/4
" =

 1
'-0

"

ROOF PLAN N
SCALE : 3/16" = 1'-0"

TOTAL ROOFTOP RECREATION AREA = 1,875 S.F.

1 TOWN PLANNER REVIEW
COMMENTS 05-11-26

1

1

1 1

1

PLEASE NOTE:
All mechanical equipment on the roof deck must be screened. 1



EL   0'-0"

2nd LEVEL
EL   9'-8"

3rd LEVEL

4th LEVEL

EL   19'-4"

EL   29'-0"

1st LEVEL

ROOF TERRACE
EL   38'-8"

UPPER ROOF
EL   48'-4"

1'
-6

"

EL   49'-10"
PARAPET

9'
-8

"
9'

-8
"

9'
-8

"
9'

-8
"

9'
-8

"

10'-0"

13'-0"

30
'-0

"

39
'-8

"

49
'-1

0"
PL PL

30
'-0

"

50
'-1

0"

9'
-8

"
9'

-8
"

20'-0"

25'-0"

BALCONIES
W/ GLASS
GUARDRAILS

GARAGE
DOORS

IMPACT RES.
FIXED ALUM.

WINDOWS

IMPACT RES.
ALUM. SL. GL.
DOORS

SMOOTH
FINISH
STUCCO

ALUMINUM
CANOPY

BALCONIES
W/ GLASS
GUARDRAILS

TILE
VENEERSIDE SETBACK

(BELOW 30 FT)

SIDE SETBACK
(ABOVE 30 FT)

SECONDARY SETBACK (BELOW 30 FT)

SECONDARY SETBACK (ABOVE 30 FT)

B

B

2'-0"

LOW WALL
SETBACKTILE

VENEER

3 FT HIGH
WALL
(SIGNAGE)

3'
-0

"
1'

-6
"

B.F.E.
(+8.00' NGVD 1929)

(-)EL   1'-0"

1'
-9

"

(-)EL   1'-9"

B.F.E.  (+7.25' NGVD 1929)

TILE
VENEER

PL

20'-0"
SECONDARY SETBACK (BELOW 30 FT)

25'-0"
SECONDARY SETBACK (ABOVE 30 FT)

PL

10'-0"

13'-0"

SIDE SETBACK
(BELOW 30 FT)

SIDE SETBACK
(ABOVE 30 FT)

SMOOTH
FINISH
STUCCO

TILE
VENEER

IMPACT RES.
ALUM. SL. GL.
DOORS

IMPACT RES.
FIXED ALUM.
WINDOWS

EL   0'-0"

2nd LEVEL
EL   9'-8"

3rd LEVEL

4th LEVEL

EL   19'-4"

EL   29'-0"

1st LEVEL

ROOF TERRACE
EL   38'-8"

UPPER ROOF
EL   48'-4"

1'
-6

"

EL   49'-10"
PARAPET

9'
-8

"
9'

-8
"

9'
-8

"
9'

-8
"

9'
-8

"

49
'-1

0"

30
'-0

"

30
'-0

"

TILE
VENEER

B

B

39
'-8

"

B.F.E.
(+8.00' NGVD 1929)

(-)EL   1'-0"

6 FT ALUMINUM
FENCE

6'
-0

"

(-)EL   1'-9"

B.F.E.  (+7.25' NGVD 1929)

1'
-9

"

4'
-1

1"

PL

20'-0"

25'-0"

SECONDARY SETBACK (BELOW 30 FT)

SECONDARY SETBACK (ABOVE 30 FT)

EL   0'-0"

2nd LEVEL
EL   9'-8"

3rd LEVEL

4th LEVEL

EL   19'-4"

EL   29'-0"

1st LEVEL

ROOF TERRACE
EL   38'-8"

UPPER ROOF
EL   48'-4"

1'
-6

"

EL   49'-10"
PARAPET

9'
-8

"
9'

-8
"

9'
-8

"
9'

-8
"

9'
-8

"

49
'-1

0"

PL

30
'-0

"

10'-0"

13'-0"

SIDE SETBACK
(BELOW 30 FT)

SIDE SETBACK
(ABOVE 30 FT)

2'-0"

BALCONIES
W/ GLASS

GUARDRAILS

IMPACT RES.
WINDOWS

GARAGE
DOOR

TILE
VENEER

ALUMINUM
LOUVERS

IMPACT RES.
ALUM. SL. GL.

DOORS

A

A

BACKYARD

DRIVEWAY

LOW WALL
SETBACK

3'
-0

"

B.F.E.
(+8.00' NGVD 1929)

(-)EL   1'-0"

21'-0"

(-)EL   1'-9"

B.F.E.  (+7.25' NGVD 1929)

1'
-9

"

SMOOTH
FINISH

STUCCO

A

A
IMPACT RES.
FIXED ALUM.
WINDOWS

BALCONIES
W/ GLASS

GUARDRAILS

ALUMINUM
LOUVERS

TILE
VENEER

SMOOTH
FINISH
STUCCO

PL

10'-0"

13'-0"

SIDE SETBACK
(BELOW 30 FT)

SIDE SETBACK
(ABOVE 30 FT)

PL

20'-0"

25'-0"

SECONDARY SETBACK (BELOW 30 FT)

SECONDARY SETBACK (ABOVE 30 FT)

30
'-0

"

EL   0'-0"

2nd LEVEL
EL   9'-8"

3rd LEVEL

4th LEVEL

EL   19'-4"

EL   29'-0"

1st LEVEL

ROOF TERRACE
EL   38'-8"

UPPER ROOF
EL   48'-4"

1'
-6

"

EL   49'-10"
PARAPET

9'
-8

"
2'

-0
"

9'
-8

"
9'

-8
"

9'
-8

"
7'

-8
"

49
'-1

0"

BACKYARD

39
'-8

"

B.F.E.
(+8.00' NGVD 1929)

(-)EL   1'-0"

6 FT ALUMINUM
FENCE

6'
-0

"

21'-0"

(-)EL   1'-9"

B.F.E.  (+7.25' NGVD 1929)

1'
-9

"

4'
-6

"

1085 94th St, Bay Harbor Islands, FL 33154

1085 TOWNHOMES

20
24

F.
P.

PETER BLITSTEIN
LIC. No. - AR0007570

285 Sevilla Avenue
Coral Gables,
Florida  33134
Ph (305) 444-4433
Fax (305) 444-0181

sheet number

sh
ee

t t
itt

le

dr
aw

n 
by

re
vi

si
on

s

da
te

SC
AL

E:
 A

S 
SH

O
W

N

pr
oj

ec
t n

am
e EXTERIOR ELEVATIONS A-3

WEST ELEVATION (BAY HARBOR TERRACE)
SCALE 1/8" = 1'-0"

EAST ELEVATION (REAR)
SCALE 1/8" = 1'-0"

SOUTH ELEVATION (94th STREET)
SCALE 1/8" = 1'-0"

NORTH ELEVATION (INT. SIDE)
SCALE 1/8" = 1'-0"

1

1 TOWN PLANNER REVIEW
COMMENTS 05-11-26

1

1

1

1

PLEASE NOTE:
All mechanical equipment on the roof deck must be screened. 1

1 1



PR
O

PE
R

TY
 L

IN
E

PR
O

PE
R

TY
 L

IN
E

SIDE SETBACK

20'-0"

UNIT #6UNIT #5UNIT #4UNIT #3UNIT #2UNIT #1

INT SIDE SETBACK

10'-0"

2nd LEVEL
EL   9'-8"

3rd LEVEL

4th LEVEL

9'
-8

"
9'

-8
"

EL   19'-4"

EL   29'-0"

ROOF TERRACE
EL   38'-8"

UPPER ROOF
EL   48'-4"

9'
-8

"
9'

-8
"

1'
-6

"

EL   49'-10"
PARAPET

120'-0"

BUILDING

150'-0"

LOT LENGTH

B

B

EL   0'-0"

9'
-8

"

1st LEVEL

B.F.E. (+8.00' NGVD 1929)
(-)EL   1'-0" 1'

-0
"

AB
O

VE
 B

.F
.E

.

INT SIDE SETBACK

13'-0"

AB
O

VE
 B

.F
.E

.

SIDE SETBACK

SIDE SETBACK

PR
O

PE
R

TY
 L

IN
E

PR
O

PE
R

TY
 L

IN
E

UNIT #6UNIT #5UNIT #4UNIT #3UNIT #2UNIT #1

9'
-0

"
9'

-0
"

9'
-0

"
9'

-0
"

8'
-5

11
16

"

9'
-0

"
9'

-0
"

9'
-0

"
9'

-0
"

9'
-1

"

1'
-9

"

1'
-9

"

1'
-9

"

INT SIDE SETBACK

13'-0"

30
'-0

"

AB
O

VE
 B

.F
.E

.

9'
-7

1 2"
9'

-7
1 2"

9'
-9

"
9'

-9
"

10
'-3

"

20'-0"

SECONDARY SETBACK
(ABOVE 30 FT)

SIDE SETBACK
(BELOW 30 FT)

10'-0"

13'-0"

SIDE SETBACK
(BELOW 30 FT)

SIDE SETBACK
(ABOVE 30 FT)

8'
-6

"

LONGITUDINAL SECTION

±4
"

±4
"

CLOSET

GARAGEGARAGEGARAGEGARAGEGARAGE

DINING
ROOM

DINING
ROOM

DINING
ROOM

DINING
ROOM

DINING
ROOM

DINING
ROOM

W.I.C.W.I.C.W.I.C.W.I.C.W.I.C.W.I.C. CORRIDOR

CORRIDOR CORRIDOR CORRIDOR CORRIDOR CORRIDOR CORRIDOR

CORRIDOR CORRIDOR CORRIDOR CORRIDOR CORRIDOR

BATH # 2 CORRIDOR CORRIDOR CORRIDOR CORRIDOR CORRIDOR CORRIDORBATH # 2 BATH # 2 BATH # 2 BATH # 2

ROOF
TERRACE ROOF

TERRACE
ROOF

TERRACE
ROOF

TERRACE
ROOF

TERRACE
ROOF

TERRACE

44'-0"
FRONT SETBACK BUILDING

10'-0"21'-0"
REAR SETBACK

PR
O

PE
R

TY
 L

IN
E

75'-0"

PR
O

PE
R

TY
 L

IN
E

13'-0"

20'-8"

DRIVEWAY
GARAGE

LOT DEPTH

EL   0'-0"

2nd LEVEL
EL   9'-8"

9'
-8

"

3rd LEVEL

4th LEVEL

9'
-8

"
9'

-8
"

EL   19'-4"

EL   29'-0"

1st LEVEL
(+9.00' NGVD 1929)

ROOF TERRACE
EL   38'-8"

UPPER ROOF
EL   48'-4"

9'
-8

"
9'

-8
"

1'
-6

"

EL   49'-10"
PARAPET

A

A

FRONT SETBACK

25'-0"

9'
-0

"
9'

-0
"

B.F.E. (+8.00' NGVD 1929)

(-)EL   1'-0"

9'
-0

"

9'
-0

"

1'
-0

"

1'
-9

"

30
'-0

"

AB
O

VE
 B

.F
.E

.

EL   1'-9"
GARAGE
(+7.25' NGVD 1929)

REAR SETBACK

REAR SETBACK

30
'-0

"

AB
O

VE
 B

.F
.E

.

4'
-1

1"

A/C
UNITS

44'-0"
FRONT SETBACK BUILDING

10'-0"21'-0"
REAR SETBACK

PR
O

PE
R

TY
 L

IN
E

75'-0"

PR
O

PE
R

TY
 L

IN
E

DRIVEWAY

LOT DEPTH

9'
-7

1 2"
9'

-7
1 2"

9'
-9

"
9'

-9
"

10
'-3

"

KITCHEN

LIVING ROOM DINING ROOM

MASTER BEDROOM WALK-IN CLOSET MASTER
BATHROOM

 BEDROOM # 2 CORRIDOR FLEX SPACE

ROOF TOP
RECREATION

ELEV.
LOBBY A/C EQUIP.

BALCONY

BALCONY

BALCONY BALCONY

GARAGE

CORRIDOR BEDROOM # 1

1085 94th St, Bay Harbor Islands, FL 33154

1085 TOWNHOMES

20
24

F.
P.

PETER BLITSTEIN
LIC. No. - AR0007570

285 Sevilla Avenue
Coral Gables,
Florida  33134
Ph (305) 444-4433
Fax (305) 444-0181

sheet number

sh
ee

t t
itt

le

dr
aw

n 
by

re
vi

si
on

s

da
te

SC
AL

E:
 A

S 
SH

O
W

N

pr
oj

ec
t n

am
e

BUILDING SECTIONS

A-4

BUILDING SECTION
SCALE 1/8" = 1'-0"

SCALE 1/8" = 1'-0"

A

B BUILDING SECTION

1 11

1

1 TOWN PLANNER REVIEW
COMMENTS 05-11-26

PLEASE NOTE:
All mechanical equipment on the roof deck must be screened. 1



1085 94th St, Bay Harbor Islands, FL 33154

1085 TOWNHOMES

20
24

F.
P.

PETER BLITSTEIN
LIC. No. - AR0007570

285 Sevilla Avenue
Coral Gables,
Florida  33134
Ph (305) 444-4433
Fax (305) 444-0181

sheet number

sh
ee

t t
itt

le

dr
aw

n 
by

re
vi

si
on

s

da
te

SC
AL

E:
 A

S 
SH

O
W

N

pr
oj

ec
t n

am
e

MATERIAL SAMPLES

A-5

ALUMINUM FENCE (GRAY E.S.P. FIN) SITE LOW WALLS (EXPOSED CONC.) CONCRETE DRIVEWAY PAVERS ALUM. LATTICE (GRAY E.S.P. FIN.)

SMOOTH STUCCO TEXTURE

ALUMINUM LOUVERS (GRAY E.S.P. FIN.) GALSS GUARDRAILINGS TILE VENEER

PEDESTRIAN ENTRANCES, PLANTERS, TRASH ENCLOSURE ROOF TERRACES

SHERWIN WILLIAMS PURE WHITE : SW7005
(EXTERIOR WALL COLOR)

GRAY E.S.P. ALUMINUM FINISH
(ALUMINUM FENCES, LOUVERS, & LATTICES

CLEAR ANODIZED ALUMINUM FINISH
(WINDOW & SL DOOR FRAMES)

PHOTO FOR REFERENCE ONLY : FINISH MAY VARY PHOTO FOR REFERENCE ONLY : FINISH MAY VARY

PHOTO FOR REFERENCE ONLY : FINISH MAY VARY

PAINT COLORS / FINISHES



2 - SWMA

6 - BUSI

6 - THRA1
8'-10' DBL

SOD

SOD

20'-0"

34 - PSLI

8'
-0

"

15'

10'

6 - THRINAX RADIATA
1@20'  2@15', 3@ 8'-10' DBL

3'-0"

1 - PTEL1 - PTEL
1 - EUFO 1 - EUFO 1 - EUFO

SEE L - 3  LEGEND
AND CODE CALCULATIONS

1 - PTEL

15 - CHHO
15 - CHHO15 - CHHO15 - CHHO

10'

10'

15'

20'

SOD

SOD

2000 S.F. SOD

4" DEEP GRAVEL
"PALMETTO GREEN"

15 - CHHO

38 - RHEX

O
H

 P
O

W
ER

 L
IN

E

30
'-

0
"

3'-0"

4" PERMALOC EDGING

4" PERMALOC EDGING

4" PERMALOC EDGING

3'
-0

"

8'
-0

"

6'-0"

50 - CHHO

SOD

4 - DYCA

4" PERMALOC EDGING

4" PERMALOC EDGING

SOD

EXISTING ROYAL PALM
TO REMAIN

SOD

420 - LIMU

3- DIOO

1 - PTEL

1 - PTEL

THR3
THR1

THR1THR1

THR2

THR2

FI
R

E 
TR

U
C

K 
SE

T-
U

P 
(2

1'
X4

7'
)

℄ BAY HARBOR TERRACE

℄

94
TH

 S
TR

EE
T

NEW 6' HGT. ALUMINUM FENCE

N
EW

 6
' H

G
T.

 A
LU

M
IN

U
M

 F
EN

C
E

2' CONC. CURB & VALLEY GUTTER

2'
 C

O
N

C
. C

U
R

B 
& 

VA
LL

EY
 G

U
TT

ER

USPS Delivery
Pedestal Mounted

Receptacle

6' L X 3' H
WALL (SIGNAGE)

6' L X 3' H
WALL
(SIGNAGE)

30
 FT VISIBILT

Y TRIANGLE

DRIVEWAY
+5.04'

+5.14'

+5.32'

+5.
46'

+5.50'

+7.25

+5.79'

+5.31'

+7.25

GARAGE

8"x16" ENG.
FL. VENT

8"x16" ENG.
FL. VENT

AHU & WH
@+9.00'
(TYP.)

AHU
& WH

@+9.00'
(TYP.)

DRIVEWAY
DRIVEWAY

DRIVEWAY

DRIVEWAY

DRIVEWAY PARKING
SPACE

NEW 6' HGT. ALUMINUM
FENCE W/ GATE

NEW 6' HGT.
ALUMINUM
FENCE W/
GATE

PARKING
SPACE

PARKING
SPACE

PARKING
SPACEPARKING

SPACE
PARKING

SPACE

GARAGE GARAGE GARAGE GARAGE

GARAGE

4" PERMALOC EDGING

15 - CHHO

300 S.F. SOD

4" PERMALOC EDGING

3'
-3

" GRAVEL PATH

1 - EUFO

1 - EUFO

3'-0"

3'
-5

"

3'
-0

"

3'
-0

"

SODSODSOD

3'
-4

"

3'
-4

"

3'
-4

"

400 S.F. SOD

1 1
SOD

SOD

SOD

66 - PSLI

180 S.F. SOD

4" PERMALOC EDGING

1

4 - SABA

3 - SABA

2
100 - LIMU

2

10'
THR1

10'
THR1

10'
THR1

10'
THR1

10'
THR1

10'
THR1

H
S2

G
 IN

C
LA

N
D

SC
AP

E 
AR

C
H

IT
EC

TU
R

E

NORTH

D
O

LC
E 

VI
TA

AT
 B

AY
 H

AR
BO

U
R

10
85

 9
4T

H
 S

TR
EE

T
BA

Y 
H

AR
BO

U
R

 IS
LA

N
D

S,
 F

L 
 3

31
54

LANDSCAPE
PLAN

L-1
CAUTION:  PLEASE NOTE

 departments, utility companies or jurisdiction affected by the work.  The Contractor
shall have permits "in hand" prior to starting work.  The Landscape Architect
and/ or Owner shall bear no responsibility for work performed without permitted drawings.
The Contractor shall be responsible for all changes to Work, at no additional cost to Owner,  
as a result of unauthorized work prior to receipt of permit.

