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GreenbergTraurig

Carlos R. Lago
Tel. 305-579-0578
Fax 305-579-0717
lagoc@gtlaw.com

September 20, 2023
Via Email

Brett Bibeau

Managing Director
Miami River Commission
1407 NW 7th Street # 1
Miami, Florida 33125

Re: 1010 Spring Garden /1150 and 1180 NW Street Road, 1000, 1008, 1010, 1040,
1050, 1060, 1070, and 1080 Spring Garden Road (Folio Nos. 01-3135-028-0060,
01-3135-028-0061, 01-3135-007-0010, 01-3135-007-0020, 01-3135-007-0030,
01-3135-007-0040, 01-3135-007-0050, 01-3135-007-0060, 01-3135-007-0070,
and 01-3135-007-0071) (collectively, the “Property”) / Letter of Intent

Dear Mr. Bibeau:

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

1. Property Information

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

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

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

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

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

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

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

Sincerely,

Candsa /.. Dmg

for
Carlos R. Lago
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UNIT BREAKDOWN - TOTAL - 430 DU ( { ZONING ANALYSIS |
1B -1B 1B-1B-D | 2B-2B 2B - 2B-D 3B -2B |
FLOOR/UNIT TYPE /| STUDIO ONIT ONIT ONIT ONIT ONIT iTOTAL ums? PROJECT NAME 1010 SPRING GARDEN |
GROUND FLOOR 27 1< o ’ 33 ) ZONING DISTRICT "T6-8-O" URBAN CORE TRANSECT ZONE |
WATERFRONT: SECOND FLOOR 19 1) 2 5 1 S 28 ) |
WATERFRONT- THIRD FLOOR 1 1 ) 1 1 / 4 ) PROPERTY INFORMATION |
THE AREA OF A PROPERTY THAT FRONTS A WATERWAY OR WATERBODY AND ~ 4TH FLOOR 1 ) 1 1 v 4 { PROPERTY ADDRESS: FOLIO No:
IS IMPROVED TO PRESERVE THE CITY'S NATURAL SHORELINE AND TO 5TH FLOOR 18 6 ) 21 7 5 3 ( 60 { 0131350280060 |
GUARANTEE OPEN SPACE ALONG THE WATER'S EDGE. 6TH FLOOR 18 6 ! 1 Z 5 3 ( 50 !/ 1010 SPRING GARDEN RD. MIAMI FL 33136 0131350280061 |
. 7TH FLOOR 18 6 21 7 5 3 60 0131350070010 |
WATERBODY: > % FLOOD INFORMATION: 0131350070020
ANY BODY OF WATER SEPARATED BY A SALINITY DAM FROM BISCAYNE  8TH FLOOR 13 8 ) 17 6 3 3 } 50 { _ |
BAY INCLUDING, BUT NOT LIMITED TO, COMFORT CANAL, LITTLE RIVER,  9TH FLOOR 7 7 10 5 1 [ 2 g FLOOD ZONE: AE 0131350070030 |
BLUE LAGOON, AND THE LIKE. PROPERTIES ALONG A WATERBODY HAVE = v 5 - ) 1 5 4 3 BASE ELEV.= 9.0' 0131350070040
BEEN DEPICTED IN ARTICLE 3, DIAGRAM 1, TITLED "WATERWAYS & FINISHED FLOOR ELEV. = 10.0' NGVD 0131350070050 |
WATERBODIES WITH WATERFRONT PROPERTIES". 11TH FLOOR 11 8 12 2 1 ( 34 ) HIGHEST CROWN OF ROAD= 5.69" 0131350070060 |
12TH FLOOR 11 8 12 2 1 ) 34 ) 0131350070070
WATERWAY: |
BISCAYNE BAY AND ANY BODY OF WATER NAVIGABLE TO BISCAYNE BAY: MIAMI ;. E 5 0131350070071 |
RIVER AND ITS TRIBUTARIES FROM BISCAYNE BAY TO SALINITY DAMS OR TOTAL UNITS 155 61 133 42 22 15 428 _TA.Q.
TERMINI, WHICHEVER COMES FIRST: AND THE LITTLE RIVER FROM BISCAYNE 1o ¢ 3 BUILDING DISPOSITION - T6-8-O e
BAY TO THE SALINITY DAM. PROPERTIES ALONG A WATERWAY HAVE BEEN :
