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1.0 Introduction: 
 
The existing West Dade Regional Library was designed in the late 1970’s by the prominent architectural firm Spillis and Candela.  The library’s original structure and architectural details are in 
good condition based on visual inspection.  Many of the buildings original details for outdoor terraces and planters have been neglected and are no longer used. However, the building 
maintains its original architectural characteristics.  

 
Axonometric of Existing Building 

 
Per Miami-Dade County Board of County Commissioner’s Resolution #R-452-14, Miami Dade County Internal Services Department requested per work order Z000135 that the design team 
perform a feasibility study to investigate the ability to construct a new addition of two (2) floors containing approximately 50-100 affordable elderly housing units along with its support 
services above the existing two (2) story structure. This scope includes analysis of the existing structure to accommodate the structural loads of the proposed addition, site and building 
circulation, life safety systems, MEP systems and capacities, and other associated components.  
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2.0 Code Compliance: 
The following codes are the primary applicable codes for architectural requirements: 
Miami Dade County Zoning 
Florida Building Code 2010 (FBC 2013 effective date to be determined) 
NFPA \ Florida Fire Prevention 2010 
Fair Housing Act 
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3.0 Zoning Analysis: 
 
The site is currently zoned RU-1 which allows for limited residential uses.  Under the property’s current Low Density Residential Comprehensive Development Master Plan, mixed use is not 
allowed. However, there are alternatives that would allow for the site to be developed with the requested residential units. 

     
    

Site location             North 
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The first alternative which is not included in this feasibility analysis as it is not part of the contracted scope, would be to subdivide the site into multiple uses: one area for the housing, a 
separate area for the library, and another parcel for the park.  The specific request of this work order is to study the feasibility of housing on top of the existing structure.  Therefore, this option 
has not been investigated in this Work Order.  However, a prior study was completed by Miami-Dade County’s Department of Planning and Zoning on June 2011. 

 
 
 

The second alternative which is analyzed in this feasibility study and 
allows for the residential units on top of the existing library is to amend 
the property’s land use designation to Low-Medium Density 
Residential.   The Comprehensive Development Master Plan (CDMP) 
Board has regularly scheduled meetings, but these vary year to year.  
The amendment application filing period is specified each year and 
they advise that the process takes approximately 10 months.  The ISD 
provided information prior to commencing the feasibility study that as 
the site is less than 10 acres, it would go through the small scale review 
process.   
 
The ISD also provided documentation (see section 12.0 Zoning Email 
Appendix) that under this designation, mixed use is allowed and over 
100 units would be feasible by the zoning code.  However, per the 
feasibility study, 100 units is not achievable.  The number of units that 
are feasible are limited by a combination of criteria that include, but 
are not limited to, such limitations as the addition being two stories, 
the integration of the addition on top of the existing structure, and the 
project cost. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Two floor story addition on top of the existing library 
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4.0 Architectural Concept: 
 

The intent of this feasibility study is to maintain as much open space as possible and to design a new affordable housing structure on top of the existing West Dade Regional library structure.  
 
The proposed design utilizes the air rights above the existing library while attempting to minimize the impact to the active library.  It is critical to note up front that the full impact of the 
addition on the library will not be will not be definitively quantifiable in terms of duration of time and scope of area until the design progresses.  
 
It is important to separate the main entrance of the residences from the existing library entry to allow for two distinct nodes for drop-off areas to reduce potential congestion.  The proposed 
residential entry utilizes a portion of the existing structure where there are currently back of house functions rather than impacting main library uses.  While there is currently extensive on-site 
parking, we are proposing to supplement the on-site parking with the allowable surface parking on the FPL easement.  It is preferable to dedicate the parking closest to the proposed entry 
for the elderly affordable housing occupants.  The new surface parking can supplement the libraries parking needs.   

 
                                                                            Existing Ground Floor Plan – Proposed Separate Entrances 
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Adjacent to the building entry, the support rooms for the housing complex will include a 
social room, management office, main laundry, and mailroom.  Trash is proposed to be 
connected to the existing loading area. 

 
Drop-off Area and Main Condo Entrance – Ground Floor 

 
 
 
 
 

There are additional impacts on the lower level of the building for new stairways for means 
of egress and conveying systems for required accessibility. 
 

   New Stairs to be added at north facade. 
 

 
 The existing elevator in the south bock of 
house area will be shut down and replaced 
by two new 4000 lbs stretcher compliant 
elevators.  A single could be provided, but is 
not recommended due to concerns for 
redundancy in elderly housing.  