Contractor shall secure all permits required for the work from any state or local

48 HOURS BEFORE DIGGING

SUNSHINE STATE UTILITIES LOCATION
ONE CALL CENTER OF FLORIDA

CALL 811
TOLL FREE 

PH
O

N
E 

 9
54

.3
26

.7
21

2 
LA

U
D

ER
D

AL
E-

BY
-T

H
E-

SE
A,

 F
L 

 3
33

08
47

47
 N

O
R

TH
 O

C
EA

N
 D

R
IV

E,
 S

U
IT

E 
#2

12

E-
M

AI
L 

:  
PE

TE
@

H
S2

G
.N

ET
st

at
e 

of
 fl

or
id

a 
re

gi
st

er
ed

 la
nd

sc
ap

e 
ar

ch
ite

ct
 #

la
00

00
89

4

0 16

8

32

SCALE:  1/8" = 1'-0"

AutoCAD SHX Text
SHEET NUMBER

AutoCAD SHX Text_1
DRAWN BY

AutoCAD SHX Text_2
DESIGNED BY

AutoCAD SHX Text_3
SCALE

AutoCAD SHX Text_4
DRAWING TITLE

AutoCAD SHX Text_5
DATE

AutoCAD SHX Text_6
REVISIONS

AutoCAD SHX Text_7
R

AutoCAD SHX Text_8
E

AutoCAD SHX Text_9
G

AutoCAD SHX Text_10
I

AutoCAD SHX Text_11
S

AutoCAD SHX Text_12
T

AutoCAD SHX Text_13
E

AutoCAD SHX Text_14
R

AutoCAD SHX Text_15
E

AutoCAD SHX Text_16
D

AutoCAD SHX Text_17
L

AutoCAD SHX Text_18
A

AutoCAD SHX Text_19
N

AutoCAD SHX Text_20
D

AutoCAD SHX Text_21
S

AutoCAD SHX Text_22
C

AutoCAD SHX Text_23
A

AutoCAD SHX Text_24
P

AutoCAD SHX Text_25
E

AutoCAD SHX Text_26
A

AutoCAD SHX Text_27
R

AutoCAD SHX Text_28
C

AutoCAD SHX Text_29
H

AutoCAD SHX Text_30
I

AutoCAD SHX Text_31
T

AutoCAD SHX Text_32
I

AutoCAD SHX Text_33
L

AutoCAD SHX Text_34
T

AutoCAD SHX Text_35
E

AutoCAD SHX Text_36
C

AutoCAD SHX Text_37
S

AutoCAD SHX Text_38
T

AutoCAD SHX Text_39
A

AutoCAD SHX Text_40
T

AutoCAD SHX Text_41
E

AutoCAD SHX Text_42
O

AutoCAD SHX Text_43
F

AutoCAD SHX Text_44
F

AutoCAD SHX Text_45
L

AutoCAD SHX Text_46
R

AutoCAD SHX Text_47
S

AutoCAD SHX Text_48
T

AutoCAD SHX Text_49
A

AutoCAD SHX Text_50
T

AutoCAD SHX Text_51
E

AutoCAD SHX Text_52
O

AutoCAD SHX Text_53
F

AutoCAD SHX Text_54
F

AutoCAD SHX Text_55
O

AutoCAD SHX Text_56
I

AutoCAD SHX Text_57
D

AutoCAD SHX Text_58
A

AutoCAD SHX Text_59
PETER STRELKOW

AutoCAD SHX Text_60
L A  0 0 0 0 8 8 4 

AutoCAD SHX Text_61
Date:

AutoCAD SHX Text_62
SEAL:

AutoCAD SHX Text_63
1/8"=1'-0"

AutoCAD SHX Text_64
PFS

AutoCAD SHX Text_65
PFS

AutoCAD SHX Text_66
11/25/2024

AutoCAD SHX Text_67
01/06/2025

AutoCAD SHX Text_68
CITY DRC COMMENTS

AutoCAD SHX Text_69
02/13/2025

AutoCAD SHX Text_70
CITY DRC COMMENTS

AutoCAD SHX Text_71
02/13/2025

AutoCAD SHX Text_72
CITY DRC COMMENTS

AutoCAD SHX Text_73
01/09/2026

AutoCAD SHX Text_74
TOWN OF BAY HARBOR

AutoCAD SHX Text_75
11/20/2025

AutoCAD SHX Text_76
PERMIT SUBMITTAL

AutoCAD SHX Text_77
04/13/2026

AutoCAD SHX Text_78
CITY DRC COMMENTS



ROOF LANDSCAPE PLAN

6 - ZAFL6 - ZAFL

6 - ZAFL

1 - THRA1

8 - COHO

12 - ZAFL

SEE L - 3  LEGEND
AND CODE CALCULATIONS

SEE L - 1
FOR PLANTING LIST

10'
THR1

10'
THR1

10'
THR1

10'
THR1

1 - THRA1 1 - THRA1
1 - THRA1

8 - COHO 8 - COHO 8 - COHO

H
S2

G
 IN

C
LA

N
D

SC
AP

E 
AR

C
H

IT
EC

TU
R

E

NORTH

ROOF
LANDSCAPE

PLAN

L-2
CAUTION:  PLEASE NOTE

 departments, utility companies or jurisdiction affected by the work.  The Contractor
shall have permits "in hand" prior to starting work.  The Landscape Architect
and/ or Owner shall bear no responsibility for work performed without permitted drawings.
The Contractor shall be responsible for all changes to Work, at no additional cost to Owner,  
as a result of unauthorized work prior to receipt of permit.

Contractor shall secure all permits required for the work from any state or local

48 HOURS BEFORE DIGGING

SUNSHINE STATE UTILITIES LOCATION
ONE CALL CENTER OF FLORIDA

CALL 811
TOLL FREE 

PH
O

N
E 

 9
54

.3
26

.7
21

2 
LA

U
D

ER
D

AL
E-

BY
-T

H
E-

SE
A,

 F
L 

 3
33

08
47

47
 N

O
R

TH
 O

C
EA

N
 D

R
IV

E,
 S

U
IT

E 
#2

12

E-
M

AI
L 

:  
PE

TE
@

H
S2

G
.N

ET
st

at
e 

of
 fl

or
id

a 
re

gi
st

er
ed

 la
nd

sc
ap

e 
ar

ch
ite

ct
 #

la
00

00
89

4

0 16

8

32

SCALE:  1/8" = 1'-0"

D
O

LC
E 

VI
TA

AT
 B

AY
 H

AR
BO

U
R

10
85

 9
4T

H
 S

TR
EE

T
BA

Y 
H

AR
BO

U
R

 IS
LA

N
D

S,
 F

L 
 3

31
54

AutoCAD SHX Text_79
CU-3

AutoCAD SHX Text_80
CU-4

AutoCAD SHX Text_81
CU-5

AutoCAD SHX Text_82
CU-6

AutoCAD SHX Text_83
CU-7

AutoCAD SHX Text_84
CU-8

AutoCAD SHX Text_85
CU-9

AutoCAD SHX Text_86
CU-10

AutoCAD SHX Text_87
CU-1

AutoCAD SHX Text_88
CU-2

AutoCAD SHX Text_89
CU-11

AutoCAD SHX Text_90
CU-12

AutoCAD SHX Text_91
CU-FCU-1

AutoCAD SHX Text_92
CU-FCU-2

AutoCAD SHX Text_93
SHEET NUMBER

AutoCAD SHX Text_94
DRAWN BY

AutoCAD SHX Text_95
DESIGNED BY

AutoCAD SHX Text_96
SCALE

AutoCAD SHX Text_97
DRAWING TITLE

AutoCAD SHX Text_98
DATE

AutoCAD SHX Text_99
REVISIONS

AutoCAD SHX Text_100
R

AutoCAD SHX Text_101
E

AutoCAD SHX Text_102
G

AutoCAD SHX Text_103
I

AutoCAD SHX Text_104
S

AutoCAD SHX Text_105
T

AutoCAD SHX Text_106
E

AutoCAD SHX Text_107
R

AutoCAD SHX Text_108
E

AutoCAD SHX Text_109
D

AutoCAD SHX Text_110
L

AutoCAD SHX Text_111
A

AutoCAD SHX Text_112
N

AutoCAD SHX Text_113
D

AutoCAD SHX Text_114
S

AutoCAD SHX Text_115
C

AutoCAD SHX Text_116
A

AutoCAD SHX Text_117
P

AutoCAD SHX Text_118
E

AutoCAD SHX Text_119
A

AutoCAD SHX Text_120
R

AutoCAD SHX Text_121
C

AutoCAD SHX Text_122
H

AutoCAD SHX Text_123
I

AutoCAD SHX Text_124
T

AutoCAD SHX Text_125
I

AutoCAD SHX Text_126
L

AutoCAD SHX Text_127
T

AutoCAD SHX Text_128
E

AutoCAD SHX Text_129
C

AutoCAD SHX Text_130
S

AutoCAD SHX Text_131
T

AutoCAD SHX Text_132
A

AutoCAD SHX Text_133
T

AutoCAD SHX Text_134
E

AutoCAD SHX Text_135
O

AutoCAD SHX Text_136
F

AutoCAD SHX Text_137
F

AutoCAD SHX Text_138
L

AutoCAD SHX Text_139
R

AutoCAD SHX Text_140
S

AutoCAD SHX Text_141
T

AutoCAD SHX Text_142
A

AutoCAD SHX Text_143
T

AutoCAD SHX Text_144
E

AutoCAD SHX Text_145
O

AutoCAD SHX Text_146
F

AutoCAD SHX Text_147
F

AutoCAD SHX Text_148
O

AutoCAD SHX Text_149
I

AutoCAD SHX Text_150
D

AutoCAD SHX Text_151
A

AutoCAD SHX Text_152
PETER STRELKOW

AutoCAD SHX Text_153
L A  0 0 0 0 8 8 4 

AutoCAD SHX Text_154
Date:

AutoCAD SHX Text_155
SEAL:

AutoCAD SHX Text_156
1/8"=1'-0"

AutoCAD SHX Text_157
PFS

AutoCAD SHX Text_158
PFS

AutoCAD SHX Text_159
11/25/2024

AutoCAD SHX Text_160
01/06/2025

AutoCAD SHX Text_161
DRC COMMENTS



6 
FO

O
T 

M
IN

SPACED EQUALLY

4'' x  4'' WOOD BRACE, TYP.
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2''x 4'' x 12'' WOOD BATTENS 

5 LAYERS OF BURLAP

 METAL BANDING

DO NOT NAIL INTO TRUNK

DO NOT USE STAINLESS STEEL

AROUND PLANT.

ADD ADDITIONAL BATTENS TO KEEP
STEEL BANDS OFF OF TRUNK

2'' x 4'' x 12"  WOOD ANCHORS NAILED TO BRACE

3 IN. LAYER OF  MULCH - DO NOT TOUCH TRUNK

EQUALLY SPACED.

PLANTING SOIL - SEE NOTES

EXISTING NATIVE SOIL

REMOVE BURLAP OR PLASTIC FROM ROOT BALL

12" 12" 

6 INCHES BELOW GRADE TO SECURE BRACE

8 IN. HIGH WATER RETENTION RING

4'' x  4'' WOOD BRACES. 4 BRACES MIN. PER TREE 

PLANTING SOIL - SEE NOTES

EXISTING NATIVE SOIL

DO NOT TOUCH TRUNK

2 TOTAL 

6 IN. HIGH WATER RETENTION RING

4 INCH DIAM LODGE POLE
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BIO-DEGRADABLE TWINE
LEAVE 6" LOOP AT TRUNK
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TERRASORB POLYMER - SEE NOTES
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DO NOT NAIL INTO TRUNK
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EQUALLY SPACED.

PLANTING SOIL - SEE NOTES

EXISTING NATIVE SOIL
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3 IN. LAYER OF  MULCH - DO NOT TOUCH TRUNK

2'' x  4'' WOOD BRACES. 3 BRACES MIN. PER TREE 
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REMOVE BURLAP OR PLASTIC FROM ROOT BALL

 METAL BANDING

DO NOT NAIL INTO TRUNK

12" 12" 

6 INCHES BELOW GRADE TO SECURE BRACE

DO NOT USE STAINLESS STEEL

AROUND PLANT.

ADD ADDITIONAL BATTENS TO KEEP
STEEL BANDS OFF OF TRUNK

6 IN. HIGH WATER RETENTION RING

TERRASORB POLYMER - SEE NOTES

N.T.S.

EXISTING NATIVE SOIL

2 INCHES DEEP TOP SOIL - SEE NOTES

NEW SOD PER SPECIFICATIONS

PAVEMENT/CURB

N.T.S.

6"

DO NOT TOUCH TRUNK

PRE-EMERGENT HERBICIDE - SEE NOTES

EXISTING SOIL

3"

PLANTING SOIL - SEE NOTES

12"

3" DEEP SPECIFIED MULCH

TERRASORB POLYMER - SEE NOTES
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CAUTION:  PLEASE NOTE
 departments, utility companies or jurisdiction affected by the work.  The Contractor
shall have permits "in hand" prior to starting work.  The Landscape Architect
and/ or Owner shall bear no responsibility for work performed without permitted drawings.
The Contractor shall be responsible for all changes to Work, at no additional cost to Owner,  
as a result of unauthorized work prior to receipt of permit.

Contractor shall secure all permits required for the work from any state or local

48 HOURS BEFORE DIGGING

SUNSHINE STATE UTILITIES LOCATION
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       A.   GENERAL CONDITIONS AND REQUIREMENTS

· WORK TO INCLUDE FURNISHING LABOR, MATERIALS, TOOLS AND 
EQUIPMENT, OBTAINING NECESSARY PERMITS; INSTALLING ALL 
MATERIALS NECESSARY TO COMPLETE IN PLACE THE LANDSCAPING
AS SHOWN ON THE PLANS AND AS HEREIN SPECIFIED.

· CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING  PLANT
MATERIAL QUANTITIES ON DRAWINGS PRIOR TO BIDDING.  THE 
PLANTING PLAN SHALL TAKE PRECEDENCE OVER THE PLANT LIST.
FINAL SOD, MULCH AND TOPSOIL QUANTITIES ARE TO BE 
CALCULATED BY CONTRACTOR AND INCLUDED IN BID.

· EXISTING VEGETATION: REFER TO DISPOSITION PLAN FOR TREE
PROTECTION AND RELOCATION NOTES AND DETAILS.

· CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ALL UTILITIES.
CARE SHOULD BE TAKEN NOT TO DISTURB OR DAMAGE ANY 
UTILITIES. ANY DAMAGE WILL BE REPAIRED AT THE EXPENSE OF THE
CONTRACTOR IN A MANNER APPROVED BY THE OWNER'S 
REPRESENTATIVE. WHERE UNDERGROUND CONSTRUCTION OR 
OBSTRUCTION WILL NOT PERMIT THE INSTALLATION PER PLANS, 
NEW LOCATIONS FOR THE PLANT MATERIAL WILL BE DESIGNATED BY
THE LANDSCAPE ARCHITECT OR OWNERS REPRESENTATIVE.

· OWNER OR AUTHORIZED REPRESENTATIVE  SHALL SCHEDULE A
PRE-CONSTRUCTION MEETING 2-3 WEEKS PRIOR TO START DATE
WITH CONTRACTOR(S) AND LANDSCAPE ARCHITECT.  AT THE
PRE-CON MEETING, CONTRACTOR SHALL PROVIDE REQUIRED
SUBMITTALS INCLUDING, BUT NOT LIMITED TO: COPIES OF REQUIRED
PERMITS, LIABILITY INSURANCE (INCLUDING SUBCONTRACTORS),
UNIT COST BREAKDOWN FOR ALL MATERIALS, CUT SHEETS, SAMPLES,
SOIL MIX, FERTILIZER, MULCH, HERBICIDES, ANTI-TRANSPIRANT,
WATER RETAINING POLYMER, AND METHODOLOGY FOR
RELOCATION OF EXISTING TREES/PALMS.

· THE INSTALLATION SHALL COMPLY WITH ALL CITY,  COUNTY AND
STATE OF FLORIDA REGULATIONS.  ALL LICENSES, PERMITS AND 
INSPECTIONS REQUIRED SHALL BE OBTAINED BY CONTRACTOR.  
OWNER WILL PAY PERMIT FEE DIRECTLY TO THE CITY.  UPON
COMPLETION OF THE WORK, THE CONTRACTOR WILL TRANSMIT
ALL APPLICABLE CERTIFICATES OF  INSPECTION TO THE OWNER,
OR AUTHORIZED REPRESENTATIVE.

· THE CONTRACTOR AND/OR THE LANDSCAPE SUBCONTRACTOR
SHALL PROVIDE A QUALIFIED FOREMAN WHO SHALL BE PRESENT
ON THE SITE AT ALL TIMES.  THE FOREMAN SHALL BE WELL VERSED
IN READING AND UNDERSTANDING PLANS.  THE LANDSCAPE 
FOREMAN SHALL BE KNOWLEDGEABLE ABOUT SOUTH FLORIDA 
PLANT MATERIAL AND ITS PROPER HANDLING.  THE FOREMAN 
SHALL BE A FULLY AUTHORIZED AGENT OF THE CONTRACTOR, 
CAPABLE OF MAKING ON-SITE DECISIONS.

B.   MATERIALS:

· PLANT SIZES:  ALL PLANT MATERIAL SIZES SHOWN ON THE PLAN ARE
TO BE CONSIDERED AS MINIMUMS.  ALL PLANT MATERIAL MUST
MEET OR EXCEED THESE MINIMUM REQUIREMENTS FOR BOTH
HEIGHT AND SPREAD.  ANY OTHER  REQUIREMENTS FOR SPECIFIC
SHAPE OR EFFECT AS NOTED ON THE PLAN WILL ALSO BE REQUIRED
FOR ACCEPTANCE.

· PLANT QUALITY:  ALL PLANT MATERIAL FURNISHED BY THE
LANDSCAPE CONTRACTOR, UNLESS OTHERWISE SPECIFIED, SHALL BE
FLORIDA NO. 1, OR BETTER, AND SHALL BE INSTALLED AS SPECIFIED IN
"GRADES AND STANDARDS FOR NURSERY PLANTS", LATEST EDITION.

· PLANTS NOT LISTED IN "GRADES AND STANDARDS FOR NURSERY
PLANTS" SHALL CONFORM TO THE FLORIDA STANDARDS SPECIFIED
FOR PLANTS LISTED WITH SIMILAR GROWTH HABITS.  THE PLANT
STANDARDS TO BE MET INCLUDE FREEDOM FROM PEST AND
MECHANICAL DAMAGE, FOLIAGE CONDITIONS, TRUNK AND
BRANCHING HABIT, AND ROOT CONDITION.

· BALLED AND BURLAPPED PLANTS SHALL BE HANDLED BY THE ROOT
BALL ONLY.  PLANTS WITH CRACKED OR LOOSE ROOT BALLS WILL
NOT BE ACCEPTED.  ROOT BALLS ARE TO BE A SIZE NORMAL TO
SOUND NURSERY PRACTICE.  ROOT SYSTEMS SHALL BE
WELL-BRANCHED AND FIBROUS.

· CONTAINER GROWN PLANTS SHALL BE WELL-ROOTED.  PLANTS
THAT ARE ROOT BOUND, HAVE CIRCLING ROOTS, OR ARE 
DISPROPORTIONATELY LARGE FOR THE CONTAINER SIZE WILL BE 
REJECTED.  NEWLY STEPPED UP WITH ROOT SYSTEMS THAT DO NOT
FILL THE POT WILL BE REJECTED.

·      FIELD GROWN MATERIAL:  FIELD GROWN TREES AND PALMS SHALL BE
ROOT PRUNED A MINIMUM OF (3) MONTHS PRIOR TO DIGGING,

        OR AS NECESSARY TO AVOID TRANSPLANT  DIEBACK. PLANTS
        EXHIBITING DIEBACK WILL BE REMOVED AND REPLACED AT THE

                      REQUEST OF THE OWNER, OR AUTHORIZED REPRESENTATIVE.