DEPICTED IN ARTICLE 3, DIAGRAM 1, TITLED "WATERWAYS & WATERBODIES 49.53% Y ) LOT OCCUPATION ALLOWED PROPOSED
WITH WATERFRONT PROPERTIES". \ q ELOOR LOT RATIO CALCULATION
-LOT AREA: 5,000 SF. MIN. : 40,000 SF MAX. 127855 SF | 2.9351 ac - -
THIS PROJECT IS FACING A WATERBODY WHICH IS NOT NAVIGABLE TO - PARKING BREAKDOWN - ; % @
BISCAYNE BAY DUE TO A PHYSICAL OBSTRUCTIONS (STREET BRIDGES) ON NW (BY EXCEPTION AS PER 5.6.1.)
11st ST AT SOUTH EAST OF LOT AND ALSO AT NORTHWEST ON DOLPHIN LEVEL REG. PS TANDEM PS* HC PS STREET TOTAL PS L OT WIDTH: r LEVEL FLOOR AREA
EXPRESSWAY. FOR THIS REASON WE WILL CONSIDER THIS WATERFRONT AS A (8.5' X 18') (2)(8.5' X 18 (17' X 18)) PARKING** - : (LF) 50 FT. MIN. +876.37 LF
WATERBODY. o
GROUND FLOOR 19 3 19 ST < 1708 STI\‘/IJ&'ES 80% | 102284 | 68300SF | 53.42% GROUND FLOOR 52,816 SF
INTERMEDIATE LEVEL 48 10 2 \ 60 { o.LOT COVERAGE: _(SF) INTERMEDIATE LEVEL 25,650 SF
SECOND FLOOR 40 80 2 o122 ABOVE 8TH STORY 15,000 | 4z 0gogp |~ TOWER 1: 14,970 SF SECOND FLOOR 61,530 SF
THIRD FLOOR 65 130 4 [ 199 < SF MAX ’ TOWER 2:13,246 SF THIRD FLOOR 65,635 SF
FOURTH FLOOR 65 130 4 (199 ) d-FLOOR LOT RATIO (FLRY): 5/ 25 % ADD. PUB. BENEF. FOURTH FLOOR 65,635 SF AN
TOTAL PS 237 350 15 19 (62 ) FIFTH FLOOR 49,825 SF
TOTAL PARKING STALLS 237 175 15 19 ( 46 < ox127,855 639,275 SF SIXTH FLOOR 49,825 SF
* EVERY TANDEM PARKING SPACE WILL BE ASSIGNED TO THE SAME UNIT o © 2500 799004 SF 575,252 SF SEVENTH FLOOR 49,825 SF
*» STREET PARKING SPACES WILL BE VERIFY BY MPA ’ EIGHTH FLOOR 49,825 SF
*** EV PS WILL BE LOCATED ON 3RD AND 4TH FL TO COMPLETE A TOTAL OF 138 EV PS e-FRONTAGE @ FRONT SETBACK:(LF) 70 % MIN. TOWER1-FLR- |TOWER 2 -FLR- FLR ABOVE
PRIMARY FRONT-NW 8TH ST 361-8" x 0.7 253-2" 268'-2" 74.1 % NINTH FLOOR 13,940 SF 12,290 SF 26,230 SF OTH STORY
- © X2 - - - TENTH FLOOR 13.862 SF 12.290 SF 26,152 SF
LEGAL D ESC RI PT|ON . ELEVENTH FLOOR 13,862 SF 12,290 SF 26,152 SF 104,686 SF
LOT 1, OF FIRST ADDITION TO SUNNBROOK, ACCORDING TO THE PLAT THEREOF, AS £-OPEN SPACE: (SF) 10 % LOT AREA MIN. 12786 SF | 56.605SF | 44.27% TWELFTH FLOOR 13,862 SF 12,290 SF 26,152 SF
RECORDED IN PLAT BOK 43, AT PAGE 5, O F THE PUBLIC RECORDS OF MIAMI-DADE LESS AND EXCEPT ALL OF LOT 11 AND THAT PART OF LOT 10, DESCRIBED AS FOLLOWS: /N
COUNTY, FLORIDA. BEGIN ON THE NORTHEASTERLY LINE OF SAID LOT 10 AT A POINT 20.0 FEET NORTH 51 200 atihw TOTAL FLOOR AREA 575,252 SF
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0010; AND DEGREES 41 MINUTES 43 SECONDS WEST FROM THE MOST EASTERLY CORNER OF SAID DENSITY:
LOT 10: THENCE NORTH 51 DEGREES 41 MINUTES 43 SECONDS WEST 102.0 FEET ALONG g : 150 DU/AC MAX. 440 DU 428 DU
LOT 2, AND THE EAST 5 FEET OF LOT 3, OF FIRST ADDITION TO SUNNYBROOK, THE NORTHEASTERLY LINE OF SAID LOTS 10 AND 11 TO THE MOST NORTHERLY CORNER N
ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 43, AT PAGE 5, OF THE OF SAID LOT 11: THENCE SOUTH 38 DEGREES 18 MINUTES 17 SECONDS WEST 109.09 FEET BUILDING SETBACK - PARKING CALCULATION -
PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA. ALONG THE NORTHWESTERLY LINE OF SAID LOT 11 TO THE MOST WESTERLY CORNER