 
 
 
 
 
 
 
 

Exist ing elevator footprint to be rearranged. 
Exist ing south stair to be continued to roof. 
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We have proposed two residential floors arranged in two masses that are connected by an interior corridor.  The placement and sizing of these masses is predicated by two key 
components.  The first being the structural alignment of the existing cast in place columns and girders.  

 
Typical Floor Plan Shows 26 Units per Floor for a total of 56 units developed in two floors. 
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Typical building section shows the addition of two floors on top of exist ing library. 
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The second key component is life safety requirements for means of egress which determined stair locations and quantities.   

 
Means of Egress Diagram and Accessible Route 
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The conclusion of the massing studies along with these structural considerations permit a maximum of 26 residential units per level for a total of 50 one bedroom units and 2 studio units.  

  
 

Colored axonometric to show the separation between floors only.   Final architectural detail ing will  differ.  
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The minimum unit size per Miami-Dade Zoning is 550 SF for a one-bedroom unit. The studios provided in this study are approximately 400 SF and one-bedroom units of approximately 550 
SF. Each unit would have minimum headroom of 7’-6” at unit entries, 7’-0” at kitchens and bathrooms, and 8’-4” at living and bedrooms.  The head rooms were limited to the minimum  
required by code and are based on the premise of lowering the building to limit wind loads and impact on the structural loads transferred to the existing structure. 

 
Typical One Bedroom Unit Apartment (Floor and Ceiling Plan) to comply with Residential Building Chapter from FBC 2010 and Fair Housing Act as required by the State of Florida. 
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Typical Unit Axonometric and Interior Elevations. 
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5.0 Building Construction Type: 
 
Typical construction assemblies of cast-in-place (CIP) concrete and concrete masonry units (CMU) were producing loads that would require extensive structural modifications to the 
existing building and foundations. Therefore, alternative construction assemblies had to be considered.   This resulted in the proposed light gauge metal, wood sheathing and stucco 
assembly for perimeter walls.  Wood joist construction is proposed for floor and roof framing.  
 
This construction methodology is type IIIA sprinklered building construction.  The main occupancy for the residential addition is R-2 which requires a 2 hour fire rating but allows for 1 hour 
fire rating as we have proposed a fully sprinklered building.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                                                                                                                   Interst itial Space to accommodate new plumbing and util ity l ines for new addition.    
 
 

This system minimizes the impact of penetrations on the existing roof and structure, creating an interstitial space between the floor of the proposed residences and the libraries roof.  The 
interstitial space provides an area for utility lines to be run and maintain separate systems for the library and the proposed housing. 
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6.0 Impact on Existing Library: 
 
The concept is predicated upon attempting to limit the impact of construction on the public areas of 
the library.  The existing roof has limited utilities.  The proposed structure does not impact the existing 
cooling tower and the proposed construction assembly allows for the majority of the existing roof 
drains to be maintained.  However, some of the roof drains may need to be relocated based upon 
field verification.  In addition, we recommend that the entire roof membrane be replaced due to 
impacts of the construction.  Some of the operational rooms, such as the existing Extension 
Department will be shutdown permanently and reutilized for the residential entry, social room and 
management office.   
 
An alternative means of egress will be required during construction for the second floor as the existing 
stair is proposed to be reconfigured.  The alternative would be to limit capacity to less than 50 people 
on the second floor during construction.  These means and methods will need to be discussed in 
greater detail with the county and contractor.   
 
Per the structural report, the piles and pile caps along gridline “C” will need to be improved by the 
addition of 1 to 2 piles to each column.  In addition, columns within the existing library will need to be 
strengthened.  The strengthening of the columns can be accomplished by a fiber wrap, concrete 
collar or steel collar.  Due to the scope of work and the intensity of construction (noise, dust, and 
equipment), we recommend that the library does NOT remain operational to the public during this 
stage of construction.  The duration of the closure is difficult to pinpoint at this time, but this will be a 
matter of months rather than weeks.   
 
It is realistic, as per any renovation\addition, that as the project progresses through design and 
construction, unforeseen conditions will extend the scope and time that the library is impacted.  
 
The Florida Building Code establishes Levels of Alterations.  Initially, the goal was to provide the County with a feasible option to limit the Level of Alteration to a Level II which would allow 
for many of the existing parameters to be maintained.  However, based on the estimated cost of construction and the scope of work required in the existing building for structural 
remediation, the proposal will most likely be a Level III Alteration which will require that all existing components be brought up to code.  Based on the County’s appraisal information for 
the property, the market value of the building and land as per the 2013 Assessment Information is $5,058,052.   
 