·      PALMS:  PALMS WITH DAMAGED TRUNKS  ARE UNACCEPTABLE.
REMOVE ALL DEAD FRONDS AND TAPER TRIM BY NO MORE THAN
ONE-THIRD OF PALM HEAD. SABAL PALMS SHALL BE BOOTED,
HURRICANE CUT OR REGENERATED AS SPECIFIED.

·      

SUBSTITUTIONS:  SUBSTITUTIONS OF PLANT TYPE OR SIZE WILL NOT BE
ACCEPTED UNLESS SUBSTANTIAL DOCUMENTATION IS SUBMITTED
SHOWING THE UNAVAILABILITY OF A PARTICULAR PLANT TYPE OR
SIZE SPECIFIED ON PLANS.  CONTRACTOR TO CONTACT LANDSCAPE
ARCHITECT OR OWNER'S REPRESENTATIVE PRIOR TO BID.  NO
SUBSTITUTIONS WILL BE ACCEPTED WITHOUT PRIOR APPROVAL OF
LANDSCAPE ARCHITECT.

·      

PLANTING SOIL:  ALL PLANT MATERIAL INSTALLED SHALL BE
PLANTED WITH A MIX OF 75% PLANTING SOIL AND 25% NATIVE SOIL.
UNLESS OTHERWISE SPECIFIED ON PLAN, PLANTING SOIL SHALL BE
50% MUCK AND 50% SAND THAT IS CLEAN AND COMPLETELY FREE
OF CONSTRUCTION DEBRIS, WEEDS, WEED SEEDS, SEDGES, NOXIOUS

        PESTS, ROCKS, DISEASE AND FOREIGN MATERIALS.

·      

MULCH:  ALL MULCH SHALL BE GRADE #1 EUCALYPTUS  MULCH
        OR APPROVED EQUAL.

           C.     INSTALLATION

·      

PLANTING BED PREPARATION:  REFER TO PLANTING DETAILS.
                      2 WEEKS PRIOR TO BED PREP,  ALL BED AREAS SHALL BE TREATED
                      WITH A POST-EMERGENT HERBICIDE TO ERADICATE ALL BROADLEAF
                      WEEDS AND SEDGES (NUT GRASS).

                      EXCAVATE   BED TO SPECIFIED DEPTH AND REMOVE ANY ROCKS
                      LARGER THAN (1) INCH IN DIAMETER AND BACKFILL WITH SPECIFIED
                      PLANTING MIX.

        IT IS CONTRACTORS RESPONSIBILITY TO PREPARE PLANTING BEDS
        WITH ADEQUATE  DRAINAGE FOR GOOD PLANT GROWTH.

PLANTS THAT FAIL DUE TO POOR DRAINAGE SHALL BE REPLACED AT
THE CONTRACTOR'S EXPENSE FOLLOWING BED REMEDIATION TO
CORRECT DRAINAGE.

        THE CONTRACTOR SHALL REMOVE ANY CONTAMINANTS
(INCLUDING BUT NOT LIMITED TO: CONCRETE, ASPHALT, WOOD
METAL, ETC.) IN A PLANTING BED THAT WOULD INHIBIT
GOOD PLANT GROWTH.

·      

TREE AND PALM LOCATIONS ARE SCHEMATIC AND MAY REQUIRE
ADJUSTMENT. LOCATIONS ARE TO BE STAKED ON SITE AND
APPROVED BY LANDSCAPE ARCHITECT PRIOR TO INSTALLATION. IN
THE EVENT OF CONFLICTS WITH UTILITIES, EXISTING PLANT
MATERIAL, ETC., CONSULT LANDSCAPE ARCHITECT.

·      

SPECIMEN PLANTS: LANDSCAPE ARCHITECT SHALL BE PRESENT ON
SITE AT TIME OF PLANTING TO DETERMINE OPTIMAL ORIENTATION.
NOTIFY LANDSCAPE ARCHITECT (1) WEEK PRIOR FOR SCHEDULING.

·      

GUYING AND STAKING: REFER TO PLANTING DETAIL SHEET.

·      

SUPPLEMENTS: INCORPORATE WATER RETAINING POLYMER
(TERRASORB OR EQUAL) AS PER MANUFACTURER'S
RECOMMENDATIONS. SUBMIT LABEL TO LANDSCAPE ARCHITECT
PRIOR TO APPLICATION.

FERTILIZER:  TREES AND SHRUBS SHALL BE FERTILIZED AT TIME OF
                      PLANTING WITH LESCO 12-6-8+4 TIME RELEASED FERTILIZER IN
                      ACCORDANCE WITH MANUFACTURER'S RECOMMENDATIONS.
                      SUBMIT LABEL TO LANDSCAPE ARCHITECT PRIOR TO APPLICATION.

PRE-EMERGENT HERBICIDE: APPLY APPROVED PRE-EMERGENT
HERBICIDE TO ALL PLANTING AREAS AFTER PLANTING AND PRIOR
TO APPLYING MULCH.

MULCH:  ALL TRESS IN SOD AREAS ARE TO HAVE A (4) INCH RAISED
                      SOIL RING COVERED WITH A (3) INCH LAYER OF GRADE #1
                      EUCALYPTUS  COVER ALL SHRUBS AND GROUND COVER BEDS WITH A
                      (3) INCH LAYER OF MULCH.  DO NOT LET MULCH TOUCH OUTER
                      BARK OF ANY PLANT.

·      WATERING: TREES AND PALMS SHALL BE HAND WATERED AT THE TIME
OF PLANTING USING A HEAVY METAL BAR TO REMOVE ALL AIR
POCKETS AND SETTLE THE ROOT BALL.  ALL PLANTINGS SHALL BE HAND
WATERED 2-3 TIMES PER WEEK UNTIL FINAL ACCEPTANCE.   WATERING
LOG SHALL BE SUBMITTED TO THE OWNER, OR AUTHORIZED
REPRESENTATIVE AT FINAL INSPECTION.

                      IRRIGATION: CONTRACTOR SHALL OBTAIN REQUIRED PERMIT AND
                      FURNISH ALL LABOR, MATERIALS AND EQUIPMENT TO INSTALL A FULLY
                      AUTOMATIC IRRIGATION SYSTEM COVERING 100% OF LANDSCAPE
                      AREAS.  CONTRACTOR TO VERIFY WATER SOURCE PRIOR TO BIDDING.

                      THE SYSTEM SHALL HAVE SEPARATE TIME ZONES FOR PLANTING BEDS
                      AND SOD AREAS AND PROVIDE 100% COVERAGE WITH 50% OVERLAP.
                      EQUIPMENT INCLUDES, BUT IS NOT LIMITED TO:  PROGRAMMABLE TIME
                      CLOCK, ELECTRIC VALVES, VACUUM BREAKER, BACK FLOW PREVENTER,
                      ROTARY HEADS, POP-UP HEADS, DRIP EMITTERS, RAIN GAUGE WITH
                      AUTO SHUTOFF ETC.  ALL PIPING SHALL BE SCHEDULE 40 PIPE.

                      ALL LARGE TREES, PALMS AND SPECIMENS SHALL RECEIVE BUBBLER
                      HEADS.  ADDITIONAL HEADS MAY BE ADDED BY LANDSCAPE ARCHITECT.

                      ADJUST ALL HEADS TO PREVENT ANY OVER SPRAY ONTO BUILDINGS,
                      SIDEWALKS, DRIVEWAYS AND HARDSCAPE FEATURES.

·      SODDING:  HEALTHY AND WEED FREE SOD SHALL BE PLACED IN AREAS
NOT COVERED WITH PLANT MATERIAL, MULCH, OR PAVING AS NOTED
ON THE PLANS.  CONTRACTOR IS RESPONSIBLE FOR CALCULATING
FINAL SQUARE FOOTAGE OF SOD.

                      THE SOD BED IS TO BE WELL-COMPACTED AND FINE GRADED
                      WITHOUT  ANY BUMPS OR DEPRESSIONS. THE SOD SHALL BE MOIST AT
                      TIME OF INSTALLATION.  THE SOD SHALL BE THICK, WELL-MATTED AND
                      EVENLY CUT, AND STRONG ENOUGH SO IT RETAINS IT'S SHAPE WHEN
                      HANDLED BY THE TOP GRASS BLADES.  THE SOD PIECED SHALL BE A
                      MINIMUM 12" X 24" SIZE.   THE SOD SHALL BE LAID BY HAND SO THERE
                      ARE NO GAPS OR VOIDS BETWEEN PIECES.  STAGGER THE SOD PIECES
                      BETWEEN ROWS.

        ON SLOPES, THE ROWS SHALL RUN 90° TO THE SLOPE DIRECTION. 
 ROLL OR HAND TAMP THE SOD IMMEDIATELY AFTER INSTALLATION
AND COMMENCE WATERING.  THE SOD LEVEL SHALL BE SET SO
 WATER FLOW FROM ADJACENT SURFACES IS NOT IMPEDED.
MAINTENANCE  OF THE SOD WILL BE THE RESPONSIBILITY OF
CONTRACTOR UNTIL ACCEPTANCE  BY THE OWNER, OR AUTHORIZED
REPRESENTATIVE.  MOWING SHALL BE DONE OFTEN ENOUGH SO NO
MORE THAN ONE-THIRD THE HEIGHT OF  THE GRASS BLADE IS
REMOVED.  THE SOD SHALL BE GUARANTEED FREE OF WEEDS AND PESTS
 THAT AFFECT ITS UNIFORM APPEARANCE UNTIL FINAL ACCEPTANCE.
SOD LINES AT BEDS, TREE RINGS, PAVEMENTS SHALL BE CUT EVEN AND SHARP.

·      TREE GUYING AND STAKING:  SEE PLANTING DETAILS.

·      PLANTING:  REMOVE THE EXCAVATED SOIL MATERIAL FROM THE PLANT
HOLES.  INSTALL PLANTS AT THE CORRECT LEVEL (SEE DETAILS).
GROUNDCOVER PLANTING AREAS ARE TO BE EXCAVATED TO A DEPTH
OF SIX INCHES, AND  PLANTING SOIL ADDED AS SPECIFIED.  SHRUB
PLANTING AREAS ARE TO BE EXCAVATED SIX INCHES DEEPER THAN THE
ROOT DEPTH AND SIX INCHES GREATER IN RADIUS AND PLANTING SOIL
ADDED AS SPECIFIED.

·      ALL SPECIMEN TREES AND MULTI STEM PALMS ARE TO BE ORIENTED
ON-SITE BY LANDSCAPE ARCHITECT. NOTIFY LANDSCAPE ARCHITECT A
MINIMUM OF 7 DAYS PRIOR TO INSTALLATION.

·      SET ALL PLANTS ON A FIRM WELL COMPACTED BASE IN A STRAIGHT,
UPRIGHT POSITION AT THE SAME DEPTH AS BEFORE PLANTING SO THAT
THE TOP OF THE ROOT BALL IS EQUAL TO THE LEVEL OF THE
SURROUNDING FINISHED GRADE.  WHEN BACKFILLING AROUND THE
PLANTS, TAMP AND WATER IN THE PLANTING SOIL TO ELIMINATE AIR
POCKETS.  RE-LEVEL AND FILL ANY AREAS THAT SETTLE AFTER
COMPLETION OF THE JOB.  THE OWNER OR AUTHORIZED
REPRESENTATIVE WILL REQUIRE PLANTS BE RESET IF NOT SET PROPERLY
OR LEANING.

·      DISPOSAL: CONTRACTOR SHALL MAINTAIN JOB SITE IN A CLEAN AND
ORDERLY CONDITION. REMOVE ANY LANDSCAPE DEBRIS OR
UNSUITABLE MATERIAL GENERATED BY THE CONTRACTOR OR HIS
SUB-CONTRACTORS DAILY.

·      PRUNING:  ALL TREES SHALL BE PRUNED PRIOR TO FINAL INSPECTION.
ALL PRUNING SHALL BE DONE IN ACCORDANCE WITH STANDARDS SET
FORTH IN THE ANSI A3000 GUIDELINES.  LIMIT PRUNING TO BROKEN
OR DAMAGED STEMS OR AS DIRECTED BY LANDSCAPE ARCHITECT.
PRUNING SHALL NOT ADVERSELY AFFECT THE NATURAL HABIT OR
SHAPE OF PLANTS UNLESS OTHERWISE DIRECTED.  ROOTS THAT ARE
BROKEN OR JAGGED SHALL BE CUT CLEANLY.  

THE OWNER OR HIS AUTHORIZED REPRESENTATIVE RESERVES THE RIGHT TO 
REQUIRE ADDITIONAL PRUNING FOR AESTHETIC OR PRUNING:  ALL TREES SHALL
BE PRUNED PRIOR TO FINAL INSPECTION. ALL PRUNING SHALL BE DONE
IN ACCORDANCE WITH STANDARDS SET FORTH IN THE ANSI A3000
GUIDELINES.  LIMIT PRUNING TO BROKEN OR DAMAGED STEMS OR AS
DIRECTED BY LANDSCAPE ARCHITECT.  PRUNING SHALL NOT ADVERSELY
AFFECT THE NATURAL HABIT OR SHAPE OF PLANTS UNLESS OTHERWISE
DIRECTED.  ROOTS THAT ARE BROKEN OR JAGGED SHALL BE CUT
CLEANLY.  THE OWNER OR AUTHORIZED REPRESENTATIVE RESERVES
THE RIGHT TO REQUIRE ADDITIONAL PRUNING FOR AESTHETIC OR OTHER REASONS

·      CONTRACTOR TO LEAVE JOB SITE CLEAN ON A DAILY BASIS. ALL
VEGETATION, ROCKS, BOULDERS, DEBRIS, CONCRETE, OR OTHER
UNSUITABLE MATERIALS SHALL BE DISPOSED IN A SUITABLE MANNER BY
THE CONTRACTOR.

           D.   FINAL COMPLETION:

·      THE CONTRACTOR SHALL BE RESPONSIBLE FOR LEAVING THE JOB SITE
FREE OF ALL CONSTRUCTION DEBRIS AND IN AN ORDERLY STATE.
PRESSURE CLEAN ALL WALKS, PAVING, AND SITE FEATURES OF DIRT,
TIRE MARKS AND OTHER DEBRIS.  WEEDING OF PLANT BEDS, PRUNING
OF SHRUBS, CUTTING AND TRIMMING OF GRASS WILL BE DONE UNTIL
THE JOB IS COMPLETE AND ACCEPTED BY THE OWNER OR AUTHORIZED
REPRESENTATIVE .  UNTIL FINAL ACCEPTANCE, THE PLANT MATERIALS
ARE THE SOLE RESPONSIBILITY OF THE CONTRACTOR.

              E.   GUARANTEE:

·      ALL PLANT MATERIAL AND WORK SHALL BE GUARANTEED FOR ONE
YEAR FROM DATE OF FINAL JOB ACCEPTANCE. DURING THE SPECIFIED
GUARANTEE PERIOD, ANY PLANT MATERIAL THAT DIES, OR IS IN AN
UNHEALTHY CONDITION SHALL BE REPLACED WITH THE SAME PLANT
TYPE EQUAL TO THE SIZE AND QUALITY ORIGINALLY SPECIFIED.  THE
REPLACEMENT MATERIAL SHALL BE INSTALLED WITHIN TWO (2) WEEKS
OF NOTICE FROM OWNER AND SHALL BE GUARANTEED AS SPECIFIED
ABOVE FROM THE DATE OF ITS INSTALLATION.  THE GUARANTEE WILL
BE NULL AND VOID IF PLANT MATERIAL  IS DAMAGED OR KILLED BY
VANDALISM, LIGHTNING, HURRICANE FORCE WINDS, HAIL OR FREEZE.

·      WATERING: TREES AND PALMS SHALL BE HAND WATERED AT THE TIME
OF PLANTING USING A HEAVY METAL BAR TO REMOVE ALL AIR
POCKETS AND SETTLE THE ROOT BALL.  ALL PLANTINGS SHALL BE HAND
WATERED 2-3 TIMES PER WEEK UNTIL FINAL ACCEPTANCE.   WATERING
LOG SHALL BE SUBMITTED TO THE OWNER, OR AUTHORIZED
REPRESENTATIVE AT FINAL INSPECTION.

                      IRRIGATION: CONTRACTOR SHALL OBTAIN REQUIRED PERMIT AND
                      FURNISH ALL LABOR, MATERIALS AND EQUIPMENT TO INSTALL A FULLY
                      AUTOMATIC IRRIGATION SYSTEM COVERING 100% OF LANDSCAPE
                      AREAS.  CONTRACTOR TO VERIFY WATER SOURCE PRIOR TO BIDDING.

                      THE SYSTEM SHALL HAVE SEPARATE TIME ZONES FOR PLANTING BEDS
                      AND SOD AREAS AND PROVIDE 100% COVERAGE WITH 50% OVERLAP.
                      EQUIPMENT INCLUDES, BUT IS NOT LIMITED TO:  PROGRAMMABLE TIME
                      CLOCK, ELECTRIC VALVES, VACUUM BREAKER, BACK FLOW PREVENTER,
                      ROTARY HEADS, POP-UP HEADS, DRIP EMITTERS, RAIN GAUGE WITH
                      AUTO SHUTOFF ETC.  ALL PIPING SHALL BE SCHEDULE 40 PIPE.

·      
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 departments, utility companies or jurisdiction affected by the work.  The Contractor
shall have permits "in hand" prior to starting work.  The Landscape Architect
and/ or Owner shall bear no responsibility for work performed without permitted drawings.
The Contractor shall be responsible for all changes to Work, at no additional cost to Owner,  
as a result of unauthorized work prior to receipt of permit.

Contractor shall secure all permits required for the work from any state or local
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as a result of unauthorized work prior to receipt of permit.

Contractor shall secure all permits required for the work from any state or local

48 HOURS BEFORE DIGGING

SUNSHINE STATE UTILITIES LOCATION
ONE CALL CENTER OF FLORIDA

CALL 811
TOLL FREE 

PH
O

N
E 

 9
54

.3
26

.7
21

2 
LA

U
D

ER
D

AL
E-

BY
-T

H
E-

SE
A,

 F
L 

 3
33

08
47

47
 N

O
R

TH
 O

C
EA

N
 D

R
IV

E,
 S

U
IT

E 
#2

12

E-
M

AI
L 

:  
PE

TE
@

H
S2

G
.N

ET
st

at
e 

of
 fl

or
id

a 
re

gi
st

er
ed

 la
nd

sc
ap

e 
ar

ch
ite

ct
 #

la
00

00
89

4

0 16

8

32

SCALE:  1/8" = 1'-0"

D
O

LC
E 

VI
TA

AT
 B

AY
 H

AR
BO

U
R

10
85

 9
4T

H
 S

TR
EE

T
BA

Y 
H

AR
BO

U
R

 IS
LA

N
D

S,
 F

L 
 3

31
54

AutoCAD SHX Text_308
2"

AutoCAD SHX Text_309
M

AutoCAD SHX Text_310
BF

AutoCAD SHX Text_311
2"

AutoCAD SHX Text_312
C2

AutoCAD SHX Text_313
RS

AutoCAD SHX Text_314
NOTE: ALL IRRIGATION EQUIPMENT AND PIPING ARE SHOWN FOR CLARITY PURPOSE ONLY AND SHALL BE INSTALLED WITH IN ALL PROPERTY LINES AND AVOID ALL UTILITIES. 