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0020; AND THEREOF; THENCE SOUTH 50 DEGREES 33 MINUTES 32 SECONDS EAST, 64.47 FEET ALLOWED PROPOSED MIN. PS
ALONG THE SOUTHWESTERLY LINE OF SAID LOTS 11 AND 10: THENCE NORTH 57 a. PRINCIPAL FRONT - NW 8TH ST 10 FT. MIN. 10 FT. FUNCTION REQUIREMENT UNITS COUNT |FACTOR | e irep | PROPOSED
LOT 3, LESS THE SOUTHEASTERLY 5 FEET THEREOF, OF FIRST ADDITION TO DEGREES 05 MINUTES 22 SECONDS EAST, 116.58 FEET TO THE POINT OF BEGINNING. 20 FT. MIN. ABOVE 8TH STORY . S ESIDENTIAL
SUNNYBROOK, ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 43, AT A/KIA —
PAGE 5, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA. a. PRINCIPAL FRONTAGE - WATER FRONT |25 FT. MIN. 13-5" SETBACK REDUCTION DWELLING UNIT 1.5 PS PER UNIT 428 15 642.00
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0030: AND LOT 9 LESS THE EASTERLY 56 FEET AND PART OF LOT 10, DESCRIBED AS FOLLOWS: BY WAIVER. SEE SHEETS
BEGIN AT THE MOST EASTERLY CORNER OF LOT 10, THENCE 51 DEGREES WEST 20 FEET: A-101.6 TO A-101.9
LOTS 6, 7 AND 8, LESS THE NORTHEASTERLY 5 FEET AND LESS THE SOUTHEASTERLY 8.5 THENCE SOUTH 57 DEGREES WEST 116.58 FEET: THENCE SOUTHEASTERLY 57.54 FEET: T SECONDARY FRONT - SPRING GARDEN RO 10 F~ Win oFT VISITOR PS 1VISITOR PS / PER 10 DU 428 0.10 42.80
FEET THEREOF, IN BLOCK 6, OF CORRECTED PLAT OF BLOCK 6 OF SPRING GARDEN, THENCE NORTHEASTERLY 111.51 FEET TO THE POINT OF BEGINNING, OF FIRST ADDITION : - : - MIN. :
ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 9, AT PAGE 16, OF THE TO SUNNYBROOK, ACCORDING TO THE PLAT THEREOF, RECORDED IN PLAT BOOK 43, /3\ |20 FT. MIN. ABOVE 8TH STORY 20 FT. ~ETAL (SF T PS 1000 SF 00
PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA. PAGE 5. OF THE PUBLIC RECORDS OF DADE COUNTY, FLORIDA. .. SIDE (|25% OF WATER FRONTAGE= 231-11" | 2328" (SF) ’ : 3.60
PARCEL IDENTIFICATION NUMBER: 01-3135-028-0060: AND PARCEL IDENTIFICATION NUMBER: 01-3135-007-0071  REAR — A s SHARED PARKING STANDARD 1.2 3.00 3.00
LOTS 9 AND 10, LESS THE NORTHEASTERLY 5 FEET THEREOF, IN BLOCK 6, OF THE COMBINED ABOVE DESCRIBED LANDS BEING MORE PARTICULARLY DESCRIBED AS BUILDING CONFIGURATION G PS REQUIRED: (INGLUDED IN
CORRECTED PLAT OF BLOCK 6 OF SPRING GARDEN, ACCORDING TO THE PLAT THEREOF, FOLLOWS: 3
AS RECORDED IN PLAT BOOK 9, AT PAGE 16, OF THE PUBLIC RECORDS OF MIAMI-DADE FRONTAGE
COUNTY, FLORIDA. LOTS 6, 7 AND 8, LESS THE NORTHEASTERLY 5 FEET AND LESS THE SOUTHEASTERLY 8.5 . COMMON LAWN SROMIBITED e RESIDENTIAL 2% OF TOTAL PS REQ. 642.00 1284
PARCEL IDENTIFICATION NUMBER: 01-3135-028 FEET THEREOF, IN BLOCK 6, OF CORRECTED PLAT OF BLOCK 6 OF SPRING GARDEN, :
ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 9, AT PAGE 16, OF THE b. PORCH & FENCE PROHIBITED NO NON-RESIDENTIAL 26 TO 50 PS = 2 2
LOTS 4, 5 AND 6 OF FIRST ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA. c. TERRACE OR LC. PROHIBITED NO
THEREOF AS RECORDED IN PLAT BOOK 43, PAGE(S) 5, OF THE PUBLIC RECORDS OF 4 FORECOURT SERMITTED VES