Beyond the physical impacts, there will also be negative impacts to the level of comfort.  During construction, users of the library will experience additional noise, vibrations, construction 
dust, construction staging, etc.    
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7.0 Structural Analysis.  
See the following structural report provided by YH Engineering dated July 11, 2014.  See also structural appendices for additional calculations and graphics. 
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8.0 MEP Analysis:  
The proposed residential building provides AC units in the exterior access corridors to allow for an ease of maintenance personnel and to optimize the unit’s square footage.  See the 
following MEP report provided by PJV Engineering Inc. dated July 11, 2014.  
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9.0 Estimated Cost: 
The budget currently proposed by Miami Dade County is $4.5 million*.  The complexity of the project by developing one structure on top of another existing structure that was not 
designed with the intent to have additional floors amplifies the cost of a relatively simple program.   
 
To put this in perspective, the program of 50 units (average of 400 SF per unit) provides a total of 20,000 SF.  Providing an allowance of an 80% efficiency for habitable spaces, provides a 
rough estimate of 5,000 SF for circulation and supporting spaces.  This means that there would be a rough starting point of 25,000 SF.  An assumption based on current market conditions 
would be that 25,000 SF low-rise structure could be constructed for roughly $150/SF for a total construction cost of $3.75 million*. 
 
The complexity of the proposed structure being built on top of an existing 30+ year old existing building, required modifications to the existing structure, greater site complexities, and 
atypical systems creates a premium for construction cost.  It is estimated that the structural modifications to the existing structure are approximately $15,000 per column and $15,000 per 
pile cap.  There are additional costs at the existing building for the new stairs, elevator shafts, shear walls, shoring etc.  PJV engineers estimates the cost of construction for the 
modifications to the existing MEP services will be approximately $160,000.   
 
It is very difficult to break down the cost of each item at this schematic stage.  However, based on the scope, square footage, end use, complexity of building, and prior experience, we 
can estimate an anticipated cost per square foot for construction.  Therefore, the estimated price per square foot of construction is $300/SF.  As the proposed project has a program of 
approximately 36,000 SF for the 52 residential units, the estimated cost of construction alone is $10.8 million.  There will be additional budget costs for site and utilities that could increase 
the construction cost to approximately $12 million*.  It must be noted that the construction market is experiencing very high levels of work at this time.  Other projects in our office have 
seen construction costs rise by as much as 20% in the past 6 months. 
 
* Costs are estimated construction costs only.  This cost does not include architectural\engineering design fees, development fees, permit fees, testing fees, FF+E fees, data and 
communication fees, and project management fees.  This is an only an opinion of probable cost by the design professionals that should be substantiated with the local market when the 
project moves forward. 
 
10.0 Conclusion 
This feasibility study brought to light several critical criteria: 
A. While trying to limit the impact on the existing building, only the minimal number of requested residential units can be achieved. 
B. The building construction type is not what would typically be recommended.  While the proposed building is a code compliant structure, the lifetime of the structure will be less 
than a cast-in-place concrete\concrete masonry structure.  In addition, there will be greater maintenance costs over the lifetime of the structure. 
C. While every attempt was made to limit the impact on the existing library, certain portions of the library will need to be closed.  The duration and extent of this impact can not be 
accurately defined at this time and would need to be discussed directly with a general contractor to discuss phasing of construction and means and methods.  The recommended 
solution would be to close the library for several months to perform the required improvements to the piles, pile caps, columns, improvements to life safety systems, and the addition of 
elevators and stairs. 
 
The budget of this project is substantially higher than is reasonable.  With an estimated construction cost of $12 million dollars, the cost of construction per unit is approximately $230,000 or 
$418 per SF of unit area.  The price per square foot of unit area (the equivalent of dollar per saleable square foot in the private market) is similar or exceeds the cost of luxury high rise 
residential projects in downtown Miami at current market rates. 
 
It is our office’s recommendation that the most reasonable use of County funds would be best allocated for a standalone structure that does not impact the existing Regional Library.  This 
option is entirely feasible by subdividing the property as described in section 3.0 Zoning.  By pursuing a standalone alternative, the library can remain operational and the quantity and 
quality of elderly affordable housing can be maximized. 
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11.0 Structural Appendices 
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