AutoCAD SHX Text_315
10

AutoCAD SHX Text_316
15

AutoCAD SHX Text_317
15

AutoCAD SHX Text_318
15

AutoCAD SHX Text_319
15

AutoCAD SHX Text_320
12

AutoCAD SHX Text_321
12

AutoCAD SHX Text_322
10

AutoCAD SHX Text_323
10

AutoCAD SHX Text_324
12

AutoCAD SHX Text_325
12

AutoCAD SHX Text_326
12

AutoCAD SHX Text_327
15

AutoCAD SHX Text_328
15

AutoCAD SHX Text_329
12

AutoCAD SHX Text_330
F

AutoCAD SHX Text_331
SHEET NUMBER

AutoCAD SHX Text_332
DRAWN BY

AutoCAD SHX Text_333
DESIGNED BY

AutoCAD SHX Text_334
SCALE

AutoCAD SHX Text_335
DRAWING TITLE

AutoCAD SHX Text_336
DATE

AutoCAD SHX Text_337
REVISIONS

AutoCAD SHX Text_338
R

AutoCAD SHX Text_339
E

AutoCAD SHX Text_340
G

AutoCAD SHX Text_341
I

AutoCAD SHX Text_342
S

AutoCAD SHX Text_343
T

AutoCAD SHX Text_344
E

AutoCAD SHX Text_345
R

AutoCAD SHX Text_346
E

AutoCAD SHX Text_347
D

AutoCAD SHX Text_348
L

AutoCAD SHX Text_349
A

AutoCAD SHX Text_350
N

AutoCAD SHX Text_351
D

AutoCAD SHX Text_352
S

AutoCAD SHX Text_353
C

AutoCAD SHX Text_354
A

AutoCAD SHX Text_355
P

AutoCAD SHX Text_356
E

AutoCAD SHX Text_357
A

AutoCAD SHX Text_358
R

AutoCAD SHX Text_359
C

AutoCAD SHX Text_360
H

AutoCAD SHX Text_361
I

AutoCAD SHX Text_362
T

AutoCAD SHX Text_363
I

AutoCAD SHX Text_364
L

AutoCAD SHX Text_365
T

AutoCAD SHX Text_366
E

AutoCAD SHX Text_367
C

AutoCAD SHX Text_368
S

AutoCAD SHX Text_369
T

AutoCAD SHX Text_370
A

AutoCAD SHX Text_371
T

AutoCAD SHX Text_372
E

AutoCAD SHX Text_373
O

AutoCAD SHX Text_374
F

AutoCAD SHX Text_375
F

AutoCAD SHX Text_376
L

AutoCAD SHX Text_377
R

AutoCAD SHX Text_378
S

AutoCAD SHX Text_379
T

AutoCAD SHX Text_380
A

AutoCAD SHX Text_381
T

AutoCAD SHX Text_382
E

AutoCAD SHX Text_383
O

AutoCAD SHX Text_384
F

AutoCAD SHX Text_385
F

AutoCAD SHX Text_386
O

AutoCAD SHX Text_387
I

AutoCAD SHX Text_388
D

AutoCAD SHX Text_389
A

AutoCAD SHX Text_390
PETER STRELKOW

AutoCAD SHX Text_391
L A  0 0 0 0 8 8 4 

AutoCAD SHX Text_392
Date:

AutoCAD SHX Text_393
SEAL:

AutoCAD SHX Text_394
1/8"=1'-0"

AutoCAD SHX Text_395
PFS

AutoCAD SHX Text_396
PFS

AutoCAD SHX Text_397
03/04/2026

AutoCAD SHX Text_398
05/08/2026

AutoCAD SHX Text_399
PER CITY COMMENTS



ROOF IRRIGATION PLAN

3
4" 3

4" 3
4"

3
4"

3
4"3

4"3
4"

3
4"

3
4"

1"

1"

ROOF4
3.511

2"

NOTE:
ALL PIPES SHOWN OUT SIDE PLANTERS SHALL BE
HUNG BELOW AT THE FLOOR BELOW. EXACT ROUTING
OF PIPE SHALL BE DETERMINED ON SITE.

APPROX. LOCATION OF 1" RISER PIPE
PROVIDED BY PLUMBER FROM GROUND
TO UPPER PLANTER.

2" SS(TYP)

H
S2

G
 IN

C
LA

N
D

SC
AP

E 
AR

C
H

IT
EC

TU
R

E

NORTH

IRRIGATION
PLAN

IRR-2
CAUTION:  PLEASE NOTE

 departments, utility companies or jurisdiction affected by the work.  The Contractor
shall have permits "in hand" prior to starting work.  The Landscape Architect
and/ or Owner shall bear no responsibility for work performed without permitted drawings.
The Contractor shall be responsible for all changes to Work, at no additional cost to Owner,  
as a result of unauthorized work prior to receipt of permit.

Contractor shall secure all permits required for the work from any state or local

48 HOURS BEFORE DIGGING

SUNSHINE STATE UTILITIES LOCATION
ONE CALL CENTER OF FLORIDA

CALL 811
TOLL FREE 

PH
O

N
E 

 9
54

.3
26

.7
21

2 
LA

U
D

ER
D

AL
E-

BY
-T

H
E-

SE
A,

 F
L 

 3
33

08
47

47
 N

O
R

TH
 O

C
EA

N
 D

R
IV

E,
 S

U
IT

E 
#2

12

E-
M

AI
L 

:  
PE

TE
@

H
S2

G
.N

ET
st

at
e 

of
 fl

or
id

a 
re

gi
st

er
ed

 la
nd

sc
ap

e 
ar

ch
ite

ct
 #

la
00

00
89

4

0 16

8

32

SCALE:  1/8" = 1'-0"

D
O

LC
E 

VI
TA

AT
 B

AY
 H

AR
BO

U
R

10
85

 9
4T

H
 S

TR
EE

T
BA

Y 
H

AR
BO

U
R

 IS
LA

N
D

S,
 F

L 
 3

31
54

AutoCAD SHX Text_400
CU-3

AutoCAD SHX Text_401
CU-4

AutoCAD SHX Text_402
CU-5

AutoCAD SHX Text_403
CU-6

AutoCAD SHX Text_404
CU-7

AutoCAD SHX Text_405
CU-8

AutoCAD SHX Text_406
CU-9

AutoCAD SHX Text_407
CU-10

AutoCAD SHX Text_408
CU-1

AutoCAD SHX Text_409
CU-2

AutoCAD SHX Text_410
CU-11

AutoCAD SHX Text_411
CU-12

AutoCAD SHX Text_412
CU-FCU-1

AutoCAD SHX Text_413
CU-FCU-2

AutoCAD SHX Text_414
SHEET NUMBER

AutoCAD SHX Text_415
DRAWN BY

AutoCAD SHX Text_416
DESIGNED BY

AutoCAD SHX Text_417
SCALE

AutoCAD SHX Text_418
DRAWING TITLE

AutoCAD SHX Text_419
DATE

AutoCAD SHX Text_420
REVISIONS

AutoCAD SHX Text_421
R

AutoCAD SHX Text_422
E

AutoCAD SHX Text_423
G

AutoCAD SHX Text_424
I

AutoCAD SHX Text_425
S

AutoCAD SHX Text_426
T

AutoCAD SHX Text_427
E

AutoCAD SHX Text_428
R

AutoCAD SHX Text_429
E

AutoCAD SHX Text_430
D

AutoCAD SHX Text_431
L

AutoCAD SHX Text_432
A

AutoCAD SHX Text_433
N

AutoCAD SHX Text_434
D

AutoCAD SHX Text_435
S

AutoCAD SHX Text_436
C

AutoCAD SHX Text_437
A

AutoCAD SHX Text_438
P

AutoCAD SHX Text_439
E

AutoCAD SHX Text_440
A

AutoCAD SHX Text_441
R

AutoCAD SHX Text_442
C

AutoCAD SHX Text_443
H

AutoCAD SHX Text_444
I

AutoCAD SHX Text_445
T

AutoCAD SHX Text_446
I

AutoCAD SHX Text_447
L

AutoCAD SHX Text_448
T

AutoCAD SHX Text_449
E

AutoCAD SHX Text_450
C

AutoCAD SHX Text_451
S

AutoCAD SHX Text_452
T

AutoCAD SHX Text_453
A

AutoCAD SHX Text_454
T

AutoCAD SHX Text_455
E

AutoCAD SHX Text_456
O

AutoCAD SHX Text_457
F

AutoCAD SHX Text_458
F

AutoCAD SHX Text_459
L

AutoCAD SHX Text_460
R

AutoCAD SHX Text_461
S

AutoCAD SHX Text_462
T

AutoCAD SHX Text_463
A

AutoCAD SHX Text_464
T

AutoCAD SHX Text_465
E

AutoCAD SHX Text_466
O

AutoCAD SHX Text_467
F

AutoCAD SHX Text_468
F

AutoCAD SHX Text_469
O

AutoCAD SHX Text_470
I

AutoCAD SHX Text_471
D

AutoCAD SHX Text_472
A

AutoCAD SHX Text_473
PETER STRELKOW

AutoCAD SHX Text_474
L A  0 0 0 0 8 8 4 

AutoCAD SHX Text_475
Date:

AutoCAD SHX Text_476
SEAL:

AutoCAD SHX Text_477
1/8"=1'-0"

AutoCAD SHX Text_478
PFS

AutoCAD SHX Text_479
PFS

AutoCAD SHX Text_480
03/04/2026

AutoCAD SHX Text_481
03/04/2026

AutoCAD SHX Text_482
PER CITY COMMENTS



 

REV# 0 Page 1 of 1

DESCRIPTION:

NORMAL POWER

DATE:

12/5/2024

P
 H

 O
 T

 O
 M

 E
 T

 R
 I

 C
  
 R

 E
 P

 O
 R

 T

PROJECT:

1085 TOWNHOMES

PARKING

Scale: 1 inch= 8 Ft.

BAY HARBOR TERRACE

9
4
T

H
 S

T
R

E
E

T

PROPERTY LINE

PROPERTY LINE

P
R

O
P

E
R

T
Y

 L
IN

E

P
R

O
P

E
R

T
Y

 L
IN

E

D
R

IV
E

W
A

Y

5 FT CONCRETE SIDEWALK

5
 F

T
 C

O
N

C
R

E
T

E
 S

ID
E

W
A

L
K

NEW 6F FT ALUMINUM FENCE

N
E

W
 6

F
 F

T
 A

L
U

M
IN

U
M

 F
E

N
C

E

D
R

IV
E

W
A

Y

D
R

IV
E

W
A

Y

D
R

IV
E

W
A

Y

D
R

IV
E

W
A

Y

D
R

IV
E

W
A

Y

TYP.

PARKING

SPACE

TYP.

PARKING

SPACE

TYP.

PARKING

SPACE

TYP.

PARKING

SPACE

TYP.

PARKING

SPACE

TYP.

PARKING

SPACE

5 FT CONCRETE SIDEWALKMAIL RECEPTACLE

PA

MH: 10 MH: 10

PA

MH: 10

PA

1.4 1.21.01.0

1.0

1.41.01.01.41.1 1.4

1.0 1.1 1.1 1.2 1.2 1.1 1.1 1.2 1.2 1.1

1.0

1.0

1.1

1.1

1.2

1.0 1.1 1.2

1.2

1.11.0 1.2 1.2 1.1 1.0

1.3 1.2

1.2

1.0 1.01.31.11.11.31.31.0 1.0

0.0

0.20.8 0.5 0.1

0.0

0.1

0.1

0.0

0.0

1.11.01.11.11.11.11.11.01.1

0.0

0.5

0.0

0.8

0.0

0.20.2

0.2

0.2

0.0

0.0

0.0

0.0

0.0

0.00.0 0.00.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.00.0

LUMINAIRE SCHEDULE

SYMBOL QTY

CALCULATION SUMMARY

LABELLABEL ARRANGEMENT MANUFACTURER CATALOG NUMBER MOUNTING EMERGENCY LLF LUMINAIRE LUMENS LUMINAIRE WATTS ARRANGEMENT WATTS CALC TYPE UNITS SPACING L-R (FT) SPACING T-B (FT) HEIGHT (FT) AVG MAX MIN AVG/MIN MAX/MIN

PARKING & DRIVE Illuminance Fc 53 PA Single NLS LIGHTING ORX-2-DPT-T5-16L-530-40K8 POLE MOUNTED: 10' A.F.G. N/A 0.860 2624 68 68 5 0 1.14 1.4 1.0 1.14 1.40

PROPERTY LINE Illuminance Fc 10 N.A. N.A. 0.30 1.1 0.0 N.A. N.A.
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LUMINAIRE SCHEDULE

SYMBOL QTY LABEL ARRANGEMENT MANUFACTURER CATALOG NUMBER MOUNTING EMERGENCY LLF LUMINAIRE LUMENS LUMINAIRE WATTS

10 A Single LUMENWERX AE4SRB SW 14W 80DEG 3STP 80CRI 30K TRM SDL FTMB WET RECESSED N/A 0.760 1242 14

CALCULATION SUMMARY

LABEL CALC TYPE UNITS SPACING L-R (FT) SPACING T-B (FT) HEIGHT (FT) AVG MAX MIN AVG/MIN MAX/MIN

PROPERTY LINE Illuminance Fc 8 N.A. N.A. 0.01 0.1 0.0 N.A. N.A.

ROOFTOP 1_Floor Illuminance Fc 2 2 0 2.72 6.4 0.1 27.20 64.00

ROOFTOP 2_Floor Illuminance Fc 2 2 0 4.45 9.6 0.2 22.25 48.00

ROOFTOP 3_Floor Illuminance Fc 2 2 0 4.56 10.1 0.2 22.80 50.50

ROOFTOP 4_Floor Illuminance Fc 2 2 0 4.44 9.5 0.2 22.20 47.50

ROOFTOP 5_Floor Illuminance Fc 2 2 0 4.44 9.6 0.2 22.20 48.00

ROOFTOP 6_Floor Illuminance Fc 2 2 0 3.05 6.4 0.1 30.50 64.00
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AGENDA ITEM REPORT 
June 9, 2026 

 
ITEM NUMBER: 2. 
  
ITEM: Request for approval for a new single-family home for “Inna Barukhin” located at 1260 
99 Street, Lot 5 of Block 28. The owner is proposing to construct a new single-family home. The 
owner is proposing to demolish the existing 1954 home and construct a new two-story single-
family residence. The new home will have approximately 7,465 square feet of a/c living space. 
The proposed residence will have five bedrooms, five full bathrooms, two half baths, a two-car 
garage and a pool. Enclosed please find the site plan and elevations. (Item #2) 
 
  
DESCRIPTION: 
 
  
RECOMMENDED ACTION: 
The design meets the Town Code and was approved by Lorrainia Belle, Town Planner. 

 

 

  
  
FINANCIAL ANALYSIS: 
 
  
BUDGET IMPACT: 
 
  

 
  
Submitted By: Ayanidys Martinez 
  Ayanidys Martinez 
   
ATTACHMENTS 

1.   Narrative Barukhim Residence 
2.   1290 99 Street DRB Set 6.9.2026 
3.   BHI-DRB Staff Report-1260 99 St 

  
 
 



 
 

LETTER OF INTENT 

NARRATIVE AND PROJECT DESCRIPTION 

Town of Bay Harbor Islands 
Design Review Board Building and Zoning Department 
9665 Bay Harbor Terrace 
Bay Habor Islands, Florida 33154 
Building and Zoning Department 

RE: Proposed New Custom Single-Family Residence 
Property Address: 1260 99th Street 

Date: 3/16/2026 

 

Dear Building and Zoning Department, 

It is with great pleasure that we present the architectural design for a new two-story single-
family residence located on an existing residential lot at 1260 99th Street. 

The proposed project consists of the construction of a contemporary tropical residence designed to emphasize horizontal   
architectural expression, natural materials, and a strong integration between architecture, landscape, and outdoor living     
spaces. The design seeks to create a balanced and refined residential structure that responds to the South Florida climate  
while maintaining compatibility with the surrounding neighborhood scale and character. 

The architectural concept is organized around a composition of clean rectilinear volumes defined by generous roof               
overhangs and layered façade elements. The building mass is articulated through the use of recessed planes, vertical            
screening elements, and framed architectural volumes that reduce the perceived scale of the structure while creating depth
and visual interest along the street frontage. The overall massing is intentionally restrained, maintaining proportions             
consistent with neighboring residential homes while introducing a contemporary architectural language. 

The front elevation is designed to provide privacy from the street while creating a welcoming and carefully layered entry      
sequence. A horizontal architectural frame defines the main entry portal and establishes a transitional space between the   
public streetscape and the private interior of the residence.  Vertical wood-tone screening elements are incorporated to 
provide solar shading, privacy, and texture while maintaining visual permeability and lightness along the façade.                     
Landscaping and low fencing further soften the street presence and contribute to a pedestrian-friendly frontage. 

Exterior materials include natural stone cladding, warm wood-tone architectural screening elements, smooth stucco 
finishes, and large high performance glazing systems. 
These materials were selected to ensure durability in a coastal environment while providing warmth, texture, and visual       
balance within the architectural composition. A continuous flat roof plane with extended overhangs provides solar                
protection, reinforces the strong horizontal expression of the design, and contributes to energy efficiency. 

 



 
 

The interior program is organized to maximize natural light, spatial openness, and connection to exterior living areas.           
The ground floor contains the primary social spaces of the residence, including living, dining, and kitchen areas, which open 
directly onto covered terraces and outdoor entertainment areas. Large sliding glass openings in the rear 
allow for seamless indoor-outdoor connectivity while maintaining environmental performance through deep 
soffits and recessed glazing. 

The rear elevation is designed to fully engage the outdoor living environment through expansive glazing, a covered terrace, 
and integrated outdoor amenities. The outdoor program includes a swimming pool, landscaped garden areas, and shaded   
gathering spaces that create a gradual transition between interior living areas and the backyard. These elements are            
arranged to promote outdoor living while maintaining privacy through thoughtful landscaping and architectural screening. 

The second level accommodates the private bedroom suites and family areas of the home. The upper floor is expressed as a
 lighter horizontal volume that appears to float above the ground level through recessed glazing and vertical architectural   
elements. Planted terrace edges and integrated planters soften the architectural mass while providing additional greenery 
that enhances the tropical character of the residence. 

Vehicular access and garage placement are carefully positioned to minimize visual prominence along the street façade. The 
garage door and driveway are integrated into the overall architectural composition through consistent materiality, landscap
ing, and horizontal design elements. Landscape design emphasizes tropical and native plant species that complement the    
architectural palette while supporting environmental sustainability and reducing irrigation requirements. 

Overall, the project aims to create a refined contemporary residence that integrates architecture, landscape, and outdoor    
living into a cohesive and balanced design. Through careful attention to massing, material selection, environmental               
responsiveness, and contextual sensitivity, the proposed residence contributes positively to the character of the                    
neighborhood while providing a high-quality residential environment suited to the South Florida climate. 