MIAMI-DADE COUNTY, FLORIDA LOTS 9 AND 10, LESS THE NORTHEASTERLY 5 FEET THEREOF, IN BLOCK 6, OF : TOTAL PARKING REQUIRED 688
PARCEL IDENTIFICATION NUMBER: 03-3135-007-0040. CORRECTED PLAT OF BLOCK 6 OF SPRING GARDEN, ACCORDING TO THE PLAT THEREOF, e. STOOP PERMITTED YES 10% REDUCTION BY WAIVER 688 PS - 68.8 (10%) 688 01 619 621
AS RECORDED IN PLAT BOOK 9, AT PAGE 16, OF THE PUBLIC RECORDS OF MIAMI-DADE f SHOPERONT PERMITTED (T6-O-L & T6-8-O ONLY)  |NO 1 BICYCLE RACK SPACE
LOT 7 OF FIRST ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT THEREOF AS COUNTY, FLORIDA. o GALLERY PERMITTED BY SPECIAL AREA PLAN |NO BICYCLE RACK REQUIRED /20 PS REQ. 687.80 20 34.39 35 N
RECORDED IN PLAT BOOK 43, PAGE 5, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, S RCADE T B SPEGIAL AREAFLAN NG £V PARKING REQUIRED 20% OF TOTAL PS REQ. - 02 138 mEvps )
FLORIDA. LOT 1 THROUGH 11, OF FIRST ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT : d)p)
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0050 THEREOF AS RECORDED IN PLAT BOOK 43. PAGE 5. OF THE PUBLIC RECORDS OF >
MIAMI-DADE COUNTY, FLORIDA. BUILDING HEIGHT ~
LOT 8 OF FIRST ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT THEREOF AS ALLOWED PROPOSED LOADING BERTH REQUIRED P
RECORDED IN PLAT BOOK 43, PAGE 5, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, LESS AND EXCEPT ALL OF LOT 11 AND THAT PART OF LOT 10, DESCRIBED AS FOLLOWS: —— — —
FLORIDA. BEGIN ON THE NORTHEASTERLY LINE OF SAID LOT 10 AT A POINT 20.0 FEET NORTH 51 a. MIN. HEIGHT 2 STORIES 12 STORIES (1) 12'x35' PER FIRST 100 DU (1) 12'x35 (2) 10'x20' BY WAIVER Z
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0060 DEGREES 41 MINUTES 43 SECONDS WEST FROM THE MOST EASTERLY CORNER OF SAID b. MAX. HEIGHT 8 STORIES (4 BENEFIT STORIES (1) 10'x20' PER EACH ADD.100 DU | (4) 10'x20' (4) 10'x20' <
LOT 10; THENCE NORTH 51 DEGREES 41 MINUTES 43 SECONDS WEST 102.0 FEET ALONG "MAX. BENEFIT HEIGHT 4 STORIE REQUESTED= 104,686 SF) TOTAL : (6) 10'x20'
b G STORIES 0 (6) 10'’%20
THE EASTERLY 56 FEET OF LOT 9 (ALSO KNOWN AS LOT 9 LESS THE NORTHWESTERLY 7 THE NORTHEASTERLY LINE OF SAID LOTS 10 AND 11 TO THE MOST NORTHERLY CORNER Q)
FEET THEREOF) OF FIRST ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT OF SAID LOT 11: THENCE SOUTH 38 DEGREES 18 MINUTES 17 SECONDS WEST 109.09 FEET =
THEREOF AS RECORDED IN PLAT BOOK 43, PAGE 5, OF THE PUBLIC RECORDS OF ALONG THE NORTHWESTERLY LINE OF SAID LOT 11 TO THE MOST WESTERLY CORNER <
MIAMI-DADE COUNTY, FLORIDA. THEREOF: THENCE SOUTH 50 DEGREES 33 MINUTES 32 SECONDS EAST, 64.47 FEET =
PARCEL IDENTIFICATION NUMBER: 01-3135-007-0070 ALONG THE SOUTHWESTERLY LINE OF SAID LOTS 11 AND 10: THENCE NORTH 57
DEGREES 05 MINUTES 22 SECONDS EAST, 116.58 FEET TO THE POINT OF BEGINNING. O
LOT 9, LESS THE EASTERLY 56 FEET THEREOF AND ALL OF LOTS 10 AND 11, OF FIRST N
ADDITION TO SUNNYBROOK, ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT
BOOK 43, PAGE 5, OF THE PUBLIC RECORDS OF MIAMI-DADE COUNTY, FLORIDA.
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A-02