Sincerely, 

Martin Litman 

Toma Design Group Inc. 
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NEW SINGLE FAMILY RESIDENCE

PROJECT AREA CALCULATIONS

BUILDING SETBACKS

FRONT   25' 25'
SIDE 10' 10'
REAR 15' 22'-4"

              

JURISDICTION: CITY OF BAY HARBOR ISLANDS

LEGAL DESCRIPTION

LOTS 5, BLOCK 28, "BAY HARBOR ISLAND" according to the plat thereof, as recorded in Plar
Book 46, at page 5, of the Public Records of Miami-Dade County, Florida.

ZONING DISTRICT RD -  SINGLE FAMILY AREA
FLUM DESIGNATION RESIDENTIAL LOW DENSITY
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CU-1

CU-2

CU-4

CU-3

ATS

POOL
 UNDER SEPARATE

PERMIT
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2

2

4,102 sf

523 SF

962 SF
(ALL PAVED
AREAS)

80 SF
(ALL MECH.
EQUIP.)

OPEN SPACE @ FRONT YARD DIAGRAM1
SP-1.1 3/32" = 1'0"

OPEN SPACE  DIAGRAM2
SP-1.1 3/32" = 1'0"

REQUIRED OVERALL OPEN SPACE 4,000 SF (40%)

PROPOSED OPEN SPACE (GREEN AREAS) 4,330 SF (43.3%)

SWIMMING POOL   523 SF (5.23%)

ALL PAVED AREAS   962 SF (9.62%)

ALL MECHANICAL EQUIPMENT      80 SF (0.8%)

MAIN HOUSE STRUCTURE 4,102 SF (41.02%)

TOTAL LOT AREA:                  10,000 SF (100%)

OVERALL OPEN SPACE CALCULATION

2 3

OPEN SPACE @ FRONT YARD

FRONT YARD AREA:  2,000 SF

REQUIRED OPEN SPACE @ FRONT YARD 1,000 SF (50% MIN)

PROVIDED OPEN SPACE AT FRONT YARD             1,389 SF  (69.4%)

2

SP-1.1
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4,102 sf 3,155 sf

GROUND FLOOR GROSS AREA DIAGRAM1
SP-1.2 3/32" = 1'0"

SECOND FLOOR GROSS AREA DIAGRAM2
SP-1.2 3/32" = 1'0"

2

2 3

NOTE: Second floor area is exceeding  80 percent of  first ground floor
gross area. Nevertheless the proposed exterior house facades are
enhanced with enough architectural articulation and details to break the
massing of the structure

   REQUIRED PROVIDED

GROUND FLOOR GROSS AREA: 4,102 SF

SECOND FLOOR GROSS AREA 80% MAX (3,281 SF) 77% (3,155 SF)

SECOND STORY AREA CALCULATION

2 3

1260

TRAVERTINE PORCELAIN TILE
OVER 8" CMU WALL

36" WIDE ALUMINUM VERTICAL
BATTENS GATE
BIRCH WOOD LIKE FINISH

ALUMINUM VERTICAL
BATTENS FENCE
BIRCH WOOD LIKE FINISH

ELECTRIC SLIDING GATE
ALUMINUM VERTICAL BATTENS
BIRCH WOOD LIKE FINISH

ELECTRIC SLIDING GATE
ALUMINUM VERTICAL BATTENS
BIRCH WOOD LIKE FINISH

TRAVERTINE PORCELAIN TILE
OVER 8" CMU WALL

FENCE DETAIL3
SP-1.2 3/16" = 1'0"

ELEVATION

FLOOR PLAN

PROPERTY LINE

6" HIGH ADDRESS NUMBERS

SP-1.2
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B

C

D
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1 2 3 4 5

1 2 3 4 5

GARAGE

MEDIA ROOM

LIVING
ROOM

KITCHEN

POWDER 1

LAUNDRY

MUDROOM

FORMAL
LIVING ROOM

FOYER

BUTTLER
KITCHEN

DINING
ROOM

AC/AV
CLOSET

BAR

PANTRY

CABANA
KITCHEN

100

101

105

107

108

109 110

114

112

113

115
116

117

104

POWDER 2
111

CLOSET
103

BATHROOM
102

106

GROUND FLOOR PLAN1
A-1.0 1/4" = 1'0"

1

(2) 8X16 SMART VENT
DUAL ACTION FLOOD AND VENTILATION VENT
MODEL 1540-510.
and,
(1) 8x16 GARAGE DOOR INSULATED FLOOD
VENTILATION MODEL 1540-524
WITH A HYDROSTATIC RELIEF CAPACITY OF 200
S.F. PER VENT.
GARAGE AREA = 416 S.F
REFER TO DETAIL ON PAGE A-6.2

NOTES:

- ANY LOUVERED, SCREEN OR OTHER OPENING
COVER SHALL  NO BLOCK OR IMPEDE THE
AUTOMATIC FLOW OF THE FLOOD WATERS INTO
OR OUT OF THE ENCLOSED AREA.

-FLOOD OPENINGS SHALL NOT BE LESS THAN 3" IN
ANY DIRECTION IN THE PLANE OF THE WALL

· ENCLOSED AREAS BELOW THE DFE OR, the Lowest
Floor (habitable) elevation

whichever is higher SHALL BE USED SOLELY FOR PARKING,
BUILDING ACCESS OR STORAGE

· All construction and finish material below Design Flood
Elevation, OR the Lowest Floor

(habitable) elevation whichever is higher shall be
flood-damage-resistant material”.

·

”

1

1'-10"
T.O.GARAGE SLAB (L.P.)

0'-0" (9.00' NGVD)
T.O.S.

PLANTER

1'-6"
T.O.GARAGE SLAB (H.P.)

POOL
EQUIPMENT

PAD

AC UNIT

AC UNIT

AC UNIT

AC UNIT

6"
6"

6"

1

WATER
FEATURE
UNDER

SEPARATE
PERMIT

DECORATIVE
WOOD SLATS

2

2

NANA WALL
   ACCORDION

OPERABLE GLASS
WALL SYSTEM

2

NANA WALL
ACCORDION

OPERABLE GLASS
WALL SYSTEM

2
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1 2 3 4 5

1 2 3 4 5

HIS MASTER
BATHROOM

BEDROOMBEDROOM

MASTER
BEDROOM

BATHROOM

LAUNDRY

STUDY

HER
CLOSET

HER MASTER
BATHROOM

HIS
CLOSET

BATHROOM WIC

BATHROOM

WIC

FAMILY ROOM

OPEN TO BELOW

WIC

BALCONY

200

201 202

203 205

208

206

204

209

210

212

213

211

215

214

216

207

BALCONY
217

OPEN TO BELOW

SECOND FLOOR PLAN1
A-1.1 1/4" = 1'0"

PLANTER

MEANS OF EGRESS MEANS OF EGRESS

MEANS OF EGRESS

A-1.1
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D
N

STAIR DETAIL1
A-1.2 1/2" = 1'0"

2
A-1.2

A-A

STEEL TUBE STRINGER

STAINED WOOD TREADS  ON
STEEL PLATE

TYPE   I  HANDRAIL

42" HIGH LAMINATED
GLASS GUARD

CATEGORY II SAFETY GLAZING

SS STANDOFF HARDWARE

3
A-1.2

4X14 DECORATIVE COLUMN METAL
WRAPS AROUND 3X3 BEARING
STEEL COLUMNS

STEEL TUBE STRINGER

42" HIGH LAMINATED GLASS GUARD
CATEGORY II SAFETY GLAZING

STAINED WOOD STAIR TREADS

42" HIGH LAMINATED GLASS GUARD
CATEGORY II SAFETY GLAZING

TYPE   I  HANDRAIL

TOP VIEW

SECTION A-A

HANDRAIL ENDS SHALL BE
RETURNED TO GLASS

GUARD RAIL  OR SAFETY
TERMINAL

STANDOFF HARDWARE

42" HIGH LAMINATED
GLASS GUARD
CATEGORY II SAFETY GLAZING

PORCELAIN TILE ON STEEL STEP

GUARD DETAIL3
A-1.2 1 1/2" = 1'0"

STEEL PLATE

STEEL TUBE STRINGER

STAINED WOOD
TREADS

STAIR NOSING DETAIL2
A-1.2 1 1/2" = 1'0"

Note:
The greatest nosing projection shall not exceed the smallest nosing
projection by more than 3/8 inch (9.5 mm) within a stairway

A-1.2
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0'-0" (9.00' NGVD)
T. O. GROUND SLAB

-1'-10" (6.18' NGVD)
T. O. GARAGE SLAB (L.P.)

12'-0"
T. O. 2ND FLOOR SLAB

T.O.PARAPET
24'-4"

T.O. ROOF SLAB
22'-8"

B.O. ROOF SLAB
22'-0"

10'-0"
B. O. BEAM

S
E
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K
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 L
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 L
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1 2 3 4 5

FRONT (NORTH) ELEVATION1
A-2.0 1/4" = 1'0"

PORCELAIN TILE SHALL MEET THE
FOLLOWING CRITERIA:
1
4" MIN. TO 5

8" MAX. IN THICKNESS,
24" MAX. IN ANY FACE DIMENSION,
3 S.F. MAXIMUM IN AREA AND
SHALL NO WEIGHT MORE THAN 9
POUNDS PSF.

14

2

2

2

2

3

4

4

5

5

5

1

3

3

11

3

4

4

LAMINATED GLASS GUARD RAIL
CATEGORY II SAFETY GLASS

1
1

1
1

S
E
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E
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R
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E
R

TY
 L

IN
E

12345

0'-0" (9.00' NGVD)
T. O. GROUND SLAB

-1'-10" (6.18' NGVD)
T. O. GARAGE SLAB (L.P.)

12'-0"
T. O. 2ND FLOOR SLAB

T.O.PARAPET
24'-4"

T.O. ROOF SLAB
22'-8"

B.O. ROOF SLAB
22'-0"

10'-0"
B. O. BEAM

S
E

TB
A

C
K

 L
IN

E

P
R

O
P

E
R

TY
 L

IN
E

1

REAR (SOUTH) ELEVATION2
A-2.0 1/4" = 1'0"

4
2 2

3

4

5

5

5

1

13 3

LAMINATED GLASS GUARD RAIL
CATEGORY II SAFETY GLASS

1 1

1 1

5

NewTechWood America
Allweather Model US09
Composite Cladding Panels
and fascia
Color: Cedar

SYMBOL  LEGEND
1

Travertine Porcelain Tile2

3

Bronze Anodized Aluminum
Window and door frames,
break metal and wall cladding

4

Vertical wood slats
color to match
composite cladding

5

SW 7005
PURE WHITE
OVER STUCCO

FINISH PERCENTAGES

COMPOSITE CLADDING

TRAVERTINE PORCELAIN TILE

WHITE STUCCO

BRONZE ANODIZED ALUMINUM

VERTICAL WOOD SLATS

GLAZING

TOTALS

FRONT (NORTH) ELEVATION  REAR(SOUTH) ELEVATION RIGHT SIDE (WEST) ELEVATION LEFT SIDE (EAST) ELEVATION         TOTALS

288  20%

306  21%

 85  6%

70 5%

278 19%

433 29%

1460  100%

SF % SF % SF % SF %

100 7%

169 12%

94 7%

95 7%

199 18%

710 49%

1367 100%

0

599

663

138

92

248

1741

0%

34%

38%

8%

5%

15%

100%

0

529

521

91

45

486

1672

0%

32%

31%

5%

3%

29%

100%

SF     %

388

1603

1363

394

618

1874

6240

6%

26%

22%

6%

10%

30%

100%

1

A-2.0
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S
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WM

FLOOD
VENT

TRASH
BIN

TRASH
BIN

CU-1

CU-2ATS

ABCDEF

0'-0" (9.00' NGVD)
T. O. GROUND SLAB

-1'-10" (6.18' NGVD)
T. O. GARAGE SLAB (L.P.)

12'-0"
T. O. 2ND FLOOR SLAB

T.O.PARAPET
24'-4"

T.O. ROOF SLAB
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18 IN DRAIN BASIN QUICK SPEC INSTALLATION DETAIL
TITLE

PROJECT NO./NAME

MATERIAL

DATE

REVISED BY

04-03-06DATE

EBCDRAWN BY

03-14-16

NMH

(5)  ADAPTER
ANGLES

VARIABLE 0° - 360°
ACCORDING TO

PLANS

18" MIN WIDTH GUIDELINE

8" MIN THICKNESS GUIDELINE

(3)  VARIABLE SUMP DEPTH
ACCORDING TO PLANS

(6" MIN. BASED ON
MANUFACTURING REQ.)

4" MIN

MINIMUM PIPE BURIAL
DEPTH PER PIPE
MANUFACTURER

RECOMMENDATION
(MIN. MANUFACTURING

REQ. SAME AS MIN. SUMP)

(3)  VARIABLE INVERT HEIGHTS
AVAILABLE (ACCORDING TO

PLANS/TAKE OFF)

NYLOPLAST 18" DRAIN BASIN:  2818AG _ _ X

THIS PRINT DISCLOSES SUBJECT MATTER IN WHICH
NYLOPLAST HAS PROPRIETARY RIGHTS.  THE RECEIPT
OR POSSESSION OF THIS PRINT DOES NOT CONFER,
TRANSFER, OR LICENSE THE USE OF THE DESIGN OR
TECHNICAL INFORMATION SHOWN HEREIN
REPRODUCTION OF THIS PRINT OR ANY INFORMATION
CONTAINED HEREIN, OR MANUFACTURE OF ANY
ARTICLE HEREFROM, FOR THE DISCLOSURE TO OTHERS
IS FORBIDDEN, EXCEPT BY SPECIFIC WRITTEN
PERMISSION FROM NYLOPLAST.

1  -  GRATES/SOLID COVER SHALL BE DUCTILE IRON PER ASTM A536 GRADE 70-50-05.
2  -  FRAMES SHALL BE DUCTILE IRON PER ASTM A536 GRADE 70-50-05.
3  -  DRAIN BASIN TO BE CUSTOM MANUFACTURED ACCORDING TO PLAN DETAILS.
       RISERS ARE NEEDED FOR BASINS OVER 84" DUE TO SHIPPING RESTRICTIONS.
       SEE DRAWING NO. 7001-110-065.
4  -  DRAINAGE CONNECTION STUB JOINT TIGHTNESS SHALL CONFORM TO
       ASTM D3212 FOR CORRUGATED HDPE (ADS N-12/HANCOR DUAL WALL),
       N-12 HP, & PVC SEWER.
5   - ADAPTERS CAN BE MOUNTED ON ANY ANGLE 0° TO 360°.  TO DETERMINE MINIMUM
       ANGLE BETWEEN ADAPTERS SEE DRAWING NO. 7001-110-012.

WATERTIGHT JOINT
(CORRUGATED HDPE SHOWN)

(4)  VARIOUS TYPES OF INLET & OUTLET ADAPTERS AVAILABLE:
4" - 18" FOR CORRUGATED HDPE (ADS N-12/HANCOR DUAL WALL,
ADS/HANCOR SINGLE WALL), N-12 HP, PVC SEWER (EX: SDR 35),

PVC DWV (EX:  SCH 40), PVC C900/C905, CORRUGATED & RIBBED PVC

(1, 2)  INTEGRATED DUCTILE IRON
FRAME & GRATE TO MATCH BASIN O.D.

THE BACKFILL MATERIAL SHALL BE CRUSHED STONE OR OTHER
GRANULAR MATERIAL MEETING THE REQUIREMENTS OF CLASS I,
CLASS II, OR CLASS III MATERIAL AS DEFINED IN ASTM D2321.
BEDDING & BACKFILL FOR SURFACE DRAINAGE INLETS SHALL BE
PLACED & COMPACTED UNIFORMLY IN ACCORDANCE WITH ASTM D2321.

TRAFFIC LOADS:  CONCRETE SLAB DIMENSIONS ARE FOR
GUIDELINE PURPOSES ONLY.  ACTUAL CONCRETE SLAB MUST BE
DESIGNED TAKING INTO CONSIDERATION LOCAL SOIL CONDITIONS,
TRAFFIC LOADING, & OTHER APPLICABLE DESIGN FACTORS.
SEE DRAWING NO. 7001-110-111 FOR NON TRAFFIC INSTALLATION.
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(3)

VARIABLE SUMP DEPTH
ACCORDING TO PLANS

(6" MIN. BASED ON
MANUFACTURING REQ.)

4" MIN

WATERTIGHT JOINT
(CORRUGATED HDPE SHOWN)

(4)  VARIOUS TYPES OF INLET & OUTLET ADAPTERS AVAILABLE:
4" - 8" FOR CORRUGATED HDPE (ADS N-12/HANCOR DUAL WALL,

ADS/HANCOR SINGLE WALL), PVC SEWER (EX: SDR 35), PVC DWV
(EX:  SCH 40), PVC C900/C905, CORRUGATED & RIBBED PVC

THE BACKFILL MATERIAL SHALL BE CRUSHED STONE OR OTHER
GRANULAR MATERIAL MEETING THE REQUIREMENTS OF CLASS I,
CLASS II, OR CLASS III MATERIAL AS DEFINED IN ASTM D2321.
BEDDING & BACKFILL FOR SURFACE DRAINAGE INLETS SHALL BE
PLACED & COMPACTED UNIFORMLY IN ACCORDANCE WITH ASTM D2321.

(1)  DUCTILE IRON GRATE

CONCRETE WALKWAY OR DECK

1  -  GRATES/SOLID COVER SHALL BE DUCTILE IRON PER ASTM A536 GRADE 70-50-05,
       WITH THE EXCEPTION OF THE BRONZE GRATE.
2  -  CUSTOM DRAIN BASIN TO BE CUSTOM MANUFACTURED ACCORDING TO PLAN
       DETAILS.  RISERS ARE NEEDED FOR BASINS OVER 84" DUE TO SHIPPING
       RESTRICTIONS.  SEE DRAWING NO. 7001-110-065.
3  -  STANDARD DRAIN BASIN HAS FIXED ADAPTER LOCATIONS OF 0° & 180°.
       CUSTOM DRAIN BASIN ADAPTERS CAN BE MOUNTED ON ANY ANGLE 0° TO 360°.
       TO DETERMINE MINIMUM ANGLE BETWEEN ADAPTERS SEE DRAWING
       NO. 7001-110-012.
4  -  DRAINAGE CONNECTION STUB JOINT TIGHTNESS SHALL CONFORM TO
       ASTM D3212 FOR CORRUGATED HDPE (ADS N-12/HANCOR DUAL WALL) &
       PVC SEWER (4" - 24").
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LOT 10, BLOCK 5
"BAY HARBOR ISLAND" (PB.46-PG.5)
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TREE PROTECTION NOTES

1. Before beginning work, the Contractor is required to meet with the Landscape Architect
at the site to review all work procedures, access routes, storage areas, and tree
protection measures.

2. The General Contractor is required to coordinate with the Landscape Architect to
determine the amount of tree canopy or root zone that the General Contractor will be
responsible for pruning. THE TRIMMING SHALL BE AS PER ANSI A300 STANDARDS.

3. Fences shall be erected to protect trees to be preserved.  Fences define a specific Tree
Protection Zone (TPZ) for each tree or group of trees.  Fences are to remain until all site
work has been completed.  Fences may not be relocated or removed without the written
permission of the Landscape Architect. Refer to TREE PROTECTION ZONE (TPZ)
DETAIL.

4. Construction trailers, traffic and storage areas must remain outside fenced areas at all
times.

5. All underground utilities and drain or irrigation lines shall be routed outside the tree
protection zone.  If lines must traverse the protection area, they shall be tunneled or
bored under the tree.

6. No materials, equipment, spoil, or waste or washout water may be deposited, stored, or
parked within the tree protection zone (fenced area).

7. Additional tree pruning required for clearance during construction must be performed by
a ISA qualified arborist AS PER ANSI A300 STANDARDS, and not by construction
personnel.

8. Any herbicides placed under paving materials must be safe for use around trees and
labeled for that use.  Any pesticides used on site must be tree-safe and not easily
transported by water.

9. If injury should occur to any tree during construction, it should be evaluated as soon as
possible by the Landscape Contractor and the Landscape Architect should be notified
immediately.

10. Any grading, construction, demolition, or other work that is expected to encounter tree
roots must be monitored by the Landscape Contractor.

11. All trees shall be irrigated three times a week. Each irrigation procedure shall wet the soil
within the tree protection zone, 2-3 GALLONS OF WATER PER INCH OF TRUNK
CALIPER.

12. All trees to remain on-site shall be fertilized three times per year using a granular 8-12-12
"Palm Special" product at standard rates. Fertilizer shall be broadcast on the ground
beneath the canopy of each tree and watered in

13. Erosion control devices such as silt fencing, debris basins, and water diversion structures
shall be installed to prevent site erosion and siltation situations and/or erosion within the
tree protection zones.

14. Before grading, pad preparation, or excavation for foundations, footings, walls, or
trenching near trees the trees shall be root pruned 12 inches outside the tree protection
zone by cutting all roots cleanly to a depth of 36 inches.  Roots shall be cut manually by
digging a trench and cutting exposed roots with a saw, vibrating knife, rock saw, narrow
trencher with sharp blades, or other approved root-pruning equipment.

15. Any roots damaged during grading or construction shall be exposed to sound tissue and
cut cleanly with a saw.

16. If temporary haul or access roads must pass over the root area of trees to be retained, a
road bed of 6 inches of mulch or gravel shall be created to protect the soil.  The road bed
material shall be replenished as necessary to maintain a 6-inch depth.

17. Spoil from trenches, basements, or other excavations shall not be placed within the tree
protection zone, either temporarily or permanently.

18. No burn piles or debris pits shall be placed within the tree protection zone.  No ashes,
debris, or garbage may be dumped or buried within the tree protection zone.

19. Maintain fire-safe areas around fenced areas.  Also, no heat sources, flames, ignition
sources, or smoking is allowed near mulch or trees.
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TREE PROTECTION NOTES

1. Before beginning work, the Contractor is required to meet with the Landscape Architect
at the site to review all work procedures, access routes, storage areas, and tree
protection measures.

2. The General Contractor is required to coordinate with the Landscape Architect to
determine the amount of tree canopy or root zone that the General Contractor will be
responsible for pruning. THE TRIMMING SHALL BE AS PER ANSI A300 STANDARDS.

3. Fences shall be erected to protect trees to be preserved.  Fences define a specific Tree
Protection Zone (TPZ) for each tree or group of trees.  Fences are to remain until all site
work has been completed.  Fences may not be relocated or removed without the written
permission of the Landscape Architect. Refer to TREE PROTECTION ZONE (TPZ)
DETAIL.

4. Construction trailers, traffic and storage areas must remain outside fenced areas at all
times.

5. All underground utilities and drain or irrigation lines shall be routed outside the tree
protection zone.  If lines must traverse the protection area, they shall be tunneled or
bored under the tree.

6. No materials, equipment, spoil, or waste or washout water may be deposited, stored, or
parked within the tree protection zone (fenced area).

7. Additional tree pruning required for clearance during construction must be performed by
a ISA qualified arborist AS PER ANSI A300 STANDARDS, and not by construction
personnel.

8. Any herbicides placed under paving materials must be safe for use around trees and
labeled for that use.  Any pesticides used on site must be tree-safe and not easily
transported by water.

9. If injury should occur to any tree during construction, it should be evaluated as soon as
possible by the Landscape Contractor and the Landscape Architect should be notified
immediately.

10. Any grading, construction, demolition, or other work that is expected to encounter tree
roots must be monitored by the Landscape Contractor.

11. All trees shall be irrigated three times a week. Each irrigation procedure shall wet the soil
within the tree protection zone, 2-3 GALLONS OF WATER PER INCH OF TRUNK
CALIPER.

12. All trees to remain on-site shall be fertilized three times per year using a granular 8-12-12
"Palm Special" product at standard rates. Fertilizer shall be broadcast on the ground
beneath the canopy of each tree and watered in

13. Erosion control devices such as silt fencing, debris basins, and water diversion structures
shall be installed to prevent site erosion and siltation situations and/or erosion within the
tree protection zones.

14. Before grading, pad preparation, or excavation for foundations, footings, walls, or
trenching near trees the trees shall be root pruned 12 inches outside the tree protection
zone by cutting all roots cleanly to a depth of 36 inches.  Roots shall be cut manually by
digging a trench and cutting exposed roots with a saw, vibrating knife, rock saw, narrow
trencher with sharp blades, or other approved root-pruning equipment.

15. Any roots damaged during grading or construction shall be exposed to sound tissue and
cut cleanly with a saw.

16. If temporary haul or access roads must pass over the root area of trees to be retained, a
road bed of 6 inches of mulch or gravel shall be created to protect the soil.  The road bed
material shall be replenished as necessary to maintain a 6-inch depth.

17. Spoil from trenches, basements, or other excavations shall not be placed within the tree
protection zone, either temporarily or permanently.

18. No burn piles or debris pits shall be placed within the tree protection zone.  No ashes,
debris, or garbage may be dumped or buried within the tree protection zone.

19. Maintain fire-safe areas around fenced areas.  Also, no heat sources, flames, ignition
sources, or smoking is allowed near mulch or trees.
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10 32SCALE:
N GROUND FLOOR LANDSCAPE PLAN

N/A

N/A

2

5

5

N/A

170

152

2,559 s.f

N/A

7. Street Trees Required:
    Linear street frontage 80' / 35 = 2,2 2 2

5,000 s.f.

Existing tree or palm to be transplanted

Existing tree and palm to remain in
their existing location and be
protected during construction, no
construction or excavation shall be
permitted within the dripline of the
trees.Tree / Palm

TREE DISPOSITION LEGEND

0

0

10' x 10' Visibility Triangle:
Will not be allowed to
contain any objects
(landscaping / fence) in a
manner as to impair
visibility between a height
of 2'-6" to 10'-0" (typical
throughout) L-2.0

GROUND FLOOR
LANDSCAPE PLAN

RD-SINGLE  AND TWO-FAMILY DISTRICT
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x10 ten per required tree
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80 170
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D.Open Space 40 % at ground level
(10,000 s.f.) 4,294 s.f4,000 s.f. (Max)
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CODE QTY BOTANICAL NAME COMMON NAME CONT DBH HGT SRD

PALM TREES
RRE 1 Roystonea regia Royal Palm FG 18" 10` GW 16`

REQUIRED TREES
BSI 1 Bursera simaruba

Florida Native - Miami-Dade
Landscape Manual - Drought
Tolerant. Four feet of clear wood
before branching.

Gumbo Limbo 65 gal 4" 14`-16` OA 8'

CHO 3 Chrysophyllum oliviforme
STD - Florida Native - Miami-Dade
Landscape Manual - Very Drought
Tolerant

Satinleaf 100 gal. 2.5" 14` OA 6`

TIM 1 Tabebuia impetiginosa
STD - Miami-Dade Landscape
Manual - Very Drought Tolerant. 4
feet clear truck.

Pink Trumpet Tree FG 2.5" 14` OA 6'

STREET TREE
QVI 2 Quercus virginiana

Florida Native - Miami-Dade
Landscape Manual. Six feet of
clear wood before branching.

Southern Live Oak FG 4" 15` OA 6'

CODE QTY BOTANICAL NAME COMMON NAME CONT HGT WIDTH

SHRUBS
ACO 4 Alocasia caliodora Elephant's Ear 7 gal. 4`-5` 3`-4`
CHF 7 Cenchrus alopecuroides `Hameln`

Drought Tolerant
Hameln Fountain Grass 5 gal 3' 3'

CHH 9 Chrysobalanus icaco 'Horizontalis'
Florida Native - Drought Tolerant

Horizontal Coco Plum 7 gal. 2` 2`

CAQ 1 Crinum augustum `Queen Emma` `Queen Emma` Crinum FG 4` OA 4`
DTA 2 Dracaena marginata 'Tarzan' Tarzan Dracaena 7 gal. 4' 3.5'
HLA 14 Hymenocallis latifolia Spider Lily 3 gal 2` 2`
LMU 9 Liriope muscari

Drought Tolerant - Miami-Dade
County Landscape Manual

Lily Turf 3 gal 1.5` 1`

MOD 3 Monstera deliciosa
Miami-Dade Landscape Manual

Ceriman 15 gal 4`-5` 4`

NFA 11 Nephrolepis biserrata
Florida Native - Miami-Dade
Landscape Manual

Macho Fern 7 gal. 3" 2`

PSL 4 Philodendron bipinnatifidum Spit Leaf Philodendron 7 gal. 2.5` OA 2.5`
PGS 3 Philodendron gloriosum

Shade Plant
Philodendron Gloriosum 7 gal. 2.5` OA 2.5'

PAB* 14 Phlebodium aureum 'Blue Star'
Florida Native -  Epyphytic and
Terrestrial Growth - Shade Grown

Blue Star Fern 1 gal.

SER 4 Serenoa repens 'Cinerea'
Florida Native - Miami-Dade
Landscape Manual - Drought
Tolerant

Saw Palmetto 25 gal. 3` 3`

TFL 10 Tripsacum floridanum
Florida Native

Florida Gamagrass 3 gal. 2` 2`

ZPU 9 Zamia pumila
Florida Native - Miami-Dade
Landscape Manual

Coontie 3 gal. 2` 2`

ACCENTS
SNI 18 Strelitzia nicolai White Bird of Paradise 15 gal 6' 4`

LARGE SHRUBS
CUV 31 Coccoloba uvifera

Bush - Florida Native
Sea Grape 15 gal. 6' 3.5`

MYR 67 Myrcianthes fragrans
Florida Native - Drought Tolerant -
Shrub Type

Simpson's Stopper 25 gal. 6' 3'

TRA 1 Thrinax radiata
Single - Florida Native -
Miami-Dade Landscape Manual -
Drought Tolerant

Florida Thatch Palm 25 gal. 5' 4`-5`

PLANT SCHEDULE GROUND FLOOR

CODE QTY BOTANICAL NAME COMMON NAME CONT SPACING

GROUND COVERS
TAM 111 Trachelospermum asiaticum `Minima` Minima Jasmine 1 gal 15" o.c.

AGGREGATES
GMG 214 sf Gray Marble Gravel 1/2"

3" Layer - Substitute for Gray Pearock
if Desired

1/2" Grey Marble Gravel S.F.

SOD/SEED
ZJE 2,559 sf Zoysia japonica `Empire` Korean Grass Sod

PLANT SCHEDULE GROUND FLOOR

1
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0 feet21

3/32" = 1'-0"

10 32SCALE:
N SECOND FLOOR LANDSCAPE PLAN

L-3.0

GROUND FLOOR
LANDSCAPE PLAN-

SHRUBS &
SECOND FLOOR

LANDSCAPE PLAN

CODE QTY BOTANICAL NAME COMMON NAME CONT HGT WIDTH

SHRUBS
CHF 2 Cenchrus alopecuroides `Hameln`

Drought Tolerant
Hameln Fountain Grass 5 gal 3' 3'

HLA 5 Hymenocallis latifolia Spider Lily 3 gal 2` 2`
LMU 6 Liriope muscari

Drought Tolerant - Miami-Dade
County Landscape Manual

Lily Turf 3 gal 1.5` 1`

TFL 6 Tripsacum floridanum
Florida Native

Florida Gamagrass 3 gal. 2` 2`

CODE QTY BOTANICAL NAME COMMON NAME CONT HGT SPD SPACING

GROUND COVERS
ELI2 39 Ernodea littoralis Golden Creeper Curtain 3 gal. 1` 1.5` 15" o.c.

PLANT SCHEDULE SECOND

0 feet21

3/32" = 1'-0"

10 32SCALE:
N GROUND FLOOR LANDSCAPE PLAN-SHRUBS

1

#2
   

   
   

  C
ity

 C
om

m
en

ts
 &

 B
ac

kg
ro

un
d 

co
or

di
na

tio
n 

   
   

   
 0

4-
21

-2
6

CODE QTY BOTANICAL NAME COMMON NAME CONT HGT WIDTH REMARKS

SHRUBS
ACO 4 Alocasia caliodora Elephant's Ear 7 gal. 4`-5` 3`-4`
CHF 6 Cenchrus alopecuroides `Hameln` Hameln Fountain Grass 5 gal 3' 3' Drought Tolerant
CHH 9 Chrysobalanus icaco 'Horizontalis' Horizontal Coco Plum 7 gal. 2` 2` Florida Native - Drought Tolerant
CAQ 1 Crinum augustum `Queen Emma` `Queen Emma` Crinum FG 4` OA 4`
DTA 2 Dracaena marginata 'Tarzan' Tarzan Dracaena 7 gal. 4' 3.5'
HLA 14 Hymenocallis latifolia Spider Lily 3 gal 2` 2`
LMU 9 Liriope muscari Lily Turf 3 gal 1.5` 1` Drought Tolerant - Miami-Dade

County Landscape Manual
MOD 3 Monstera deliciosa Ceriman 15 gal 4`-5` 4` Miami-Dade Landscape Manual
NFA 11 Nephrolepis biserrata Macho Fern 7 gal. 3" 2` Florida Native - Miami-Dade

Landscape Manual
PSL 4 Philodendron bipinnatifidum Spit Leaf Philodendron 7 gal. 2.5` OA 2.5`
PGS 3 Philodendron gloriosum Philodendron Gloriosum 7 gal. 2.5` OA 2.5' Shade Plant
PAB* 14 Phlebodium aureum 'Blue Star' Blue Star Fern 1 gal. Florida Native -  Epyphytic and

Terrestrial Growth - Shade Grown
SER 5 Serenoa repens 'Cinerea' Saw Palmetto 25 gal. 3` 3` Florida Native - Miami-Dade

Landscape Manual - Drought
Tolerant

TFL 10 Tripsacum floridanum Florida Gamagrass 3 gal. 2` 2` Florida Native
ZPU 9 Zamia pumila Coontie 3 gal. 2` 2` Florida Native - Miami-Dade

Landscape Manual

ACCENTS
SNI 18 Strelitzia nicolai White Bird of Paradise 15 gal 6' 4`

LARGE SHRUBS
CUV 31 Coccoloba uvifera Sea Grape 15 gal. 6' 3.5` Bush - Florida Native
MYR 67 Myrcianthes fragrans Simpson's Stopper 25 gal. 6' 3' Florida Native - Drought Tolerant -

Shrub Type
TRA 1 Thrinax radiata Florida Thatch Palm 25 gal. 5' 4`-5` Single - Florida Native -

Miami-Dade Landscape Manual -
Drought Tolerant

PLANT SCHEDULE GROUND FLOOR

Shrubs around A/C
must be a

minimum of
6 feet in height

Shrubs around A/C
must be a

minimum of
6 feet in height

Shrubs around
equipments

must be a
minimum of

6 feet in height

Shrubs around Trash bins
must be a
minimum of
6 feet in height

Shrubs around A/C
must be a
minimum of
6 feet in height

Hedge
must be a
minimum of
6 feet in height

Hedge
must be a
minimum of
6 feet in height

Hedge
must be a

minimum of
6 feet in height
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GENERAL NOTES
1. Landscape Contractor is responsible for verifying locations of all underground and overhead utilities and easements

prior to commencing work. All Utility companies and/or the General Contractor shall be notified to verify utility
locations prior to digging. Utility trenching is to be coordinated with the Landscape plans prior to beginning of
project. The Owner or Landscape Architect shall not be responsible for damage to utility or irrigation lines.

2. Landscape Contractor shall examine the site and become familiar with conditions affecting the installation prior to
submitting bids. Failure to do so shall not be considered cause for change orders.

3. Landscape Contractor is responsible for verifying all plant quantities prior to bidding and within (7) seven calendar
days of receipt of these plans shall notify the Landscape Architect in writing of any and all discrepancies. In case of
discrepancies planting plans shall take precedence over plant list.

4. No substitutions are to be made without prior consent of the Landscape Architect.  Plant material supply is the
responsibility of the Landscape Contractor, and he/she shall take steps to insure availability at time of planting.

5. All plant material shall meet or exceed the size on the plant list. In all cases meeting the height and the spread
specifications shall take precedence over container size.

6. All planted areas to be outfitted with automatic irrigation system providing 100% coverage and 50% overlap. A rain
sensor must be part of the irrigation system.

7. Landscape Contractor shall be responsible for providing temporary hand watering to all proposed & landscape
areas, during construction.

8. The Landscape Contractor is responsible for coordinating tree and palm removals and transplants  shown on the
Tree/Palm Disposition Plan. The Landscape Contractor is to remove and discard from  site existing unwanted trees,
palms, shrubs, groundcovers, sod and weeds within landscape areas.

9. All permitting and fees to be the responsibility of the Contractor.
PLANTING NOTES
1. Landscape Contractor shall furnish and install all trees, palms, shrubs, groundcover, sod, planting soil, herbicide,

preemergence herbicide, seed, and mulch.  Landscape Contractor to provide Landscape Architect with at least 5
days notice prior to tree installation.

2. Landscape Contractor shall guarantee all plant material for a period of one year from the day of final acceptance by
the Landscape Architect.

3. All plant material shall be Florida #1 or better, as defined in the Grades and Standards for Nursery Plants, Part I and
II by the State of Florida Department of Agriculture.

4. Landscape Contractor is responsible for scheduling a nursery visit for Landscape Architect to approve all trees,
palms and shrubs prior to delivery to the project site.

5. Landscape Contractor shall coordinate his work with that of the Irrigation and Landscape Lighting Contractor.
6. The Landscape Contractor shall treat planted areas with preemergence herbicide after weeds and grass  have been

removed.  Landscape Contractor shall apply pre emergent herbicide per manufacturer's recommendation, wait
period prior to planting as specified. Planting soil mix/backfill  shall be clean and free of construction debris, weeds,
rock and noxious pests and disease.

7. All soil mix in plant beds for ground covers, shrubs, palms and trees shall be as per details.  All other areas shall be
dressed with a minimum of 4" topsoil "if required".

8. All planting areas and planting pits shall be tested for sufficient percolation prior to final planting and irrigation
installation to ensure proper drainage. Plant beds in parking lots and in areas compacted by heavy equipment shall
be de-compacted so that drainage is not impeded.

9. All synthetic burlap, string, cords or wire baskets shall be removed before trees are planted, without breaking the
soil ball.  All synthetic tape shall be removed from branches and trunks prior to final acceptance. The top 1/3 of
natural burlap shall be removed, after the tree is set in the planting hole and before the tree is backfilled. Landscape
Contractor is to check for root defects including deep planting in the root ball and circling roots, trees with root
problems will not be accepted.