LOT AREA: 127,855 SQ. FT.

LEGEND
|:| LOT AREA

|:| LOT COVERAGE

[ ] oPEN SPACE

]
I :
| il
1 I SUSTAINABILITY:
;"’ T BUILDING REQUIRED CERTIFICATION BY THE USGBC

| | |- AND LEED STANDARDS. THE BUILDING CURRENTLY
HAS MORE THAN 50,000 SQ. FT OF HABITABLE ROOMS

J— AND HABITABLE AREAS.
: T | I I | | I I HABITABLE SPACES AND HABITABLE ROOMS WERE
DELF — CALCULATED BASED ON THE MIAMI 21 ZONING CODE
-s, DEFINITIONS.
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RECREATION ROOMS, AND SIMILAR AREAS ARE NOT
CONSIDERED HABITABLE ROOMS

HABITABLE SPACE: BUILDING SPACE WHICH USE
INVOLVES HUMAN PRESENCE WITH DIRECT VIEW OF
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/*/ AND LEED STANDARDS. THE BUILDING CURRENTLY
// HAS MORE THAN 50,000 SQ. FT OF HABITABLE ROOMS
’ AND HABITABLE AREAS.
HABITABLE SPACES AND HABITABLE ROOMS WERE
CALCULATED BASED ON THE MIAMI 21 ZONING CODE

LOT COVERAGE
DEFINITIONS.

THE AREA DIAGRAMS SHOWN ON THIS PAGE SHOW

" 72\ (ABOVE 8th STORY)
THE AREAS TAKEN INTO ACCOUNT FOR

_____________________________________________ g
______________________________________ //,/ 2
.......... — e @ FLOOR PLATE TOWER 1: 14,970 SQ. FT. CALCULATIONS.
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LIVING, SLEEPING, EATING, COOKING OR WORKING OR

COMBINATIONS THEREOF. BATHROOMS, TOILET
COMPARTMENTS, CLOSETS, HALLS, STORAGE ROOMS,

LAUNDRY AND UTILITY SPACES, BASEMENT
RECREATION ROOMS, AND SIMILAR AREAS ARE NOT

CONSIDERED HABITABLE ROOMS

HABITABLE SPACE: BUILDING SPACE WHICH USE
INVOLVES HUMAN PRESENCE WITH DIRECT VIEW OF
THE ENFRONTING STREETS OR PUBLIC OR PRIVATE
OPEN SPACE, EXCLUDING PARKING GARAGES,
SELF-SERVICE STORAGE FACILITIES, WAREHOUSES
AND DISPLAY WINDOWS SEPARATED FROM RETAIL
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-LOOR 5TH TO 8TH FLOOR
A-04 /] FLOOR AREA: 52,816 SQ. FT. A-04 / FLOOR AREA: 49,825 SQ. FT.