10. Landscape Contractor is responsible for mulching all plant beds and planters with a minimum 3" layer of natural
color Eucalyptus or Enviromulch immediately after planting.  In no case shall Cypress mulch be used.

11. All Trees/Palms in sod areas are to receive a 48" diameter mulched saucer at the base of the trunk respectively.
12. Landscape Contractor shall guy and stake all trees and palms as per specifications and details.  No nails, screws or

wiring shall penetrate the outer surface of trees and palms. All guying and staking shall be removed twelve months
after planting.

13. All palm and tree guy wires and bracing are to be flagged for visibility, for their duration. All unattended and
unplanted tree pits shall be properly barricaded and flagged during construction.

14. All broken branches and clear trunk branches on street trees are to be pruned according to ANSI A - 300 Guidelines
for Tree Pruning to min. 5' - 0" height clearance to the base of canopy.

15. Landscape Contractor shall fertilize plant material as needed to support optimum healthy plant growth. All
fertilization shall be performed in compliance with the latest ANSI A300 (Part 2) Standards.

16. Stake all trees and palms for approval by Landscape Architect prior to installation.
17. Any sod areas damaged by construction are to be replaced with St. Augustine 'Floratam' sod.
18. All areas within limits of work not covered by walks, buildings, playground, and/or any other hardscape feature shall

be sodded with St. Augustine 'Floratam' sod.
19. St. Augustine 'Floratam' - Contractor's responsibility to verify quantity.
20. Install rootbarrier as per manufacturer's recommendation on all large trees that are 6' or closer to any pavement or

building, as shown on details page.
21. Root barrier shall be Vespro Inc. or approved equal.

Backfill with tilled and loosened
native soil free of deleterious
material to plant growth. Water
and tamp to remove air pockets

All synthetic burlap, string, cords or wire baskets shall be
removed before trees are planted, without breaking the
soil ball.  All synthetic tape shall be removed from
branches and trunks prior to final acceptance. The top 1/3
of natural burlap shall be removed, after the tree is set in
the planting hole and before the tree are backfilled.
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Spread
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Root ball

CL

Cinch-bar  guy line
tensioner

Tree-guy anchoring
system (tg-3)

Shock absorber
compression spring

Apply mulch to a
depth of 3" ( do not
mulch on top of
root ball)

Form 6" high soil dam ring
around tree to create
watering basin

Finish grade

Tree guy anchoring system  supplier: U.S.
Rigging Supply 4001 w. Carriage Dr.,
Santa Ana, CA 92704
(800)624-1116 fax (714) 545-3311

Undisturbed
existing soil

Arrow anchor

18" soft rubber
tubular collar

Provide fluorescent
tape warning flags
at  2' oc on all guy
wires  as shown

No bare root plant
material shall be
accepted

Minimum 3 x rootball
dia.

12" min. 3'
-0

"
Pl

an
tin

g 
so

il
m

in
im

um
  d
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th

Notes:
· Spacing diagram refers to all planting unless noted otherwise
· L= Spacing as called for in planting plan and plant list

Paving edge / building / curb /
edge of planting bed.

CL

LC CL Plant location (typ.)

Lawn edging plactic composition / 5.5" H.

SOD

Set plants;
6" back for groundcover,

12" back for shrubs

L

L

L

Diameter
Rootball

Shrub pit
3 x rootball diameter

Plant so that top of rootball is 2 "
above finished grade.
Do not mulch on top of root ball

Finish grade

Backfill with tilled and loosened
native soil free of deleterious
material to plant growth. Water
and tamp to remove air pockets

Undisturbed
existing soil

Apply mulch to a
depth of 3"

SOD

Joint spaces that are  greater
than one-half  inch(1/2") will not
be  accepted.

Sod shall be laid in a staggered
manner. Sod strips shall be
butt-jointed tightly against one
another.

Tie fronds with burlap strip for protection
of bud. Remove ties after 3-5 month
establishment period.

Tree

Stake

120

Brace

Plan  view

N.T.S.

Wrap trunk with 5 layers
of burlap.  Wrap cleat band around
2x4x12" lumber.  Nail braces to
lumber

2x4 wood braces, length varies

2x4 wood stake
Nail brace
to stake

2' 
min.

16" min.30
" m

in
.

1/
3 

cl
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ar

 tr
un

k

Minimum 3 x rootball
dia.

Provide fluorescent   tape warning flags
at  2' oc on all guy  wires  as shown

Undisturbed existing soil

Finish grade

Backfill with tilled and loosened native
soil free of deleterious material to plant
growth water and tamp to remove air
pockets

Set root ball on  undisturbed
soil or well tamped backfill
to prevent settling

Apply mulch to a
depth of 3" ( do not
mulch on top of
root ball)

Form 6" high soil dam ring
around tree to create
watering basin

Notes:
· Sabal palms to have hurricane cut. All other palms must have fronds tied with biodegradable strap or twine.
· All Palms are to be planted with the rootball 1"-2" above finished grade
· All planting areas and planting pits shall be tested for sufficient percolation prior to final planting and  irrigation installation to

ensure sufficient drainage. Plant beds in areas compacted by  heavy equipment shall be de - compacted so
that drainage is not impeded.

Do not mulch on top of rootball.

ONE YEAR - TREE MAINTENANCE PLAN
All newly planted trees to be guaranteed for a period of one year and in accordance with the following:

Planting Day:
- Keep roots moist; do not allow the roots to dry out.
- Remove turf from planting area.
- Dig planting hole wide and shallow. The hole should be 2-3 times wider in all directions than the root spread.
- Prune only dead or broken branches.
- Remove all twine or rope from trunk and branches.
- Remove planting container and burlap (any material that would constrict growth of roots; wire, plastic,

wooden basket)
- Make sure that root flare is at soil level. (Rule of thumb first root closest to soil should be an inch below soil

surface).
- Do not use amendments in the planting hole.
- Water tree at planting to remove air pockets. After backfilling gently firm soil, do not pack soil. Heavy packing

will remove air space in -soil.
- Do not mound soil against trunk of tree.
- Mulch over entire rooting area with 2-4" of mulch (wood chips, shredded bark, etc.) Keep mulch 2-4" from

trunk of tree since this could create a favorable environment for fungi.
- Fertilizer is not recommended for newly planted trees. (Consider time-released fertilizer, if there is a need to

fertilize).

After Planting:
- Plants shall be watered in accordance with specification as provided on the irrigation plans.
- All lawn areas shall be mowed weekly during growing season and bi-weekly in non-growing season.
- Fertilizer shall be applied in the fall or early spring. Although it is not harmful to apply fertilizer at any time

during the year.
- Inspect trees for disease or insect problems.
- Monitor health and vigor of trees.
- Pruning of all shrubs shall be done regularly to control shape and form.All pruning shall be done in

accordance with the American National Standards Institute (ANSI) A-300 standards.

After One Year:
- Continue to monitor trees health and vigor. Inspect for disease and insect problems. Inspect evergreen trees

for winter injury and fruit trees for rodent damage.
- Remove tree wrap from thin bark trees in spring.
- Remove stakes from trees planted previous year.
- All plants shall be mulched on a yearly basis or as needed to maintain healthy grown and reduce weed

growth.
- Begin corrective pruning trees one year after trees are planted (general rule of thumb is to remove no more

than  14  of the foliage at one time). All pruning shall be done in accordance with the American National
Standards Institute (ANSI) A-300 standards.

- Continue watering trees when needed.
- Replace dead trees as needed, If trees have died in first year notify nursery that planted trees. They should

guarantee trees for at least one year.
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SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY PSI

Toro 570Z-6LP-PC 5 Series
Turf Spray, 6" Pop-Up, with a Zero Flush Seal. Low Pressure
Sealing, allowing for pop-up and retraction at lower pressures.
1/2" Female-Threaded Inlet. Ideal for small to medium landscape
areas.

18 30

Toro 570Z-6LP-PC 8` radius
Turf Spray, 6" Pop-Up, with a Zero Flush Seal. Low Pressure
Sealing, allowing for pop-up and retraction at lower pressures.
1/2" Female-Threaded Inlet. Ideal for small to medium landscape
areas.

12 30

Toro 570Z-6LP-PC 10` radius
Turf Spray, 6" Pop-Up, with a Zero Flush Seal. Low Pressure
Sealing, allowing for pop-up and retraction at lower pressures.
1/2" Female-Threaded Inlet. Ideal for small to medium landscape
areas.

1 30

Toro 570Z-6LP-PC 12` radius
Turf Spray, 6" Pop-Up, with a Zero Flush Seal. Low Pressure
Sealing, allowing for pop-up and retraction at lower pressures.
1/2" Female-Threaded Inlet. Ideal for small to medium landscape
areas.

1 30

Toro 570Z-6LP-PC 15` radius
Turf Spray, 6" Pop-Up, with a Zero Flush Seal. Low Pressure
Sealing, allowing for pop-up and retraction at lower pressures.
1/2" Female-Threaded Inlet. Ideal for small to medium landscape
areas.

6 30

Toro 570Z-6LP-PC ADJ
Turf Spray, 6" Pop-Up, with a Zero Flush Seal. Low Pressure
Sealing, allowing for pop-up and retraction at lower pressures.
1/2" Female-Threaded Inlet. Ideal for small to medium landscape
areas.

1 30

Q T H FTQTT

Q T H FTQTT

TT TQ FHTQ

Q T H TT TQ F

Q T H TT TQ F

IRRIGATION SCHEDULE

NUMBER MODEL SIZE TYPE GPM WIRE PSI PSI @ POC PRECIP

1 Toro DZK-EZF-1-MF 1" Area for Dripline 1.59 191.9 39.0 42.4 1.07 in/h
2 Toro 252-26 Globe 1" Shrub Spray 14.84 187.9 38.3 43.5 0.99 in/h
3 Toro 252-26 Globe 1" Turf Spray 5.71 163.3 35.2 39.6 0.92 in/h
4 Toro DZK-EZF-1-MF 1" Area for Dripline 1.42 129.2 38.9 42.5 1.07 in/h
5 Toro 252-26 Globe 1" Shrub Spray 5.18 116.6 35.3 42.1 0.94 in/h
6 Toro DZK-EZF-1-MF 1" Area for Dripline 4.24 115.9 40.0 45.9 1.07 in/h
7 Toro 252-26 Globe 1" Shrub Spray 6.15 31.9 33.9 43.6 0.88 in/h
8 Toro DZK-EZF-1-MF 1" Area for Dripline 1.59 42.3 39.0 43.1 1.07 in/h
9 Toro DZK-EZF-1-MF 1" Area for Dripline 2.09 47.0 39.2 43.8 1.07 in/h
10 Toro 252-26 Globe 1" Turf Spray 4.63 63.0 33.9 42.8 0.86 in/h
11 Toro DZK-EZF-1-MF 1" Area for Dripline 1.52 279.5 38.9 46.0 1.08 in/h

Common Wire 577.3

VALVE SCHEDULE

5gpm-20gpm.

Toro T-FCH-H-FIPT
Flush Valve, plumbed to flush manifold at low point.

6
1/2" Air Vent- MIPT Air Release and Vacuum Relief Valve

Toro T-YD-500-34
1/2" Air Vent- MIPT Air Release and Vacuum Relief Valve

6

Area to Receive Dripline
Toro RGP-412
Sub-Surface Pressure Compensating Landscape Dripline with
ROOTGUARD technology. 1.00 GPH emitters at 12" O.C. Dripline
laterals spaced at 18" apart, with emitters offset for triangular
pattern.

745.0 lf

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

Toro 252-26 Globe 1"
Electric, 1", 1-1/2", and 2" In-Line Plastic Remote Control Valve.
Includes Flow Control.  Globe Body Configuration.
Debris-Resistant Valve.

5

Febco 765 1"
Pressure Vacuum Breaker, brass with ball valve SOV.  Install
12in. above highest downstream outlet and the highest point in
the downstream piping.

1

Toro MC-18E
18- Station, Commercial-Grade, Outdoor/Indoor Controller.
Equipped in a rugged, lockable, vandal-proof, weather resistant
steel cabinet.  Comes wall mounted, but fits Pedestal P-6B (not
included).  Compatible with Irritrolft.s Climate Logic.

1

Toro Rain Sensor TWRS
Wireless Rain Sensor Transmitter and Receiver. Mount Sensor
Transmitter as noted or approved, mount Sensor Receiver next to
Irrigation Controller as noted or approved, use controller power or
optional transformer. Adjustable rain shut-off point.

1

Water Meter 1" 1

Irrigation Lateral Line: PVC Schedule 40 1/2" 524.9 lf

Irrigation Lateral Line: PVC Schedule 40 3/4" 59.9 lf

Irrigation Lateral Line: PVC Schedule 40 1" 25.1 lf

Irrigation Lateral Line: PVC Schedule 40 1 1/4" 21.4 lf

Irrigation Mainline: PVC Schedule 40 1/2" 282.9 lf

Irrigation Mainline: PVC Schedule 40 3/4" 272.8 lf

Irrigation Mainline: PVC Schedule 40 1 1/4" 21.6 lf

Pipe Sleeve: PVC Class 200 SDR 21 26.7 lf

C

S

M

#"

#
Valve Number

Valve Size

Valve Flow

Valve Callout

#

areas.

Toro 570Z-6LP-PC Turf Strip Spray
Turf Spray, 6" Pop-Up, with a Zero Flush Seal. Low Pressure
Sealing, allowing for pop-up and retraction at lower pressures.
1/2" Female-Threaded Inlet. Ideal for small to medium landscape
areas.

9 30

Toro 570Z-06P-COM-PC 5 Series
Shrub Spray, 6" Pop-Up, with a Zero Flush Seal, and
Check-O-Matic Check Valve.  1/2" Female-Threaded Inlet. Ideal
for small to medium landscape areas.

3 30

Toro 570Z-06P-COM-PC 8 Series
Shrub Spray, 6" Pop-Up, with a Zero Flush Seal, and
Check-O-Matic Check Valve.  1/2" Female-Threaded Inlet. Ideal
for small to medium landscape areas.

8 30

Toro 570Z-06P-COM-PC 10 Series
Shrub Spray, 6" Pop-Up, with a Zero Flush Seal, and
Check-O-Matic Check Valve.  1/2" Female-Threaded Inlet. Ideal
for small to medium landscape areas.

1 30

Toro 570Z-06P-COM-PC 12 Series
Shrub Spray, 6" Pop-Up, with a Zero Flush Seal, and
Check-O-Matic Check Valve.  1/2" Female-Threaded Inlet. Ideal
for small to medium landscape areas.

1 30

Toro 570Z-06P-COM-PC 15 Series
Shrub Spray, 6" Pop-Up, with a Zero Flush Seal, and
Check-O-Matic Check Valve.  1/2" Female-Threaded Inlet. Ideal
for small to medium landscape areas.

12 30

Toro 570Z-06P-COM-PC ADJ
Shrub Spray, 6" Pop-Up, with a Zero Flush Seal, and
Check-O-Matic Check Valve.  1/2" Female-Threaded Inlet. Ideal
for small to medium landscape areas.

2 30

Toro 570Z-06P-COM-PC Shrub Strip Spray
Shrub Spray, 6" Pop-Up, with a Zero Flush Seal, and
Check-O-Matic Check Valve.  1/2" Female-Threaded Inlet. Ideal
for small to medium landscape areas.

1 30

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

Toro DZK-EZF-1-MF 1"
Medium Flow Drip Control Valve Kit.  With 1" EZ-Flo Plus Valve,
Toro Y-Filter, and Medium-Flow Pressure Regulator and Fittings.
5gpm-20gpm.

6
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0 feet21

3/32" = 1'-0"

10 32SCALE:
N GROUND FLOOR IRRIGATION PLAN

IR-1.0

    GROUND FLOOR
& SECOND FLOOR

IRRIGATION PLAN

0 feet21

3/32" = 1'-0"

10 32SCALE:
N SECOND FLOOR IRRIGATION PLAN

GENERAL
IRRIGATION SHALL BE INSTALLED IN ACCORDANCE WITH
LOCAL CODES, CONTRACT DRAWINGS, CONTRACT
SPECIFICATIONS, AND APPENDIX "F" OF  THE FLORIDA
BUILDING CODE.

IRRIGATION DESIGN BASED ON "PLANTING PLAN".
CONTRACTOR SHALL REFER TO THIS PLAN TO
COORDINATE SPRINKLER  LOCATIONS AND PIPE ROUTING
WITH NEW AND EXISTING PLANT LOCATIONS.

THIS PLAN SHALL BE USED AS A GUIDE ONLY. IRRIGATION
SHALL BE  INSTALLED TO MATCH ON SITE CONDITIONS
AND TO OVERCOME THE  INHERENT INACCURACIES THAT
RESULT WHEN DESIGNING FROM BASE PLANS.

THIS IRRIGATION HAS BEEN DESIGNED AS A TYPICAL
BLOCK VALVE TYPE  USING TORO SPRINKLERS, IN-LINE
VALVES AND  CONTROL SYSTEM. A RAIN SENSOR SHALL
BE INSTALLED TO CONSERVE WATER.

IRRIGATION SHALL BE INSTALLED AND MAINTAINED TO
MINIMIZE UNDESIRABLE  OVERTHROW ONTO PAVEMENT,
SIDEWALKS, AND BUILDINGS.

CONTRACTOR SHALL VISIT THE SITE TO BECOME FAMILIAR

WITH SITE CONDITIONS, AND SHALL REFER TO THE PLANS
FOR ADDITIONAL INFORMATION.

TO ENSURE PROPER OPERATION, SOURCE SIZE, VALVE
SIZES, ZONE CAPACITIES,  AND SPRINKLER, PIPE AND
WIRE SIZES, AND INSTALLATION  NOTES AND DETAILS
SHALL BE FOLLOWED AS SHOWN.

CONTRACTOR IS TO PROVIDE AN AS-BUILT DRAWING OF
THE IRRIGATION SYSTEM TO THE OWNER AND
LANDSCAPE ARCHITECT.

PIPING
PIPE ROUTING IS SCHEMATIC ONLY AND SHALL BE
ADJUSTED FOR ON SITE CONDITIONS.

PIPE SHALL BE INSTALLED IN ACCORDANCE WITH LOCAL
CODES, SECTION "F"  OF THE FLORIDA BUILDING CODE,
AND PIPE MANUFACTURER'S INSTRUCTIONS.

PIPE ROUTED UNDER HARDSCAPED AREAS SHALL BE
SLEEVED IN SCH 40 PVC.   EACH SLEEVE SHALL BE: (1)
BURIED TO A MINIMUM DEPTH OF 24", (2) TWO PIPE SIZES
LARGER THAN CARRIER PIPE, AND (3) EXTENDED 3'
BEYOND HARDSCAPED AREA ON EACH END.
CONTRACTOR SHALL REFER TO LOCATION OF EXISTING

SLEEVES.

PIPE SIZED TO LIMIT FLOW VELOCITIES TO 5 FEET/SECOND
AND TO LIMIT FRICTION LOSS IN THE PIPING NETWORK.

PIPE SHALL BE INSTALLED AT SUFFICIENT DEPTH BELOW
GROUND TO PROTECT IT FROM HAZARD SUCH AS
VEHICULAR TRAFFIC OR ROUTINE OCCURRENCES WHICH
OCCUR IN THE NORMAL USE AND MAINTENANCE OF THE
PROPERTY.  DEPTHS OF COVER SHALL MEET OR EXCEED
SCS CODE 430-DD. REFER TO THE APPLICABLE  DETAIL
FOR ADDITIONAL INFORMATION.