TOWER -2-

| —
i * - +* + 4
L
o R 4

s \ 9TH FLOOR

\A04/ TOWER 1 FLOOR AREA: 13,940 SQ.FT.
TOWER 2 FLOOR AREA: 12,290 SQ.FT.
TOTAL FLOOR AREA: 26,230 SQ. FT.

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

@ INTERMEDIATE LEVEL

FLOOR AREA:

THE FLOOR AREA WITHIN THE INSIDE PERIMETER
OF THE OUTSIDE WALLS OF THE BUILDING
2. INCLUDING HALLWAYS, STAIRS, CLOSETS,
, ‘ THICKNESS OF WALLS, COLUMNS AND OTHER
FEATURES, AND PARKING AND LOADING AREAS,
AND EXCLUDING ONLY INTERIOR ATRIA AND OPEN
/ AIR SPACES SUCH AS EXTERIOR CORRIDORS,

| e | e o I
* *

Ll

Tl ~_ TOWER

o — —
T T F T ¥ F T
4 3 4 4
+
| | | | :

+ R4

=+

PORCHES, BALCONIES AND ROOF AREAS. ALSO
MEANS BUILDING OR DEVELOPMENT CAPACITY.

/s "\ SECOND FLOOR 10TH TO 12TH FLOOR _EGEND
w FLOOR AREA: 61.530 SQ. FT. TOWER 1 FLOOR AREA: 13,862 SQ.FT.
| TOWER 2 FLOOR AREA: 12,290 SQ.FT. FLOOR AREA

TOTAL FLOOR AREA: 26,152 SQ. FT.

- FLOOR LOT RATIO CALCULATION -

~d

| LEVEL FLOOR AREA
. / ~

GROUND FLOOR 52,816 SF E

INTERMEDIATE LEVEL 25 650 SF 0

SECOND FLOOR 61,530 SF <C

THIRD FLOOR 65,635 SF oC

m 3RD & 4TH FLOOR FOURTH FLOOR 65,635 SF 8
@ FLOOR AREA: 65,635 SQ. FT. ;'IE(TTHH FFLL((’)%E 33222 zi -
SEVENTH FLOOR 49,825 SF —

EIGHTH FLOOR 49,825 SF P,

TOWER 1 -FLR- | TOWER 2 -FLR- ELR ABOVE <§E

NINTH FLOOR 13,940 SF 12,290 SF 26,230 SF 8TH STORY T

TENTH FLOOR 13,862 SF 12,290 SF 26,152 SF O

ELEVENTH FLOOR 13,862 SF 12,290 SF 26,152 SF 104,686 SF <C

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

Q)

TOTAL FLOOR AREA 575252 SF Z
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STUCCO FINISH AT WALL o

SCREEN PANEL RAILINGS @
BALCONY W/KYNAR FINISH A

ALUMINUM/GLASS DOOR ASSEMBLY ®
W/KYNAR FIN. W/ LAMINATED TINTED
GLASS W/ A HIGH PERFORMANCE
COATING, TO MEET WIND LOAD
REQUIREMENTS

SCREEN PANEL RAILINGS o
BALCONY W/KYNAR FINISH

ALUMINUM/GLASS DOOR ASSEMBLY o
W/KYNAR FIN. W/ LAMINATED TINTED
GLASS W/ A HIGH PERFORMANCE COATING,
TO MEET WIND LOAD REQUIREMENTS

ALUMINUM WINDOW ASSEMBLY . @
W/LAMINATED TINTED GLASS W/ A HIGH
PERFORMANCE COATING; TO MEET WIND
LOAD REQUIREMENTS

CLADDING SCREEN ASSEMBLY ON ®
PARKING FACADES W/KYNAR FINISH

STUCCO FINISH AT WALL L
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_'_®' DROVEWAY 87 MIN,
THICKHESS
T I |
L Y EJ| B
s |' 1 |
6” RADIUS 5 'ﬁ 1 | !
T /;’I | bl .
OF SIDEWALK | / i
| ‘ 12 ‘ . \ ! \ =)
. | | ol 73 RN 2 3 DO NOT
c|> Z A ki | CUTTER N ENTER
o 4 M2l HIGH PSS I 51 s —
CURE ‘BETWEEN A0 07 MAK :
o DRVEWATS \ & J
o WHITE ON C R6 — 1 R5—1
- ® REFLECTIVE BLUE (36"x12”) (30"x30")
| BACCE SERUALL CEPRESSIY WHITE ARROW, ON BLACK HORIZONTAL
) SDEWALK /FARKWAY (0"—20") RECTANGLE.
6"_‘ | BB E Spe
S 77— Y
K& Jj i SO [/ ToP OF cus
7 N - :
______ e . 0 18" SQUARE
» PARKING BY DISABLED FLOW LINE OF GUTTER L7 o GuTiER G:> oO OO o
» O _ PERMIT ONLY - oLy %6
G OF PARKING = TOW AWRY ZONE BLACK ON e e o
SPACE FINE UP TO $250.00 REFLECTIVE WHITE = 2-4) y R1—1 R3-R(R) RED REFLECTORS
= (30"x30”) (30"x30") (30"x30")
v Q/AN ACCESSlBl_E REFER TO SHT. A—1 FOR
l LOCATION (WHITE ON SIGNS AREA TO BE MOUNTED ON FLANGED POST PER CITY OF CORAL
T REFLECTIVE BLUE) - GABLES RECOMMENDATIONS
PAVEMENT LOGO PER FDOT INDEX No. 17346. e SECTION fed
SIZE 3 OR 5 FEET IN HEIGHT AND WHITE IN g
COLOR i
4
/T \TYPICAL HANDICAP SYMBOL /2 \HANDICAP SIGN DETAIL @ PARKING GARAGE /s \ DRIVEWAY DETAIL .\ TYPICAL TRAFIC SIGNS

\207/ N.Ts. \A 07/ N.Ts. NGZ A-07 [ NTS.
/\/\/-\\ 18'=0"
2 (TYPICAL STALL LENGHT) DIAMOND GRADE (3M

. . . 39706 WHITE) OR
b s ﬁ o e o s EQUIVALENT, PRESSURE
MIN. ol ki TRANSLUCENT INK SILK
: SCREENED CLEAR COATED
& OR MYLAR OVER DIAMOND
A\w, GRADE
e
i Metal Helvetica a AR R e R1—1 (30" X 30”) THE TOP
{ medium verify 2 OF THE STOP SIGN SHALL
; = BE MOUNTED FLUSH TO
alpha. 2 4" WIDE STRIPES THE TOP OF THE POST.
& J_I PAINTED TRAFFIC ANY SIGN INSTALLED BACK
- . = . WHITE (RECOMMENDED) TO BACK WITH THE STOP
< SIGN, SHALL BE SMALLER
7|'| vgries — 4" WIDE STRIPES THAN THE STOP SIGN
4 4 PAINTED TRAFFIC
’g BLUE (RECOMMENDED)
= SLOPE SHALL NOT EXCEED 2%
Q IN ALL DIRECTIONS ACCESIBLE PARKING
3% SIGN (7’-0" TO
- 28 BOTTOM OF SIGN) STOP, DO NOT ENTER,
P 5 / YIELD R1-1 (30" X 30”)
NE PAINTED ACCESSIBLE THE TOP OF THE STOP
% % £ ACCESSIBLE \_H (SE;YKJBE?L ON PAVEMENT SING SHALL BE MOUNTED
L PARKING SPACE FLUSH TO THE TOP OF THE
C POST. ANY SIGN
—TY INSTALLED BACK TO BACK
= WITH THE STOP SIGN, <

-2 3/4
5'-0

SHALL BE SMALLER THAN ™
NOTES - , o |7 THE STOP SIGN

ALL PAVEMENT MARKING SHALL BE REFLECTORIZED : /)