BACKFILL SHALL BE OF SUITABLE MATERIAL, FREE OF
ROCKS, STONES, AND OTHER DEBRIS THAT WOULD
DAMAGE IRRIGATION SYSTEM COMPONENTS.

A GATE VALVE SHALL BE INSTALLED FOR ISOLATION. THIS
VALVE SHALL BE TO LINE SIZE AND INSTALLED IN A VALVE
BOX. POROUS MATERIAL SHALL BE  INSTALLED PER BOX
TO PROMOTE DRAINAGE.

SPRINKLERS
SPRINKLER LOCATIONS ARE SCHEMATIC ONLY AND SHALL
BE ADJUSTED FOR LANDSCAPING, FENCES, SITE
LIGHTING, PREVAILING WIND, MOUNDING, ETC., TO

ENSURE PROPER COVERAGE WITH MINIMAL UNDESIRABLE
OVERTHROW. A PRIME  OBJECTIVE SHALL BE TO
ELIMINATE OVERTHROW ONTO PAVEMENT, SIDEWALKS,
AND THE RESIDENCE.

POP-UP TYPE LOCATED IN SOD, MULCH, AND GROUND
COVERS SHALL BE INSTALLED ON FLEXIBLE SWING
JOINTS CONSISTING OF THICKWALLED POLY PIPE AND 1/2"
INSERT ELBOWS.

EACH SPRINKLER SHALL BE EQUIPPED WITH THE
APPROPRIATE PRECISION SPRAY NOZZLE AND SHALL
HAVE THE X-FLOW FEATURE.

ADJUSTMENT FEATURES OF SPRINKLERS SPECIFIED
SHALL BE UTILIZED TO ENSURE PROPER COVERAGE WITH
MINIMAL UNDESIRABLE OVERTHROW.  LOW ANGLE, FLAT
SPRAY, AND ADJUSTABLE ARC NOZZLES SHALL BE USED
TO MINIMIZE OVERTHROW.

SPRINKLERS LOCATED ADJACENT TO HARDSCAPED
AREAS SHALL BE INSTALLED AWAY FROM HARDSCAPED
AREAS TO MINIMIZE OVERTHROW AND THE CHANCE OF
DAMAGE BY VEHICLES, PEDESTRIANS, AND LAWN
MAINTENANCE PRESONNEL. AS A GENERAL RULE, 6"
POP-UP SPRAY HEADS SHALL BE INSTALLED IN 4", SHRUB

HEADS AND 12" POP-UP SPRAY HEADS SHALL BE
INSTALLED IN 12".

CONTROL SYSTEM
CONTROLLER SHALL BE INSTALLED IN ACCORDANCE WITH
LOCAL CODES AND MANUFACTURER'S INSTRUCTIONS.
PROPER GROUNDING EQUIPMENT SHALL BE PROVIDED.

CONTROLLER LOCATION SHALL BE APPROVED BY THE
OWNER'S REPRESENTATIVE. A 110 VAC ELECTRIC
SOURCE IS REQUIRED.

CONTROL LINES FROM AUTOMATIC CONTROLLER TO
IN-LINE AUTOMATIC VALVES SHALL BE #14 AWG DIRECT
BURIAL UF TYPE WHICH SHALL BE:  (1) INSTALLED IN
ACCORDANCE WITH LOCAL CODES, (2) INSTALLED IN SCH
40 PVC WIRE CONDUIT, (3) BURIED TO A MINIMUM DEPTH
OF 15",   (4) COLORED CODED TO FACILITATE
TROUBLESHOOTING, AND (5) SPLICED   MOSTLY AT VALVE
LOCATIONS.  SPLICES SHALL BE MADE WATERPROOF
USING APPROVED METHODS. SPARE WIRES SHALL BE
ROUTED FROM THE   CONTROLLER IN ALL DIRECTIONS TO
THE FARTHEST VALVES CONTROLLED.

AN INDIVIDUAL CONTROL WIRE SHALL BE ROUTED TO
EACH VALVE AND VALVES WHICH OPERATE

SIMULTANEOUSLY SHALL BE TEED TOGETHER AT THE
CONTROLLER.

AUTOMATIC VALVE LOCATIONS ARE SCHEMATIC ONLY
AND SHALL BE ADJUSTED FOR ON SITE CONDITIONS.
EACH VALVE SHALL BE INSTALLED IN A VALVE BOX.  A
MINIMUM OF ONE CUBIC FOOT OF GRAVEL SHALL BE
PROVIDED PER BOX TO PROMOTE DRAINAGE.

THE RAIN SENSOR SHALL BE INSTALLED IN ACCORDANCE
WITH  MANUFACTURER'S INSTRUCTIONS.

TIMING AND PRECIPITATION
TIMING OF EACH STATION SHALL BE SET IN THE FIELD TO
MATCH LOCAL REQUIREMENTS.   REFER TO ZONE
SUMMARY CHART FOR RECOMMENDED RUN TIMES TO
APPLY 1.0 INCHES/WEEK.
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IR-2.0

    IRRIGATION DETAILS

3" = 1'-0"

TURF SPRAY FLEX ASSEMBLY5
328403.13-02 1" = 1'-0"

WALL MOUNT CONTROLLER6
328409.13-01

NETAFIM TECHLINE FLUSH VALVE

1"

TWO BRICKS FOR BOX
SUPPORT.

9

1 1/2" = 1'-0"

1" DRIP VALVE/FILTER/REGULATOR

FILTER AS SPECIFIED.

SCH. 80 RISER.

SxT TEE W/ 2" NIPPLE AT
MAINLINE.

PRESSURE REGULATOR AS
SPECIFIED.

PVC TRUE UNION BALL
VALVE.

20"X14" JUMBO PLASTIC
VALVE BOX.

2" ABOVE GRADE AT
SHRUBS.

RCV AS SPECIFIED.

CONTROLLER WIRE WITH 30 INCH LINEAR
LENGTH OF COIL, WITH PLASTIC I.D. TAG AND
WATERPROOF CONNECTORS.

12
" B

EL
O

W
 G

R
AD

E.

1
2" WIRE CLOTH GOPHER

SCREEN, WRAP UP SIDES.

TWO 6X2X16 CONCRETE BLOCK CAPS, ONE
ON EACH SIDE OF THE BOX.

OUTLET PIPE SAME SIZE AS
VALVE, 24" MIN. LENGTH TO
FIRST FITTING.

PVC UNION W/ SHORT
NIPPLES.

3"
 M

IN
.SET BOX FLUSH

AT TURF.

3
328413.76-231 1/2" = 1'-0"

ELECTRIC REMOTE CONTROL VALVE2
328406.13-02

VEHICHLAR TRAFFIC AREAS
TRENCHING DETAIL (NTS)

CONTROL WIRES IN

MAIN LINE IN SLEEVE

UNDISTURBED SOIL

LATERAL IN SLEEVE

A

B

D DD
SCH 40 PVC WIRE CONDUIT

D

DIMENSIONSPIPE SIZE
A B C

1 1/2" AND 2"

3" AND 4"

6" AND LARGER

24" 18" 4"

30" 24" 4"

4"36" 30"

NOTE
SLEEVES SHALL BE TWICE
THE DIAMETER OF THE LATERAL
OR WIRE BUNDLE CARRIED

FINISH GRADE

CLEAN COMPACTED BACKFILL

NTS

TRENCHING DETAILS / VEHICULAR TRAFFIC AREAS
10

10

FLOW RATE PER 100 LINEAR FEET @ 20 PSI

DRIPLINE    FLOW RATE  EMITTER  15 PSI   25 PSI   30 PSI   40 PSI
TYPE                 SPACING

RPG212    0.53 GPH     12"     250'     360'     400'     460'

RPG218    0.53 GPH     18"     350'     515'     565'     650'

RPG412    1.0 GPH      12"     160'     240'     260'     300'

RPG418    1.0 GPH      18"     240'     340'     375'     430'

MAXIMUM RECOMMENDED LENGTH OF RUN AT 0% SLOPE

TORO DL2000 DRIPLINE

SL
O

PE
 3

%
+

LAYOUT
ISLAND SLOPE LAYOUT IRREGULAR LAYOUT

IRREGULAR LAYOUT

TYPICAL SUPPLY
HEADER.
TYPICAL TORO
DL2000 DRIPLINE
TUBING.

TYPICAL PVC OR
POLY SUPPLY OR
EXHAUST HEADER.

AIR RELIEF
VALVE
PIPED TO
BLANK
TUBING AT
HIGH
POINT OF
BERMS.

MOUND LAYOUTKEY

NOTE:  THE TOTAL LENGTH OF
ALL INTERCONNECTED DRIPLINE
SHALL NOT EXCEED THE
MAXIMUM RUN LENGTH.

PVC MAINLINE.

AIR/VACUUM RELIEF VALVE
PLUMBED TO DRIPLINE AT
EACH HIGH POINT.

CENTER FEED EXAMPLEEND FEED EXAMPLE

DRIP VALVE / FILTER /
REGULATOR.

1
2" POLYETHYLENE OR PVC

SUPPLY MANIFOLD HEADER.

TYPICAL OFFSET 2"
FROM HARDSCAPE, 4"
FROM PLANTED AREA.

BLANK DRIPLINE TUBING
CENTERED ON MOUND OR
BERM.

TYPICAL OFFSET 2"
FROM HARDSCAPE, 4"
FROM PLANTED AREA.

1
2" POLYETHYLENE

OR PVC SUPPLY
MANIFOLD
HEADER.

TYPICAL TORO DL2000
DRIPLINE LATERAL.

PVC FLUSH MANIFOLD.

1

N.T.S.

AUTOMATIC FLUSH VALVE

N.T.S.

1/2 INCHES AIR/VACUUM RELIEF VALVE 

N.T.S.

CENTER-FEED SUPPLY-MANIFOLD

3.  CONTRACTORS NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info

1.  INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURERS SPECIFICATIONS.
2.  DO NOT SCALE DRAWINGS.

      REFERENCE NUMBER 065-255b.

NOTES:

LEGEND

SECTION/ELEVATION

1.  TORO WIRELESS RAIN SENSOR MODEL
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Town of Bay Harbor Islands, FLORIDA 

Design Review Board  

ADVISORY BOARD AGENDA ITEM REPORT 

 

AGENDA ITEM NO. 2 

MEETING DATE: 06/09/2026 

  PREPARED BY:  Lorrainia Belle 
Town Planner  
  

  

 

SUBJECT: 
Project # SPR26-000002 
A public hearing to consider an application by Martin Litman (Toma Design Group Inc., 

Applicant), requesting Design Review Board approval for the demolition of an existing structure 

and construction of a new two-story, custom single-family residence at 1260 99th Street, Town 

of Bay Harbor Islands,, identified by parcel identification number 13-2227-001-5450. 
  

1. BACKGROUND/HISTORY 
     

   

Issue Statement: The applicant, Martin Litman (represented by Toma Design Group Inc.), 
requests Design Review Board (DRB) approval for a new two-story, custom single-family 
residence at 1260 99th Street. The proposed home will total approximately 7,465 square 
feet and include 5 bedrooms, 5 full bathrooms, 2 half bathrooms, a two-car garage, and a 
pool in the rear yard. The property is an existing residential lot within a single-family 
neighborhood. The applicant proposes to demolish the existing structure and construct a 
new contemporary tropical-style residence. 

Recommended Action: Staff recommends that the Design Review Board approve the 
proposed replacement residence and associated site improvements, subject to compliance 
with all applicable Town Code provisions and the conditions outlined in this report. 

Property Description: The subject property is a residential lot located within the Town's 
RD, Single-Family Residential District. The proposed project involves the demolition of the 
existing structure and construction of a new two-story, custom single-family home featuring 
a contemporary tropical architectural style. 

Summary of Proposed Revisions: 

• Architectural Style: Contemporary tropical with horizontal massing, natural stone 
cladding, wood-tone screening elements, smooth stucco finishes, and high-
performance glazing. 



• Ground Floor: Living, dining, and kitchen areas opening to covered terraces and 
outdoor amenities. 

• Second Floor: Private bedroom suites and family areas. 
• Outdoor Improvements: Swimming pool, landscaped gardens, shaded gathering 

spaces, integrated planters. 
• Garage & Driveway: Designed to minimize visual prominence along the street 

frontage. 

  

2. ANALYSIS  

Project Overview: 
The proposed design reflects a cohesive contemporary tropical aesthetic that aligns with 
the Town's vision for high-quality, resilient single-family development. 

Zoning and Land Use: 
The property is zoned RD – Single-Family Residential District. The proposed material 
change does not alter the use, massing, setbacks, height, lot coverage, or floor area ratio 
(FAR) of the approved structure. All zoning requirements continue to be met. No variance 
is requested or required.  

Platting: 
The property is currently platted. No re-platting is required for this project. 

Design Review & Material Evaluation: In accordance with Section 5-23.1(c) of the Town 
Code, changes to approved plans require DRB review when they involve modifications to 
exterior architectural materials. Staff offers the following analysis against the DRB Review 
Criteria: 

1. Good Design Principles: The contemporary tropical design employs horizontal 
massing, natural materials (stone cladding, wood-tone screening), and high-
performance glazing. This composition is consistent with quality coastal 
architecture. 

2. Visual Appeal & Neighborhood Character: The design avoids inferior or 
monotonous detailing. The wood-tone screening elements add warmth and 
texture, while the garage/driveway configuration reduces street-facing visual 
prominence. 

3. Quality Materials: Proposed materials (natural stone, smooth stucco, wood-tone 
screens, high-performance glazing) are durable, weather-resistant, and 
appropriate for the coastal environment. 

4. Compatibility & View Corridors: The two-story height and massing are 
compatible with surrounding single-family homes. No adverse impacts on existing 
view corridors are anticipated. 

5. Landscaping & Hardscaping: Integrated planters, landscaped gardens, and 
shaded gathering spaces enhance the property and streetscape. Final landscape 
plan must comply with Section 23-16. 

6. Buffering: The design incorporates wood-tone screening and landscaping to 
buffer public views and adjacent properties. Pool equipment and mechanical 
systems shall be screened per Code. 



7. Code Compliance: The project appears to comply with all applicable Town Code 
standards, subject to conditions below. 

8. Harmony with Surrounding Development: 
a. Site layout/orientation: Responsive to lot and street. 
b. Open space & adjacency: Outdoor amenities are well-integrated. 
c. Massing/height/style: Contemporary tropical is harmonious. 
d. Material durability: Suitable for coastal resilience. 
e. Landscape sustainability: Irrigation required per Code. 
f. Lighting: All exterior lighting shall be down-shielded and Code-compliant. 

Conclusion: 

The proposed revisions consist of one mandatory regulatory update (BFE), one functional 
site adjustment (pool equipment), and one new accessory architectural feature (walkway). 
Provided the pool equipment pad meets all setback and screening requirements and the 
walkway's design is cohesive with the approved architecture, staff finds the changes to be 
reasonable. The revisions maintain the design intent of the previously approved project 
and, with conditions, can meet the Town’s design review criteria. 

Applicable Code Sections: 

The following sections of the Town’s Land Development and Zoning Code are applicable 
to this proposal: 

• Section 23-3 (Use Regulations for RD Single-Family District) 
• Section 23-9 (Minimum Size of Living Units) 
• Section 23-10 (Minimum Size of Building Lot) 
• Section 23-11(A) (Land Development Regulations for RD Single-Family Areas) 
• Section 23-12 (Land Development Regulations - General Provisions) 
• Section 23-16 (Minimum Landscape Standards) 

All proposed development must comply with the Town’s current codes and applicable 
ordinances. 

Design Review Board Review Criteria (Section 5-23.1): 

In accordance with Section 5-23.1, the Design Review Board shall review and approve 
projects based on the following: 

1. Conformance with good design principles and the aesthetic vision of the Town. 
2. Avoidance of inferior design that may diminish the neighborhood’s visual appeal. 
3. Use of quality architectural features and materials with cohesive character. 
4. Compatibility with surrounding properties and respect for existing view corridors. 
5. Cohesive landscaping and hardscaping that enhance the property and 

streetscape. 
6. Adequate buffering from public views, adjacent properties, and sidewalks. 
7. Compliance with applicable Town Code standards. 
8. Harmony with surrounding development in terms of: 

a. Site layout and orientation 



b. Relationship to open space and adjacent buildings 
c. Massing, height, and architectural style 
d. Material durability and coastal environment resilience 
e. Landscape sustainability and irrigation 
f. Appropriate lighting, signage, and architectural graphics. 

   
 

3. RECOMMENDATION 
     

  

Staff recommends that the Design Review Board approve the demolition of the existing 
structure and construction of a new two-story, custom single-family residence at 1260 99th 
Street, as shown on the plans prepared by Toma Design Group Inc. (Applicant: Martin 
Litman), subject to the following conditions: 

Staff recommends approval with the following conditions: 

1. Plan Set Compliance: Approval is specifically for the plans submitted for this 
application May27, 2026. Any material revisions shall be reviewed by staff and may 
require re-approval by the DRB. 

2. Final Landscape & Screening Plan: Prior to building permit issuance, the applicant 

shall submit a final landscape plan showing: (a) all required plantings per Section 

23-16; (b) screening for pool equipment, mechanical systems, and any rooftop 

equipment; and (c) an irrigation plan. All landscaping shall be to the satisfaction of 

the Town Planner. 

3. Separate Permits Required: Separate permits are required for demolition, fence, 
retaining wall, and any mechanical equipment. Please coordinate with the Building 
Department for all applicable permit requirements. 

4. Zoning Compliance: All construction must comply with the RD zoning district 
development standards and Town Code requirements, including height, setbacks, 
lot coverage, and FAR. Final zoning verification shall occur at the building permit 
stage. 

5. Material Verification: The exterior materials as shown on the submitted plans (white 
stucco, walnut wood grain aluminum, honey coral stone, bronze aluminum, 
grey/clear impact glass) shall be maintained. Any changes to materials must be 
submitted to staff for review and may require DRB approval. 

6. Flood Control and Drainage Compliance: The finished grade of the lot may not be 
increased above the base flood elevation (BFE) prescribed by United States, state 
or county flood-control laws or regulations. All yards shall be sloped to drain to the 
street drainage gutter, seawall or on-site retention/discharge system, and shall not 
drain into adjacent property. Finished grades at adjoining lots shall be equal unless 
the Town Council approves a retaining wall system. All swale areas within adjoining 
roadways, adjoining lots, and yard areas adjacent to seawalls shall be designed to 
provide retention for sediments prior to discharge to meet NPDES permit 
requirements. 

7. Retaining Wall Requirement: A detail for the retaining wall shall be submitted to the 
DRB and Building Department for review and approval. A waterproofed retaining 
wall is required to prevent water intrusion onto the neighboring property. 



8. Changes Require Further Review: Any changes to the proposed architectural 

design, site layout, or approved materials must be returned to the DRB for further 

review and approval. 

9. All construction must comply with the Town’s current codes and ordinances, 
including the newly adopted FEMA BFE. 

10. Code Compliance: All construction must comply with the Town's current codes, 
ordinances, and the Florida Building Code, including all applicable floodplain 
management and FEMA requirements.   
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