THERMOPLASTIC, EXCEPT FOR PARKING STALL LINES :

WICH AREA PERMITTED TO BE FDOT APPROVED PAINT. |
ALL REGULATORY SIGNS SHALL BE MADE OF HIGH STANDARD CHANNEL SING

. I POST 12' 3#/FT FLANGED
INTENSITY REFLECTIVE MATERIALS ( 3M DIAMOND Note: 4" WIDE STRIPES PAINTED U—CHANNEL TYPE PAINTED
GRADE OR EQUIVALENT ) AND SHALL CONFORM TO > . TRAFFIC WHTE GREEN
THE USDOT MANUAL ON UNIFORM TRAFFIC CONTROL Provide @ outside face of elevator wall.
DEVICES AND BROWARD COUNTY TRAFFIC ENGINEERING Verify location with architect. - Sy e gy e
STANDARDS. T | | T
HINENEIH || I
===
5| |HIE
o z {IH]| HIZ
ER=T- R
= gl
m TYPICAL DIRECTIONAL ARROWS DETAILS m SIGN DETAIL AT STAIRWELL m TYPICAL PARKINK STALLS m TIPICAL STOP SIGN ‘
w N.T.S. @ N.T.S. w N.T.S. w N.T.S.
1 1/2"W.GALV.MTL. STRAP
W/CARRIACE THRU o WIDTH VARIES, SEE SITE PLAN
SIGN FOR MOUNTING. @ * PROVIED 1/4” TOOLED JOINT AT MID SPAN
WHITE ON BLUE _| S PAVEMENT BRUSHED FINISH 6" x 6" W/
ey | % % BASE Req” TYPICAL | #10  wWF.
wr - _ COMPRESSIVE STRENGTH _\ _\
wm | o 3500 PSI AT 28 DAYS. X
merm | N s fe L :
BLACK ON WHITE WITH = No. ¢ BARS = \ [ 5 S P
: an 5 [y ¢
1-1/2" LETTERS : - g
y 0 ‘0 0.C.E.W. = 0> SO |°
) g
- —II|—|||—|||—|| ”
\ . 4 - === 6
6 2-6 g ? 4 , < |, =
- y T == T T
i " e e T o oacres
(LR e e e e COMPACTED _I;m—m—ll—lll—lll—.lll-
e [ e e e e e e — E=T==T SUBGRADE TO 98%
6" X024 DEEP —| | = H I HEHENETENENETENENETE . L FILL o MAX. DRY DENSITY
EEEEEEESI=I=== ~ PER AASHTO T-160
EPOXY GROUT 6" % 6 — ! — — == T T H— T NOTES W/40 LBR MIN.
) PRECAST CONC. THICKENED EDGE NOT REQUIRED WHERE
- o WHEEL STOP WALK ABUTTS STRUCTURE. ( PROVIDE A 1/2"
=il SET IN EPOXY WELL COMPACTED NON—EXTRUDING EXPANSION JOINT AGAINST
SUBGRADE 98% MAX. DRY STRUCTURE.
9 PARKING DENSITY PER AASHTO
SURFACE T-180 W/40 LBR MIN. ALL CURBS TO HAVE 3/4” EXPANSION
-— JOINTS AT MAXIMUM 100 FEET WITH DOWELS
& CONTROL JOINTS AT MAX. 20 FEET.
11 HANDICAP PARKING SIGN m PRECAST CONCRETE WHEELSTOP m TYPICAL CONCRETE PAVEMENT DETAIL m TYPICAl PERIMETER SIDEWA| K

w N.T.S. @ N.T.S. w N.T.S. w N.T.S.
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- PARKING BREAKDOWN -

REG.PS | TANDEMPS| HCPS | STREET
FLOOR/PARKING TYPE (85%18) | (2)(8.5x18) | (17x18) bS TOTAL PS
GROUND FLOOR 19 3 19 41
- UNIT BREAKDOWN -
1B-1B | 1B-1B-D | 2B-2B | 3B-2B
FLOORUNITTYPE | STUDIO | o= UNIT UNIT UNIT | TOTAL UNITS
GROUND FLOOR 27 1 5 33
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